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TMBC LOCAL PLAN REG 18 CONSULTATION RESPONSE- AGREED 6th December 2025.

59830 Borough Green Garden City, and 59843 Crouch Lane.

We accept that this is an early iteration assembled whilst evidence is still being gathered, and is
part of a strategy dependant on large strategic sites spread evenly across the Borough, and at
this point in time it is a reasonable allocation, and initially apparently compliant with
sustainability. However, we believe there is important evidence still to come that may remove
most of this site from the Plan.

1. RELIEF ROAD Chapter 5, para 5.31 of the Draft Plan, the Spatial Strategy, notes that the Relief
Road (that gives the Exceptional Circumstances for Greenbelt Boundary changes) must be
completely built before any development is approved. The statement att at Annex 1 submitted
by the Leader of TMBC Matt Boughton on 2nd December 2025, endorsed by the Chief Executive
Damian Roberts rectifies the error in the published version of the Draft Plan. This reflects the
developing evidence in the various Transport Studies, provided they are released UNEDITED.

2. SEWAGE. Borough Green suffers continuously from major sewage breaches to its 1928
system. 59830 is planned to supply two new pump stations and a new main line to Ham Hill
Sewage Treatment Works. It is imperative that the current flows from Ightham, Wrotham and
North Borough Green are diverted into this new system PRIOR TO ANY NEW DEVELOPMENT,
easing the load on the Maidstone Rd Main Pumping Station, where sewage from BG, Platt,
Basted, Crouch, Plaxtol & Shipbourne are fed into the Mainline to Ham Hill.

3. GREEN BELT ASSESSMENT. We believe this is deeply flawed. It fails to distinguish between
sites that have been quarried, and untouched fields that still retain their agricultural use.

The quarried sites all have Temporary Mineral Approvals , and Planning Conditions requiring
their return to agricultural use once quarrying and landfill has been completed. Whilst we
accept there are odd structures such as offices and weighbridges that could be deemed
"Previous Development", the vast majority of this site still fulfils the Primary Greenbelt Purpose
of being "Open and Permanent".

The untouched sites such as the Horsefield east of the A227, the land between Body Landfill
access road and Potters Mede, the fields and Botany Wood north of BG Sandpit, and the field
abutting the A20 at Nepicar, have never been excavated or developed in any way - they are still
prime Greenbelt, Open and Permanent, and more importantly all visually linked.

4 NORTH DOWNS NATIONAL LANDSCAPE. The southern boundary of the NDNL directly abuts
the site, and actually intrudes into the BGGC site at the Horsefield. Planning Authorities have a
Statutory Duty to Protect and Enhance National Landscapes, and that includes protecting the
Setting of the NDNL, and the views in and out of the NDNL. The valley floor that contributes so
much to the stunning views from the North Downs NL is the proposed Borough Green Garden
City site. Major development here would destroy the setting of the NDNL.

There are other evidence trains still being developed that will be bought forward later in the
process.
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BOROUGH GREEN GARDENS 59830 SITE DETAILS
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1. Ightham Sandpit - 200,000 cu mtrs contaminated waste - unremediated. See 2007 Southern
Testing Intrusive Survey Report, all sitting on the Aquifer Source Protection Zone.

2. Borough Green Landfill - Robert Body - some areas Historic unregulated landfill

3 2018 LP sites 311 & 312 suitable for development, perhaps 200, to include Robert Body
Employment area . Site will deliver roundabout traffic calming on A227 (see below larger map)
4. Site of WW2 Displaced Persons Camp - never excavated - Not Previously Developed

5 "Horsefield", never excavated, 50% of site is in NDNL

6 Borough Green Sandpit - still unfilled, some areas historic landfill just post WW?2

7 Joco Pit western end of contaminated and subsiding landfill, Tolsey Mead built to the west.
8 South East Water Drinking water extraction works, aquifer runs under the whole site

9 Fields north of BG Sandpit - never excavated - still farmed.

10 Park Farm Quarry - Claypit with soft sand below - extraction permission until 2042, access

from Nepicar Sandpit already approved.

11. Nepicar Sandpit - still full depth, permission until 2042, recent new approval to excavated
Site 13 adjacent to Platt Ind Estate - which will delay final Nepicar landfill.

12 Un excavated field abutting A20 Nepicar - separate ownership, within KCC Soft Sand
Safeguarding area. No current Mineral application or proposal.

13 Extension to Nepicar Sandpit, in application, and within Mineral Safeguarding Area

DETAILED PLAN ROBERT BODY LANDFILL SITE - SUGGESTED DEVELOPMENT

Ordfiance Survey data. O Crown (copyright and database:right 2016. OS 100030994/

LP 2018 Sites 311 adjacent A-Z site, 312 running
from rear of Body Employment area along the
rear of houses in Wrotham Rd. The Robert Body
Yard is Previously Developed Land, originally the
pre 1st World War Town Gas depot, then
Chirnsides Fencing Works.

Red Circle indicates proposed site of new access
roundabout, and Southern Water plan one of
the two new sewage pumps just south of that.
This site could deliver 200 houses and fits well
into the existing notional settlement boundary.
It will deliver a reasonable amount of new local
housing commensurate with the needs of the
Smallest Village in Kent, but acknowledges that
our Sustainability as a Hub Village can
accommodate a greater number of houses than
Platt 15, Wrotham 25 and Ightham 18.



KCC SOFT SAND MINERAL SAFEGUARDING AREA - NEPICAR
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VIEW FROM NORTH DOWNS VIEWING POINT AT WROTHAM HILL

These are important pictures, because they show how BG Landfill, Ightham Sandpit and BG
Sandpit are in full view of the NDNL, and the valley floor will be a continuous block of housing.
59830 will severely impact the setting of the North Downs National Landscape
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SITE 59843 CROUCH LANE - ABUTTING RECREATION GROUND WOODLAND WALK
LAA Site Summary - Yes

‘ N
Site ID = 59843 50 HOUSES A
WOODLAND
RECREATION WALK
GROUND
CROUCH LANE
0 30 60 90 120 150 m © Crown copyright and database rights, OS Licence
S — | 100023300, Tonbridge and Malling Borough Council ©2025, ©
Microsoft 2022, Urban Intelligence Ltd © 2025.

TMBC LAA Reference 59843
Site Address Land South and West of Tillmans Off, Crouch Lane, Sevenoaks

It is accepted that this site is in a sustainable location in the Village, although Crouch Lane is a
very narrow and very steep Country Lane with no pavements - A pedestrian route would have to
be negotiated through the Recreation Ground to the Village. The site is also an element in the
Green Wedge separating Borough Green from Platt and Plaxtol Parishes

The site has a significant height difference above Crouch Lane which will cause engineering
problems installing a vehicle access road wide enough to accommodate refuse vehicles etc,
there is no room on Crouch Lane for refuse vehicles to stop or for Bin Storage.

There is a steep cliff drop into Tillmans and Black Horse Mews that needs to be factored into
any design, and appropriate distance kept to ensure construction work does not destabilise the
cliff.

But the most important element is that this is part of local Wildlife Corridors. The corridors start
in open fields south of Basted Mill, incorporates Basted Mill POS, the Bourne Valley SSSI, Isles
Quarry East community wild space, Long Wood , Harrison Rd land, and the Recreation Ground.
From here the course of the River Bourne connects Griggs Way and Crowhill Wild Space to the
open fields north of the village. This is a regular haunt of badgers and deer, and many other
smaller species, flowers and birds, and needs proper surveying by a competent authority prior
to any application. It is essential that any BNG is kept on site increasing the habitat of the
existing Woodland Walks and protecting and enhancing the wildlife corridors.

BGPC suspect that BNG on site and access problems will limit the housing numbers achievable
on this site.



GREENBELT ASSESSMENT. BGPC have serious concerns about bias in this assessment. It has
been drawn up by Arup, who are a developer. Whilst they will have their own in house
Landscape and Greenbelt experts, using a developer for this task admits a dangerous
challengeable bias. It is inconceivable that of the 136 sites selected for Grey belt appraisal, only
two in West Malling are deemed retainable as Greenbelt. The law of averages alone would
expect a few more than two.

We also have concerns about the way sites have been selected - lumping untouched Greenbelt
agricultural, National Landscape and extant mineral sites into the same parcel. Whilst the
mineral permissions are all temporary, their inclusion taints the parcel.

TOWN STATUS Borough Green PC is following the lead of Solihull MBC and is running a
consultation concurrent with the LP consultation with a view to a formal vote on 5th January
2026 to adopt Town Status, which we have been advised could restore the coalescence
protection afforded to Parishes prior to recent changes in NPPF and Greenbelt rules. This could
prevent Borough Green sprawling and coalescing with neighbouring Parishes, particularly in the
north where the existing Green Wedge is only one field wide.

ANNEX 1

From: Damian Roberts <Damian.Roberts@tmbc.gov.uk>

Sent: 03 December 2025 07:28

To: Matt Boughton <Matt.Boughton@tmbc.gov.uk>; Adrian Stanfield <Adrian.Stanfield@tmbc.gov.uk>

Cc: Eleanor Hoyle <Eleanor.Hoyle@tmbc.gov.uk>; Mike Taylor <Mike.Taylor@tmbc.gov.uk>; Wendy Palmer
<Wendy.Palmer@tmbc.gov.uk>

Subject: Re: Draft Local Plan - Land at Borough Green Gardens

Dear Matt

Thank you for your email. | believe that it accurately captures what has happened. Please can | confirm that
| agree with the points raised and am happy to confirm that this is how we will address this issue as part of
the Local Plan process.

Thank you again.

Kind regards
Damian

Damian Roberts
Chief Executive
Tonbridge and Malling Borough Council

From: Matt Boughton <Matt.Boughton@tmbc.gov.uk>

Date: Tuesday, 2 December 2025 at 10:20

To: Damian Roberts <Damian.Roberts@tmbc.gov.uk>, Adrian Stanfield <Adrian.Stanfield@tmbc.gov.uk>
Cc: Eleanor Hoyle <Eleanor.Hoyle@tmbc.gov.uk>, Mike Taylor <Mike.Taylor@tmbc.gov.uk>, Wendy
Palmer <Wendy.Palmer@tmbc.gov.uk>

Subject: Draft Local Plan - Land at Borough Green Gardens

Dear Damian and Adrian,
On Tuesday 21 October 2025 and Wednesday 29 October 2025, Tonbridge and Malling Borough Council’s Housing

and Planning Scrutiny Select Committee and Cabinet respectively discussed the Draft Local Plan for Regulation 18
consultation.



Following these deliberations, the Council agreed to launch the Regulation 18 consultation on the Draft Local Plan
and incorporated into the decision the following:

(2) any minor changes to the Tonbridge and Malling Regulation 18 Local Plan document prior to consultation
be delegated to the Director of Planning, Housing and Environmental Health, in consultation with the Cabinet
Member for Planning; (my emphasis)

You will be aware of correspondence with Cllr Mike Taylor, Cabinet Member for Planning and Councillor for Borough
Green and Platt, ahead of these meetings. This related to a reference at Chapter 5, Paragraph 5.31 in respect of Land
at Borough Green Gardens. The Draft Local Plan included the following sentence:

“This includes a relief road from the Ightham bypass (A25) to the A20, to be delivered in advance of any dwellings
being occupied based on the current transport evidence.”

Following concerns raised by Clir Mike Taylor, we met in person alongside the Director of Planning, Housing and
Environmental Health and Head of Planning on 16 October 2025, following publication of the Housing and Planning
Scrutiny Select Committee agenda on 13 October 2025. In that discussion we agreed a minor change to this sentence
at Chapter 5, Paragraph 5.31 of the Draft Local Plan, as follows:

“This includes a relief road from the Ightham bypass (A25) to the A20, to be delivered in advance of the development
based on the current transport evidence”.

We also agreed that rather than try and amend the Draft Local Plan at either of the Committee meetings, to ensure
the discussion could stay strategic this could be picked up as part of the decision stated above as a minor change,
although clearly an important issue for the Members affected.

Following the decision being issued, we expected this change to be addressed prior to the publication of the Draft
Local Plan consultation on 10 November 2025.

It was deeply disappointing and unacceptable when the Draft Local Plan was published for Regulation 18
consultation and this change was not included. | am sure you will appreciate why Members are extremely concerned
at the failure of their wishes to be carried through, in line with the decision taken and trust placed in Officers to do
this. | am sure that representations will be received during the consultation on this point.

| would be grateful if this e-mail could also be taken as formal Regulation 18 consultation response to ensure this
point is picked up in the Regulation 19 document.

Best wishes
Matt

Matt Boughton
Leader, Tonbridge and Malling Borough Council
Councillor for East Peckham, West Peckham, Mereworth and Wateringbury



