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I 1 Bl Executive Summary

This brochure sets out a concept vision for the development of a
nhew settlement at Pedham Place, Swanley, as part of a Call for Sites
and review of the emerging Plan 2040 for Sevenoaks.

Gladman Developments Ltd. (Gladman) and Ra-
mac are promoting the site on behalf of the site’s
landowners and has submitted this settlement
vision document to demonstrate the potential
benefits that the site can offer as an allocation for
development within the emerging Plan 2040 for
Sevenoaks District.

Following a vigorous process of identifying the op-
portunities and constraints for the Pedham Place
site, Gladman and Ramac commissioned BDP to
create a new settlement masterplan vision for the
site.

The vision for the site illustrates the opportunity
to deliver a range of high-quality housing, employ-
ment, social and community infrastructure and
sports and recreational facilities in a sustainable
location in Sevenoaks District.

Built around the scheduled ancient monument,
Fort Farningham, the new hill town takes inspi-
ration from fortified settlements. The distinctive
pentagram layout will create a legible, walkable
settlement built around a substantial central park.

Pedham Place will become a thriving real place,
with a mix of uses, a lively high street offering a
range of local facilities, and a zero-carbon ready
settlement, both in terms of the new housing and
how its residents get around and will support resi-
dents to live, work and enjoy at all stages of life.

This compact settlement will be surrounded by
parkland and rewilded greenspace, while exten-
sive tree cover, gardens, local green space, green
routes and courts will create opportunities for rich
biodiversity to flourish.
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2 Ml Why Pedham Place? IR

Strategic sites like Pedham Place can offer an opportunity
to deliver development sustainably, in a planned way,
alongside key infrastructure.

Pedham Place lies just southeast of Swanley within the county of Kent in South East Eng-
land in the District of Sevenoaks. The proximity to Swanley provides direct links to Bromley
South, London Victoria, London Bridge, London Charing Cross, Sevenoaks and Ashford.

The site is extremely well placed to deliver new homes, employment, and community uses,
which will deliver the economic and social needs for the District over the next decade and
beyond. Pedham Place offers the opportunity to deliver a mixed-use development providing
¢.2,500 much-needed quality new homes and affordable homes, community, commercial
and employment uses, together in a cohesive and sustainable vision.
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Site Location Plan




I 3 Bl The Site

The site comprises c.144ha and is primarily used as Pedham Place
Golf Centre (PPGC).

The site topography was artificially transformed in  m Three dwellings totally around 400sgm plus
the 1990s by a landfill tipping of inert aggregates curtilage; and

onto the site to create man-made undulations
to the land as part of the development of an
extensive links-style golf course. The western parcel is a greenfield that is used
for car boot sales. This site was also included
within the previous draft Local Plan for 11ha of
employment land under Policy EM4.

m Fort Farningham - a scheduled monument.

At present, the site comprises two parcels of land,
each owned by separate landowners but both
being represented by Gladman and Ramac.

Initial investigations suggest that no abnormal

The eastern parcel consists of:
P costs would be involved with the development,

m A golf course business, including an 18 hole which would save from the need to reprofile and
golf course , a 9 hole short golf course, a driving level the man-made topography arising from the
range, clubhouse and ancillary service build- golf course landscaping
ings;

m Approximately 1,400sgm of commercial build-
ings plus curtilage;



-

.
]
1

y

I
B
T
8t

o . ek . ;:\. = |
-~ e : ‘k

'.:,‘ 4

= A . s
B " | L 1
15 |

 <FARNINGHA

Hf:‘\

Fort Farninghar}:i o

e

g







4 Bl Origins

The form of the masterplan is a modern reinterpretation of hill forts
and fortified towns, taking inspiration from Fort Farningham at the

heart of Pedham Place.

Most new large housing developments are de-
signed to look like they have gradually grown over
time. This approach rarely works as the effect is
artificial and often leads to confusing places that
discourage walking and cannot sustainably sup-
port a mix of uses.

BDP believes that new places should look as
though they have been designed. New develop-
ments should have a clear structure and orienta-
tion points so that everyone knows where they are
and can find their way around.

In this case, we have taken design inspiration from
Fort Farningham, which was built on the site as
one of a series of mobilisation centres alonga 70
mile stretch of the North Downs.

The fort dated back to the 1890s and was built

to counter a potential French invasion and has
formed the inspiration to develop a modern reinter-
pretation of a hill town for the site.

The form of earlier hill forts and fortified towns
pictured on the adjacent page provides a prece-
dent for developing a clear orthogonal structure to
the streets and development blocks of the master
plan.

Voire
ingham (built

c. 1890s.)
»



5 Bl Inspiration

Inspiration for the layout also comes
from the more formal arrangement of
Dutch housing schemes.

The irregular layout of UK schemes has its origins in high-
way regulations, and while the cul-de-sacs are now generally
linked to create perimeter blocks, the irregular arrangement
has remained.

Such an approach can sometimes be appropriate, but on a
large scheme, the layout can become confusing, the housing
layout is inefficient with lots of space that is difficult to use,
and the highways can dominate. More formal layouts over-
come these issues and also create a sense of place through
views, vistas and public spaces.
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6 Bl Geometry

These inspirations led us to
explore different geometries as
shown on the right graduating in
formality from top to bottom.

All the layouts stick to the overall arrangement of
uses agreed in earlier stages of the design work.

The employment space is on the land to the west,
and the secondary school and Park-and-ride are to
the north. The high street runs on an axis from the
site entrance to the fort in each case. This route is
likely to have the most passing trade in the ab-
sence of through traffic.

Our preferred options are the pentagon and hexa-
gon forms because they echoed the fortified towns
mentioned earlier.

The final version of the plan is a combination of
these two options, using the pentagon but becom-
ing more informal around the edges of the plan.




I / Bl A Real Place

By a real place we mean a small town with the mix of people and
facilities that you would expect to find in an existing town.

12

This includes, first and foremost, a high street
lined with shops and other facilities. It also means
a range of services from primary and second-

ary schools to doctors, dentists, nurseries, yoga
studios, community halls and sports facilities. It
also means a mix of people of all ages and back-
grounds, not all of whom commute to work else-
where.

The high street is key to this, and we are only
too aware of how difficult it is to build a new high
street. Cambourne, a new settlement of 6,000,
has only completed a fraction of its planned high
street.

The high street is, therefore, as much an economic
proposition as a design idea. The cost of the shops
needs to be treated as part of overheads with low
rents and short leases so that they are attractive
to small start-up businesses.

This has been done in Nansledan in St. Austel,
where a parade of shops has been built and filled
with three cafes, a florist, wedding shop, yoga studio
and accountant despite having completed only 300
homes.

This also depends on uses that draw people into
the area other than residents. These will include the
secondary school that will serve a wider catchment,
the hotel, the leisure and tennis centre, the park-
and-ride, the office and employment space and a
public use for Fort Farningham. These will ensure
that there are people on-site at all times.
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Concept Masterplan
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8 Bl More than Housing

The aim of the masterplan is to create a rounded settlement that
contains the elements that you would expect to find in a small
traditional town.

@
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Il O Bl Zero Carbon Ready

The aim is to create a zero-carbon ready scheme to respond to
the climate emergency, addressing the whole life carbon of new
buildings, providing planting for heat mitigation and offering

16

sustainable travel options.

Housing: The scheme will be built so that homes
are heated without the use of fossil fuels, with effi-
cient electrified heat in place of gas boilers. Once
the electricity grid is de-carbonised (by 2035), the
housing will therefore be zero carbon in use.

It will still be essential to ensure that the housing
is energy efficient to reduce demands on the grid,
lower bills, and provide comfort; therefore, housing
will meet the LETI energy standards.

Renewable Energy: The scheme will incorporate
renewable energy provision through connected
Photovoltaic provision on roofs. Photovoltaics will
be placed on hew homes and linked to intelligent
energy store that will allow demand response to
make sure energy is used on-site, reduce bills for
residents, and help support the grid.

Planting: The scheme will also be designed to miti-
gate global heating and avoid the need for cooling.
This will include shading, street trees throughout
and extensive planting.

Travel: The scheme will need to address travel as
part of its zero-carbon aspirations. This will include
demand reduction through the mix of people on
the site (not a dormitory suburb), local workspace
and home working provision. It will also include
public transport via the park and ride scheme, an
accessibility hub with bike and car share services
and provision for 100% electric car ownership.

The carbon targets will also embrace the recycling
and drainage systems are described elsewhere.
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* Points of vehicle access

= wmem  BUS routes 421 and
429 diverted into the site

= nmm  SWanley Station service
Park and Ride facility with 400

parking spaces plus transport hub
and bus charging point

o o . Secondary emergency
Existing PROW with diversion vehicle access
New public rights of way

== == Dedicated cycle routes
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Central Park (4.19ha)
Parklands (exc. Central Park area) (10.52ha) \\\
Natural Green Space (36.43 ha) \\\
Green Streets (3.32ha)

Local Open Spaces (Neighbourhood Parks) (1.29ha)

Tennis Courts

Playing Fields & Sports Grounds (3.82ha)

[ Play Areas (1.11ha)

20
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I cxisting vegetation retained and enhanced
I Proposed British native woodland
Proposed managed chalk grassland
Proposed species rich amenity grass land

Proposed greenways and swales

Biodiversity




12 Wl Biodiversity N

The Golf Course currently has a low level of biodiversity with
managed greens and fairways and very limited tree cover. The
scheme will achieve a biodiversity net gain.

While the site is currently green space, the heav- @ New Native Woodland: The scheme in-

ily managed nature of the golf course means
it is of limited biodiversity. There is some tree
cover and woodland around the edge of the site
that will be retained but the rest is grass that is
regularly cut with no ponds and little tree cover.

The development will enhance the level of biodi- @

versity through the following means:

@ Meadow Grassland: The scheme is on a
plateau the slopes of which will be planted
as flower rich grassland making reference
to ancient species rich landscapes often
associated with hill forts. These areas will
allow public access confined to footpaths.

Species Rich Amenity Grassland: Else-
where grassland will be designed for rec-
reational use but will be planted and man-
aged to maximise biodiversity.

0°)

06)

cludes extensive areas of new woodland
that will be planted with native species
and will create rich new habitats as well
as screening the edge of the development
from long views.

Extensive tree cover: In addition to the
woodland there will be extensive planting
within the new build. Street trees will be
planted on most streets and a series of in-
terconnected greenways will include exten-
sive tree planting and other opportunities
for wildlife.

SUDS: The Greenways will provide the
structure for a sustainable drainage system
using swales, rain gardens, reed beds and
wetlands to attenuate surface water run off
while encouraging biodiversity.

Biodiversity led design: The design of the
scheme will incorporate a range of habitat
creating features such as bat and bird box-
es, green walls and roofs, native planting
and ponds.

23
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Landscape and Visual Impact
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13 Bl Landscape

The masterplan for Pedham Place has been developed with a
detailed knowledge and understanding of the landscape within
which this proposed urban extension lies.

To help develop and shape this understanding a
Landscape and Visual Impact Assessment (LVIA)
was completed at the outset to guide the mas-
terplan and to propose mitigation measures to
minimise the impact on the receiving landscape.
As development has continued to be promoted,
further study work has been added to the original
LVIA including: An assessment of the AONB; and
an assessment of the Green Belt. Review work in
2023 has brought these assessments up to date
and included consideration of the most recent
publications for landscape character areas; the
Kent Downs National Landscape (AONB) and the
Green Belt; designations and descriptions.

The site is located within the Kent Downs and is
currently an 18 hole championship golf course
with 9 hole course and driving range. The land-
scape across the site is man made and ecological-
ly poor managed grassland with little tree cover.

The national landscape character description
follows closely the boundaries of the AONB with
similar key characteristics and environmental
objectives. The site lies within the Darent Valley
Character Area although it does not correspond
with its general description nor its medium or high
level of sensitivity to development change.

This is confirmed by a 2017 Landscape Sensitiv-
ity Study which identifies the area of the site as

a landscape of Low to Medium Sensitivity. The
landscape impact over this character area and the
parallel study area of the Character Area Farning-
ham Downs is assessed as Moderate reflecting the
sensitivity of the landscape and the scale of the
proposals. These changes will bring a combination
of adverse and beneficial effects.

Mitigation measures will both look to reduce visual
impacts and increase the beneficial aspects,
features and characteristics of the sites landscape
thus reducing the adverse elements of develop-
ment and leading to a more neutral impact over
time.

Visual Impact: The site is very visually contained
due to its elevation and plateau type form, Sitting
above steep sided and wooded valleys, views up to
the boundaries are heavily screened. Locations to
the north, east and south east are well screened
by a combination of rolling topography and dense
woodland and offer limited opportunities to view
the proposed developments.

Full views of the southern part of the site are only
available from a small number of receptors directly
south of the site. To the west the vegetation of the
motorway network and urban and industrial settle-
ment further restrict potential views.

Although theoretical visibility mapping suggest
areas up to 16km distant from the site may experi-
ence views, in reality the landscape is well wooded
over rolling hills and the possibility of views of the
proposed development recede at 4-5km leading to
negligible levels of change.

The latest development and refinement of the
masterplan and the adjustment of areas of com-
mercial development within the plan have been
tested through landscape sections to understand
whether the level of visual impact has altered.

The sections confirm the strong visual enclosure
afforded to the site through retained woodland and
vegetation and the ability of new planting to en-
hance this screening and enclosing effect.
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Primary vehicle access, no frontage development
High Street carrying both vehicles into the site and the main area of shops.
Park Lane - vehicle route and bus route around the central park

Green streets with a grass central reservation including cycle routes and
recreational space.

Secondary Streets - main vehicle routes

into each neighbourhood

Local Streets local access and parking only

Tertiary Streets, play streets, home zone
with no or very limited traffic
Dedicated bus route

Street Hierarchy Plan
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28

High Density Residential Use
(70 d/ha) (10.5ha) 784 homes

Medium Density Residential Use
(50 (d/ha) (18.3ha) 916 homes

Medium - low Density Residential Use
(35 (d/ha) (19.2ha) 672 homes

Mixed-Use block (housing over
commercial uses) (60d/ha) (1.7ha)

Specialist accommodation for older
people Extra Care Village (0.69ha) 35
homes and Sheltered Apartments
(0.41ha) 44 homes

Workspace within residential areas
(1.7ha)

Schools (9.6ha
(inc. associated sports faciltiieSk,

I Hotel/leisure (0.86ha)
Transport hub/park and ride (1.82ha)

Offices (4.45ha)
& Small Scale Business Units (1.6ha)

Industry (7.61ha)
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150 Density & Land Use

The housing for the scheme is based on three density bands; high
density, medium density and medium-low density.

High-Density Residential Use: This is focused
around the central part and along the high street,
set at 70 dwellings per hectare, a density that can
be achieved entirely with terraced housing. How-
ever, the aim here is to combine terraces with low

rise (3 storeys) apartments in some of the corners.

Parking will be on-street and in rear courtyards.

Medium Density Residential Use: This is set at 50
dwellings per hectare. This is primarily intended
to be developed as semi-detached housing with
some low rise (3 storeys) flats marking corners.
Parking will be on-plot behind the building line ei-

ther between homes or accessed from rear courts.

Visitor parking will be on-street.

Medium-Low Density Residential Use: This is set
at 35 dwellings per hectare and will consist of
semi-detached and detached housing with some
apartments.

Mixed-Use Blocks: The plan includes mixed-use
blocks with a housing densities of 60 dwellings per
hectare over workspaces. On the high street, these
workspaces are likely to be retailing. However, else-
where they are intended as a flexible workspace,
used for a range of commercial activities (including
retail).

Specialist Accommodation for Older People: Two
facilities are shown, a extra care village on the
southern edge of the site (50d/ha) and sheltered
apartments next to the central park (100d/ha).

Residential Workspace: The scheme also includes
some workspace units, generally in rear court-
yards, intended for commercial use (use class E) to
encourage working on site.

29



I 16 Bl Green Belt

30

As the site is developed there is scope to redraw the Green Belt

Boundary in a way that is logical and which follow strong and

permanent features.

The most recently published Green Belt review
and boundary review (by Sevenoaks District Coun-
cil) has been considered as part of the review.
Although the site (considered under parcel SA
142) was found to uphold some of the purposes
of Green Belt the report acknowledges that the
potential for the site to come forward as a major
development and urban expansion site remained
possible with other planning factors balancing the
possible harm to the Green Belt.

With regards to harm to the wider Green belt the
report acknowledges that the site has two bound-
aries which are strong and permanent features

in the M20 and M25. Additionally the southern
boundary is marked by Crockenhill Lane and much
of the western boundary by woodland. The propos-
al will seek to further strengthen these southern
and eastern boundaries creating the potential for
both woodland and grassland ecology areas of
substantial scale that could in the future be desig-
nated as local wildlife sites.

Key

Green Belt

D Site area to be removed from the Green belt

Green fringe of the site that could remain part
of the Green Belt

Green Belt



The scheme is an opportunity to upgrade Fort Farningham that is a

scheduled ancient monument.

The proposed residential development of the site
represents an opportunity to deliver a significant
heritage benefit through securing an optimum
viable use for the Scheduled Fort Farningham,
which will secure its consolidation, and access
and appreciation by the public.

Fort Farningham was one of 15 London mobilisa-
tion centres constructed during the 1890s as part
of the London Defence Positions military scheme
to protect the capital from enemy invasion. The
mobilisation centres extended along a 70 mile
stretch of the North Downs from Guildford to
Swanley and extending into Essex. The scheme
was created as a response to concerns regarding
the Royal Navy’s defences. By 1905 confidence in
the Royal Navy had been restored and these mo-
bilisation centres were considered to be obsolete
and were therefore sold or abandoned.

The proposed development will deliver the consol-
idation and repair of the monument for the poten-
tial use as a publicly accessible space. Allowing
the ability for people to be able to appreciate and
be educated about the monument. This would de-
liver a long term optimum viable use which allows
public access to the monument. Whilst residential
development would change the character of the
surrounding areas, radial roads would lead out to
areas from where the wider topographical situa-
tion of the monument could be appreciated and
understood in dynamic views.

Overall, the proposed allocation would offer the
opportunity to deliver a significant heritage benefit,
and the Scheduled Monument is not considered to
represent a constraint to the deliverability of devel-
opment proposed for allocation.

The heritage significance of other assets in the
wider vicinity, including the Grade Il Listed Eyns-
ford Hill, Conservation Areas at Farningford and
Eynsford and Lullingstone Park can be safeguard-
ed through the careful placement of development
and vegetation within the site.

17 Bl Heritage I
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A variety of Office Spaces

B2/B8 Manufacturing/Produc-
tion Storage and Distribution =

High street with at least 20 in-
dividual shop units, potentially
anchored by a small street
front supermarket

Business units

for informal recreation

Re-wilded green space with access
only via designated footpaths to
significantly improve biodiversity

7/
18 M Vision for Pedham Place
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Park and Ride with around 400 spaces

Transport hub with cycle hire and repair facilities, car share, ticket-
ing, park and ride bus stops and EV charging points
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: New Secondary School with playing fields
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S | \’\\ New Pedham Place Primary School
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