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1.0 Introduction 

 

1.1 Harris Lamb Planning Consultancy has been instructed to prepare this 

Hearing Statement by Owner of SAP38 in support of the proposed residential 

allocation of their land on Reach Road.  This statement should be read in 

conjunction with our representations to the Regulation 19 Consultation. 

 

1.2 In this statement we start by responding to the questions set out by the 

Inspectors in Matter 3, Issue 7.  We then set out our response to the 

representations received in relation to this proposed residential allocation 

during the Reg 19 consultation. 
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2.0 Q1 Does the site allocation represent major development in the AONB, 
and if so, is it justified? How have the potential impacts of development 
on the character and appearance of the area, including the AONB and 
Heritage Coast, been considered?  

 

2.1 In considering whether the proposed allocation represents major development 

in the AoNB the NPPF tells us that this is a matter for the “decision maker, 

taking into account its nature, scale and setting, and whether it could have a 

significant adverse impact on the purposes for which the area has been 

designated or defined”.  In the case of this particular site is also important to 

remember that approximately 45% of the proposed residential allocation is 

not within the AoNB. 

 

2.2 The allocation assumes 40 dwellings would be delivered on the site.  If we 

reduce the predicted capacity by 45% to reflect the area of land outside of the 

AoNB, this would equate to 22 dwellings.  This is a better representation of 

the scale of the development that is likely to be delivered in the AoNB on this 

site.  It is our view that a development of 22 dwellings would clearly not 

represent major development in the AoNB.   

 

2.3 The allocation would extend an existing residential area that forms a very stark 

edge to the village.  This edge is clearly visible from public vantage points 

from within the AoNB and the prominence of these dwellings is accentuate by 

the large volume of white uPVC, which is not characteristic of materials used 

in the AoNB or Heritage Coast.  The residential development of this site 

presents the opportunity to introduce dwellings of a more appropriate design, 

form and finish and to introduce a landscape belt that would filter views of the 

village from the surrounding AoNB.  As concluded in our Reg.19 

representation, the residential development would better integrate this edge 

of the village with the AoNB and Heritage Coast.  It would secure an 

enhancement to their character and appearance in the regard and would 

certainly not have a significant adverse impact. 
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2.4 To ensure that the allocation would successfully integrate with its location 

adjoining the AoNB and Heritage Coast, provision is made in the emerging 

allocation policy in criterion a) and b) to address the design, form, materials, 

colour palette and heights of buildings and to ensure mature landscaping is 

provided.  This will ensure that the proposal would better integrate this edge 

of the village with the surrounding countryside.      
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3.0 Q2 What is the justification for the suggested changes to Policy SAP38? 
Why are they necessary for soundness?  

 

3.1 We have not been able to identify what the proposed changed to Policy Sap38 

and so are not in a position to comment on the suggested changes at this 

time. 
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4.0 Q3 How has the scale of development proposed been established? Is it 
commensurate with the role and function of St Margaret’s at Cliffe as a 
Local Centre? 

 

4.1 The emerging plan seeks to distribute housing development relative to the 

position of the settlements within the settlement hierarchy. 

 

4.2 St Margaret’s at Cliffe is allocated 96 dwellings in Table 3.3, which is 

proportionate to its role as a Local Centre and Table 4.9 sets out that the four 

proposed allocations for St Margaret’s have a predicted capacity of 96 

dwellings thereby reflecting the overarching figure for St Margaret’s.   

 

4.3 Of the four proposed allocations, STM003 is the only site that is not entirely 

in the AoNB.  Consequently, it follows that it would accommodate more 

development to limit the amount of development in the AoNB.  The scale of 

development is also proportionate to the scale of the proposed allocation.     

 

4.4 The scale of development is, therefore, commensurate with the role of St 

Margaret’s at Cliffe as a Local Centre.    
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5.0 Comments Received to Policy SAP38 during the Reg 19 Consultation 
 

5.1 During the Reg 19 consultation, we note that both the St Margarets at Cliffe 

Parish Council and Kent Down AoNB Unit consider this allocation is Sound.  

This being notable as the Parish Council represents the view of the Parish as 

a whole and the Kent Down AoNB Unit are responsible for maintaining and 

promoting the vision and status of the AoNB.  

 

5.2 The Parish Council do not elaborate on their support, but the Kent Downs 

AoNB Unit state: 

 

“As recognised in the policy, the site lies partially within the Kent 
Downs AONB. The site would seem an appropriate extension of the 
settlement, reflecting the existing settlement pattern in this part of the 
village and in view of its relationship with the built confines of the 
existing settlement is considered acceptable in AONB landscape 
terms.” 

 

5.3 Their comment on the relationship with the built confines being consistent with 

our representations above.   

 

5.4 Only a small number of objections were received to the proposed allocation.  

These representations raised concerns with the impact of the development on 

the AoNB, which we have already addressed above.   

 

5.5 The representations also raise concerns about the ability of the roads in the 

village to accommodate the additional dwellings and lack of services and 

facilities.  In response to this, the owner of the site instructed Hub Transport 

Planning to undertake an Accessibility Assessment.  The assessment is 

appended to this statement.   

 

5.6 The Accessibility Assessment considers vehicular and pedestrian access to 

the site, local facilities, public transport, safety and traffic impact.  It concludes 

that the site is deliverable and that the requirements of the emerging policy 
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could be met, which in turn supports the Council’s assessment that concluded 

the village can accommodate the level of development proposed.   

 

5.7 This Assessment also supports the Council's assessment which identified St 

Margarets as a Local Centre. 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX 1 : 
ACCESSIBILITY APPRAISAL 

  


















