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4. Policies and Proposals 

4.1 Introduction 

The Neighbourhood Development Plan contains a series of policies and proposals, the 

successful delivery of which during the plan period will achieve the community’s vision for 

the Parish. In addition, the saved policies of the 2011 Sevenoaks Local Plan, and those of the 

Local Plan in due course, will be used by the local planning authority to consider and 

determine planning applications. 

Each policy is numbered and is accompanied by a short explanation and justification 

4.2 Policies 

HOUSING 

 

Policy HOU 1: Supply of Housing 
 Development of housing on suitable sites in Edenbridge will be supported. 
 

 
Edenbridge parish comprises a small rural town and Marsh Green village together totalling  
approximately 3500 dwellings. It has seen substantial development in recent years, with 
more planned.   
 
The following table indicates the scale of development in the past years, as well as the 
planned developments. 
 

 
 
 
 
 
 
 
 
 
 
 

 
Recent and planned growth taken together will increase the size of the town by over 20% in 
a relatively short period. 
  
Consultation carried out in preparing this Plan has shown that most people oppose 
increasing the town beyond that already planned unless there are improvements and added 

Edenbridge Housing Supply at 1 January 2017 No of Units 

Total Units Completed 2006-2016 407 

  
Outstanding Permissions (Excl St John's Way) 38 

Windfall Allowance 83 

Identified Sites (Incl. St John's Way) 320 

Total to be built 441 

  



capacity to local services and infrastructure. Most people also oppose building on the Green 
Belt. 
 
Developments in Edenbridge already granted permission include the substantial 
development of 300 dwellings on greenfield land west of St. John's Way. This is the largest 
greenfield site currently planned in the District, and its development in accordance with the 
permitted scheme is supported.   
 
The opportunities for further housing beyond existing commitments within the 
development confines of the town consistent with current policy are limited.  Further 
proposals will be supported where they are shown to be acceptable under District Council 
policy, and the policies and guidance of this plan. 
 
 
Sevenoaks District Council is currently reviewing its Local Plan, including housing allocations 
within the District.  The Strategic Housing Market Assessment carried out for the review 
shows an objectively assessed need well above existing provision and the District Council 
will need to consider the scale and distribution of future housing provision in the light of the 
assessment, along with other factors including the importance of protecting the Green Belt. 
At this stage the implications for Edenbridge are not known.  Depending on the outcome of 
this review, (expected in 2019) it may be necessary to allocate more land in Edenbridge for 
housing. 
 
Size of dwellings:  The Neighbourhood plan supports the building of housing provided that 
any development follows the guidelines of sizes indicated as the requirement for the 
Strategic Housing Marketing Assessment (SHMA) as indicated in the table below. 
 
 

  
 
 
 
 
 
 

 
Affordable housing: housing for people who cannot afford to buy or rent on the open market. 
The neighbourhood plan supports District policy which is Core Strategy SP3, supported by 
the Affordable Housing Supplementary Planning Document. District Council policy currently 
requires a proportion of affordable housing to be included in new housing development 
above a minimum size threshold, subject to specific criteria (the full text of the policy is set 
out in Appendix X) This Plan does not propose to vary District-wide policy on the issue. 
 
Provision for gypsies and travellers: further provision for future needs will be addressed on 
a District-wide basis through the Local Plan review.  
 

 

Number of 
Bedrooms 

Market 
%  

Affordable 
% 

1 8.2 40.1 

2 28 30.2 

3 40.8 27.4 

4+ 23 2.3 



LOCAL ECONOMY 
 

Policy ECON 1: Sustaining and developing employment opportunities  
Development will be supported that will sustain, develop, and regenerate employment 
opportunities within all business sectors. In particular: 
1.1. The existing employment areas around Fircroft Way and Hever Road should be 
protected as a Key Employment Areas, recognising they provide the only significant 
employment opportunities at present, to enable these industrial areas to adapt to meet 
the changing needs of business. 
1.2. Employment opportunities on mixed-use development sites will be supported 
providing that the use proposed would not have a detrimental effect on the environment 
or wellbeing of the people in neighbouring properties. 

 
One of the most significant challenges, both within Sevenoaks District generally and the parish 

of Edenbridge in particular, is continuing to build a strong local economy with the concern over 

potential loss of employment land for residential use.  Edenbridge Neighbourhood Plan has  

considered these issues together with the Strategic Objectives highlighted in the Sevenoaks 

Economic Development Strategy 2014-17, to support areas highlighted for growth and to 

generate inward investment into the Town.  There is also the need to address the lack of 

overnight visitor accommodation in the town which  impacts adversely on our tourist economy. 

Edenbridge continues to offer employment opportunities within the town but today many 

residents also take advantage of the two railway stations to commute to employment outside 

the town. 

An engagement exercise, in the form of a business survey, was undertaken with contacts 

sourced  through Sevenoaks District Council and Edenbridge Chamber of Commerce.  The 

responses to this survey have helped formulate  the economy and tourism policies. The primary 

concerns revealed include retention and regeneration of the current industrial areas; 

revitalisation of the High Street, in particular the Leathermarket area; the continuing loss of 

High Street amenities and the shortage of public car parking.  The lack of a fast efficient 

broadband service is also proving detrimental to both the retention and development of 

existing businesses and attraction of new businesses into the town.  This has been addressed 

within the infrastructure policies (Policy INF 2) 

Edenbridge Business Forum, a self help group whose members include local business 

owners and local councillors, was formed in 2016 and aims to provide a focus for all those 

interested in supporting the economic regeneration of the town.  

 

Policy ECON 2: High Street vitality  
The vitality of the High Street will be maintained and enhanced by: 

1. Supporting development that improves the range and quality of shopping and 
related facilities in the town centre 

2. Control of non retail uses through Local Plan policy 



3.  Redevelopment of the Leathermarket to include ground floor uses contributing to 
the town centre and improving the local environment. 

4. Promoting a range of measures to improve the public realm including improved 
shop fronts, high quality surface materials, provision of cycle parking, increased 
security measures that are both functional and attractive, and the removal of 
street clutter and barriers to pedestrian movement.  

5. Promoting the consideration of a ‘shared use’ scheme for pedestrian, cycle and 
vehicular traffic in the High Street 

6. Seeking improved links for pedestrians and cyclists to the town centre 
7. Maintaining the supply of town centre car parking  
8. Maintaining the mixed-use character of the town centre including residential 
9. Supporting additional retail development where it can take place in an acceptable 

way.   
 
Site Allocation: 
The Leathermarket site shown on Plan X is allocated for mixed use redevelopment 
including ground floor uses that contribute to the vitality of the High Street. Other uses 
that could be acceptable within the redevelopment are retail, commercial, mixed 
development, hotel and a place of learning.   
Redevelopment should comply with the following requirements: 

1. An attractive link for pedestrians should be maintained to Waitrose 
2. The development should be designed to make a positive contribution to the 

appearance of the Conservation Area 
3. The scale of the development should be appropriate to the area 

 

 
Engagement exercises, both with local businesses and the local community, highlighted 
concerns over the vitality of the High Street, a shortfall of quality retail offerings and the 
overall appearance of the High Street.  
 
The Leathermarket in its current state is a longstanding eyesore that is not only a blight on 
the appearance of the town centre and its Conservation Area, but also discourages 
pedestrian movement between the Waitrose supermarket and the High Street shops and 
offices.  The Conservation Area Appraisal and Management Plan states: “The Leathermarket 
redevelopment of the 1960s is a discordant element, and it is to be hoped that at some time 
in the future it will be replaced with something more in scale and character with the 
Conservation Area”.   It is clear from the survey responses that redevelopment of this area is 
seen as a key priority for the town, a view also supported by the Town Council. 
 
 
 

Policy ECON 3: Retaining local services  
The retention of businesses providing a service to the community, such as post offices, 
pharmacies, banks and shops, will be supported. Proposals that will result in a loss of such 
services will be required to demonstrate that the use is no longer viable or that the 
proposed use would provide an alternative community use. Where a lack of viability is 



satisfactorily demonstrated and the building was originally built as a dwelling, there will 
be a preference for the unit to revert to residential use 

 
 
The provision of services within the High Street has been reducing significantly in the last 
two years, including the closure of all but one of the banks.  These facilities are a lifeline for 
many local residents.  Their closure also results in a detrimental effect on the appearance of 
the High Street and reduction in High Street footfall. 

 
 

TOURISM 
 

Policy TOU 1: Promote tourism development  
Development will be supported that increases the amount of available overnight 
accommodation in the plan area. 

 
An historic rural market town in the heart of the Weald of Kent, Edenbridge is ideally 
located 20 minutes from the M25, a little over an hour from London, 20 minutes from 
Gatwick Airport and 1½ hrs from the port of Dover.  Close by are several popular tourist 
attractions including Hever Castle, Chartwell, Penshurst Place, Emmets Gardens, 
picturesque Westerham and the Ashdown Forest.  Two long distance footpaths, Vanguard 
Way, and Eden Valley Walk, pass through the town and the local area is also popular with 
cyclists.  It is also apparent that local businesses, including a training academy, would 
benefit from the development of overnight tourist accommodation in the town. 

 

The Sevenoaks District Tourist Accommodation Study acknowledges the current shortfall of 
all standards of overnight accommodation in order for the district to capitalise upon the 
projected growth in the domestic short break and overseas tourist markets, the projected 
growth in weddings, business and visiting friends and relatives, and the growth in contractor 
demand for budget hotel accommodation. 

 

The recently re-opened Hever Hotel, located at the golf course, together with Hever Castle, 
to the east of Edenbridge, offer a number of ‘top end’ rooms, along with meeting and 
wedding facilities, which whilst fulfilling a proportion of the demand, is likely to generate 
the need for more of this type of accommodation. There is scope for offering integrated 
packages for tourists visiting and staying in the parish, and for improving tourist access and 
information in all formats. 

 
 

  



HEALTH, LEARNING AND WELLBEING 
 
 

Policy HLW1: Health Facilities  
Proposals will be supported for the development of new larger facilities for health and 
care provision, including a GP Practice, dental services, Care Home beds and other related 
health services, provided that it can be demonstrated that the site/sites selected are 
suited to this purpose including, in terms of access and car parking, and that the design 
will not result in loss of amenity for local residents. 

 
The existing Edenbridge Medical Practice operates from a building that is acknowledged by 

the NHS to be ‘inadequate to meet growing demand’ due to its lack of space on a 

constricted site 

The GPs are actively exploring options to secure a new facility in the town to enable them to 

continue to deliver a high quality of healthcare to a growing population, with an ageing 

demographic, in a relatively isolated rural location. This exercise is being led by West Kent 

Clinical Commissioning Group (WKCCG) together with Kent Community Foundation Health 

Trust (KCFHT) who are responsible for the services at Edenbridge War Memorial Hospital 

which include Minor Injuries and X-ray, and Edenbridge Medical Practice. 

An engagement exercise was undertaken by KCFHT in mid 2016, and both the explanatory 

document and the results of the engagement with the local community are attached. 

Consultation began in February 2017 on options for a new hospital/surgery offering 

outpatient clinic and day care facilities. These  proposals are designed to support the 

provision of integrated healthcare for the local population, now and in the future, in line 

with the current NHS strategy. The current NHS 5 Year Forward Plan and WKCCG’s 

Sustainability and Transformation Programme (STP) both support coordinated and holistic 

healthcare delivered locally, rather than in distant hospital units. 

The provision of local Care Home beds has recently been reduced significantly following the 

closure of Stangrove Lodge, and the plan supports proposals for a facility to address this 

need. 

 
Policy HLW2: Community and Leisure Facilities 
 

Policy HLW2: Community and Leisure Facilities  
Proposals which sustain or enhance the provision and viability of the town’s community 
and leisure facilities will be supported.  

 
Edenbridge contains a good range of community and leisure facilities, both buildings and 

open spaces, in relation to its size, however there are some gaps in provision, including 

allotments, tennis courts and outdoor gym equipment, which should be addressed as and 



when new development takes place. The identification of opportunities for new facilities, or 

refurbishment or upgrading of existing facilities such as the skate ramps or public toilets 

should be undertaken in consultation with the local community. It is important that existing 

facilities are managed for the maximum benefit of the whole community. 

 
 

Policy HLW3: Learning Facilities  
Proposals from an education provider for the development of learning facilities for the 
town will be supported. The proposal must demonstrate the site selected is suited to this 
purpose in terms of access, car parking, and the design and will not result in a loss of 
amenity for local residents. 

 
 
During consultations with local people through the Neighbourhood Plan process, the lack of 

a secondary school in the town has been a recurring theme.  

A secondary school was built in Edenbridge as part of the planned growth of the town in the 

early 1960s, originally called ‘Spitals Cross Secondary School’ and subsequently renamed the 

Eden Valley School. As a result of falling rolls in the early 2000s, Kent County Council (KCC) 

scheduled the school for closure, and despite vigorous local opposition, the school closed its 

doors in summer 2002.  

Prior to closure, there had for many years been a pattern of a significant number of local 

children travelling outside the town for secondary education, either to Grammar Schools, 

faith schools, or to genuine comprehensive schools over the border in either Surrey or West 

Sussex, reflecting in part, the location of Edenbridge on the very edge of Kent, and closer in 

distance to both Oxted and East Grinstead than other Kent towns.  

In early 2002 a local multi-agency group developed The Edenbridge Vision, which set out the 

case for retaining and further developing secondary education and community facilities on 

the Eden Valley site. The group requested that KCC delay the closure of the school to 

provide enough time for this innovative proposal to gather support and be fully developed, 

but in vain. Although the document is now 13 years old, it is well worth revisiting in terms of 

its ambition for the town of an inclusive learning facility, which could play a key role in 

helping to create a more self-sustaining local economy. This vision of a facility  including 

business-focussed learning could provide a real alternative for young people, not just from 

Edenbridge, but from surrounding areas, bringing new life into the town.  

KCC have made it clear that the current and projected population in Edenbridge would not 

be large enough to support a local authority sponsored Secondary School, however with the 

introduction of Academies and Free Schools, there is now the potential for ideas contained 

within the 2002 document to be realised, and form a key building block in the revitalisation 

of the town. 



There is a social impact arising from all young people now having to travel out of town to 

secondary school- their friendship groups lead to their focus of activity being away from 

Edenbridge, in Oxted, East Grinstead, Sevenoaks, Tonbridge or Tunbridge Wells. 

 With this in mind, the Edenbridge Neighbourhood Plan would support the principle of the 

development of an inclusive learning facility in the town, provided that a suitable site could 

be identified. To make such a facility successful it would need to be ‘a centre of excellence’ 

attracting students from Kent, Surrey and Sussex. 

 

DESIGN 
 
Policy DES1: Design of new development and refurbishment 
New development and refurbishment will be supported where it is in keeping with the 
character of the area and takes account of the Edenbridge Design Statement. It should 
also respond to the Character Area Assessment, and take account of the Conservation 
Area Appraisal and Management Plan, to preserve and enhance Conservation Areas and 
protect heritage assets and their settings.  
New development adjacent to current areas should blend seamlessly and should have 
regard to typical building form, rooflines, materials, openings and boundary treatments. 
Development shall be designed to encourage alternative methods of movements and 
transport to the private motor car, including green transport. 
Development shall be designed to be inclusive, allowing a range/ choice of access to cater 
for people with varying mobility and other needs. 

 

 
A key aspiration, voiced throughout the community consultation process associated with Edenbridge 

Neighbourhood Plan, was that any new development in the area should respond to the context of a 

small Wealden town closely connected to its surrounding countryside, and so enhance its sense of 

place and identity.  Notwithstanding this policy encouraging greener methods of transport, given the 

parish’s comparatively isolated rural location, the allocation of parking spaces per dwelling  should 

be as per Sevenoaks DC policy as a minimum. 

The Edenbridge Design Statement, adopted by SDC as Supplementary Planning Guidance in 1999, 

has been updated to reflect the changes that have taken place since that date.  

A ‘Character Area Assessment’ is a useful tool for both planners and developers in the process of 

ascertaining whether proposals for new development do enhance the sense of place and identity, 

and accordingly the ENP Steering Group decided that such a study would make a valuable 

contribution to the ENP and complement the updated Edenbridge Design Statement, and other 

existing and emerging Local Plan Policies.  It was decided by the ENP Steering Group that the study 

should cover all the built up area of Edenbridge (excluding the Conservation Area, which is subject to 

the separate Conservation Area Appraisal and Management Plan), rather than just the Residential 

Areas. It is intended that the Character Area Assessment will be adopted in due course by SDC as a 

Supplementary Planning Document. 



ENVIRONMENT 
 

Policy ENV 1: Local Open Spaces 
Valued characteristics of Edenbridge’s multitude of small areas of open space, together 
with larger formal areas of amenity green spaces and outdoor sports facilities, will be 
protected. The areas identified for protection are listed in Appendix X and shown on plan 
X. Collectively these constitute green corridors for wildlife and facilities for a wide variety 
of activities for the residents. They are deserving of protection afforded by para 76 and 77 
of NPPF, and SDC policies SP 10, SP 11 and GI 2, or as may be subsequently amended. 

 
Edenbridge is a small town straddling the River Eden.  The town is characterised by many 

small and medium size green areas scattered throughout the urban envelope.  These range 

from parks and formally laid out sports grounds, to verges along residential roads and green 

spaces within residential areas.  

 

In preparing this plan an assessment was made of all the open spaces in the town to assess 

their value against objective criteria: 

a) the contribution to the historic ambience of open green spaces throughout Edenbridge 

b) support for diversity of animal and plant species 

c) contribution to green corridors through the town 

 

The assessment included sites that had previously been protected by the District Council 

under the ADMP and other sites not previously covered. As a result of this review it was 

concluded that all the ADMP sites should be retained and 15 other sites that are considered 

worthy of protection have been added.  The full list of sites are contained in Appendix X 

 

In response to local concerns a review of parking provision is under way. A particular 

concern is that in some residential areas there is insufficient off-street parking resulting in 

informal parking on verges and some open spaces.  The parking review will consider 

whether additional off-street parking should be provided in these areas.  Land designated as 

open space will not be used unless it is demonstrated that the benefit to  the community of 

using the land for parking outweighs the harm from loss of open space.   

 
 

Policy ENV 2: Drainage and Local Flood Risk 
Sustainable urban drainage systems (SUDS) contained in KCC Drainage and Local Flood 
Risk Policy will be supported. When selecting the type(s) of SUDS to be used on a 
particular site, developers should apply a sequential risk based approach – to avoid flood 
risk to people and property where possible and to preserve and enhance biodiversity: 
Rainwater harvesting  
Wet ponds / Swales / Detention Basins 
Constructed wetland 
Permeable paving / open channels / rills 



Soakaways 
Online / offline storage including oversize pipes 
Maintenance/management plans will be required for the lifetime of the development with 
allocated responsibilities. 

 
 
The River Eden is prone to flood from time to time leading to inundation of properties in 

lower parts of the town.  Storm water run-off from urban areas of higher parts of the town 

aggravates this flooding from time to time.  Green areas along the river banks serve as 

flood-water storage areas, giving important protection to low-lying properties, the 

embankments are sufficient for a 1 in 5 year event according to Sevenoaks District Council 

Strategic Flood Risk Assessment draft report published January 2017. 

 

National policy gives guidance for developments in areas of flood risk (NPPF 100 - 103).  This 

policy recommends a sequential test be applied to determine whether developments are 

appropriate.  In particular NPPF 103 states “local planning authorities should ensure flood 

risk is not increased elsewhere”. 

 
 

Policy ENV 3: Local rural landscape 
Valued characteristics of rural landscape local to Edenbridge will be protected. Collectively 
these areas contribute to the openness and value of the surrounding Green Belt landscape. 

 
Edenbridge is surrounded by rolling farmland on Wealden clay giving a rural outlook from 

the settlement with distant views of the Greensand Ridge to the north and the Ashdown 

Forest to the south.  There are some small areas of isolated woodland but the majority of 

tree cover is provided within the mature hedgerow network.  Mature oaks are a feature of 

the landscape.  Ponds and streams are frequent elements within the area.  The 

characteristic form of settlement is farmsteads and isolated houses 

 

The entire rural area covered by the Neighbourhood Plan is designated as Green Belt and 

subject to a presumption against inappropriate development. There is strong support for 

the retention of the Green Belt in the local community and no changes are proposed to 

Green Belt boundaries in this plan. 

 

The SDC Landscape Character Assessment report published in January 2017 confirmed the 

parish’s location mainly within two Character areas, the Sevenoaks Low Weald, and 

Wealden River Valley, with a comparatively small area in the south within the Cowden to 

Chiddingstone High Weald.  

 

The Landscape Area Assessment sets out landscape guidance for each character area 

derived from a specific vision for each, and an assessment of their key characteristics and 



key sensitivities/valued attributes.  It recommends that development proposals be assessed 

on the basis of whether they contribute to the vision of the character area, whether they 

affect its key characteristics or the key sensitivities/valued attributes  and whether they 

conflict with its landscape guidance.  This approach should be used in considering whether 

proposals are consistent with Policy ENV3. 

Relevant parts of the Landscape Character Assessment are reproduced in Appendix X. 

 

INFRASTRUCTURE 
 

Policy INF 1: Sustainable Development  
Community Infrastructure Levy (CIL) payments received from developers will be used to 
address infrastructure shortfalls identified in the plan area by Edenbridge Town Council  

 
Concern has been expressed throughout the plan preparation period regarding the ability of 
infrastructure to support further development within the parish.  The policy is intended to 
ensure that these concerns are addressed and that development is sustainable. 
 

 

Policy INF 2: Connectivity and pedestrian and cycle links 
New development will be supported where it is well connected to existing pedestrian and 
cycle routes, or provides new, or improves existing, safe links for pedestrians and cyclists 
to local facilities and Edenbridge town centre, and access to the countryside. 

  
Edenbridge is a relatively isolated community, and Public Transport links with the closest 
larger towns, such as Sevenoaks, East Grinstead, Tonbridge and Tunbridge Wells, are patchy, 
with both long journey times and intervals between services. As a result most people rely on 
having a car to facilitate their day to day travel needs. However, within the town, there is 
scope to improve facilities to enable healthier travel patterns, and reduce people’s reliance 
on the car for short trips. The provision of safe, attractive pedestrian and cycle links 
between key destinations locally, such as public transport facilities, retail areas and 
workplaces, has been shown to encourage walking and cycling. Similar routes out of the 
town to neighbouring villages for leisure cycling would also be welcome. 
 
  

Policy INF 3: Broadband 
Proposals to provide access to a super-fast broadband network to serve the town and 
nearby countryside will be supported. The location and design of any above-ground 
network installations should be sympathetically chosen and reflect the character of the 
local area and importance of heritage assets and sensitive landscape, particularly within 
the Conservation Areas. 

 
Access to super-fast broadband is a key factor in both attracting businesses, and retaining 
them, in the town. 
 
 The inadequacy of disabled access at both railway stations is an ongoing concern for the 
community, and proposals for reasonable improvements would be supported. 


