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Section 1: Introduction 
 

The Rolvenden Neighbourhood Plan is a new type of planning document produced in 

Rolvenden. It is part of the Governmentôs new approach to planning which aims to give local 

people more say about what goes on in their area. This is set out in the Localism Act that 

came into force in April 2012. 

If passed at a local referendum, the Neighbourhood Plan will be adopted by Ashford 

Borough Council as the plan which must be used in law to determine planning applications in 

Rolvenden Parish. It will become part of the Development Plan alongside the Borough 

Councilôs Local Plan. 

The Plan therefore provides the local community with a powerful tool to guide the long term 

future of Rolvenden Parish for the period 2013 to 2030. The Plan contains a vision for the 

future of Rolvenden Parish and sets out clear planning policies to realise this vision.  

In order to develop the Neighbourhood Plan, Rolvenden Parish Council set up a 

Neighbourhood Plan steering committee team which comprises 3 Parish Councillors 

supported by a number of local volunteers. 

Some of the Neighbourhood Plan policies are general and apply throughout the Plan area, 

whilst others are site or area specific and apply only to the relevant areas illustrated on the 

associated Map. Nevertheless, in considering proposals for development, the Parish and 

Borough Council will apply all relevant policies of the Plan. It is therefore assumed that the 

Plan will be read as a whole and cross-referencing between Plan policies has been 

minimised.  

The Plan should also be read in conjunction with the National Planning Policy Framework, 

published in February 2019 and updated on 19 June 2019 (NPPF), Ashford Borough 

Councilôs Local Plan, 2030 and the Neighbourhood Plan evidence documents. 
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Which Area Does the Neighbourhood Plan Cover? 

The Rolvenden Neighbourhood Plan relates to the designated area covered by Rolvenden 

Parish Council. The neighbourhood plan designation was approved by Ashford Borough 

Council on 11 July 2013. The area to which the Plan applies is shown on the Rolvenden 

Neighbourhood Plan Designation Map (Figure 1).

 

Figure 1 - Rolvenden Neighbourhood Plan Area 
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Involvement in the Neighbourhood Plan Process 

The Neighbourhood Plan team has followed the necessary legal steps to create the Plan. 

Importantly the team has ensured engagement with the people of Rolvenden and others with 

an interest in the area.  

Details of the consultation to date have been recorded in the Consultation Statement. 

The process is set out in Figure 2 ï Rolvenden Neighbourhood Plan Process with the 

opportunities for involvement highlighted in dark green. 
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Figure 2 ï Rolvenden Neighbourhood Plan Process 

 

 

 

 

 

April 2012 Neighbourhood Planning Regulations published  

 

11 July 2013  

 

Rolvenden Neighbourhood Plan designation 

1 March 2015 Engagement workshop 

2014 - 2017 
Data and evidence collection and interpretation 

Options Creation and drafting of Neighbourhood Plan 

Winter 2017 
Draft Neighbourhood Plan Pre-Submission consultation - 

testing proposals for the future development of 
Rolvenden and surrounding countryside  

Spring 2018 - 
Winter 2019 

Review consultation; further evidence gathering; align 
with NPPF 2018 and adopted Ashford Local Plan 2030; 

Plan amendment and finalisation 

Spring 2019 Submission consultation (current stage) 6 weeks 

Summer 2019 Examination - An Independent Examiner will test the Plan 

Autumn 2019 Referendum 

Autumn 2019 
Adoption - Plan given full weight by ABC to determine 

planning applications if approved at referendum 
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How the Neighbourhood Plan fits into the planning system 

Although the Governmentôs intention is for local people to decide what goes on in their area, 

all Neighbourhood Plans must be in line with higher level planning policy. This means that, 

within the constraints imposed by national guidance and local policy, neighbourhoods should 

develop plans that support the strategic development needs set out in Local Plans - 

promoting no less development than is required in the Local Plan. Neighbourhood Plans 

must comply with European Regulations on strategic environmental assessments and 

habitats, take into account the NPPF and generally conform with the strategic policies in the 

adopted Ashford Local Plan, 2030. 

Nevertheless, if passed at a local referendum, the Neighbourhood Plan will be adopted by 

Ashford Borough Council as the plan which must be used in law to determine planning 

applications in Rolvenden Parish. 

What is in the Neighbourhood Plan? 

The Plan is for Rolvenden Parish as a whole and looks at a wide range of issues, including: 

¶ Protecting the heritage assets; distinctive character of the built-up area and the 

surrounding countryside (the High Weald Area of Outstanding Natural Beauty) and 

achieving high quality development which fits well with the location; 

¶ Retaining the Local Green Spaces within the built-up confines of Rolvenden and 

Rolvenden Layne and important public views;   

¶ Selecting suitable sites for new housing and business floorspace 

¶ Providing smaller homes to meet starter and retirement needs;  

¶ Protecting and enhancing community buildings; and  

¶ Providing supporting local infrastructure. 

What period does the Neighbourhood Plan cover? 

The Rolvenden Neighbourhood Plan covers the Plan period from 2013 ï 2030 and coincides 

with the period for the adopted Local Plan.  

 

Strategic Environmental Assessment 

A Strategic Environmental Assessment (SEA) is required under European legislation for all 

plans which may have a significant effect on the environment. To determine whether the 

Rolvenden Neighbourhood Plan requires an SEA it is necessary to screen the proposals in 

the plan to determine whether it is likely to result in significant environmental effects.  

Ashford Borough Council is legally required to determine whether a neighbourhood plan will 

require SEA. As part of this screening process it is necessary to consult the SEA 

consultation bodies (Historic England, Natural England and the Environment Agency) to get 

their opinion on whether or not the plan is likely to result in significant environmental effects 

and therefore whether an SEA is required.  

 

The Screening Report for the Regulation 14 Rolvenden Neighbourhood Plan found that no 

significant negative effects will occur as a result of the Plan. The assessment also found that 

the aims and objectives of the Neighbourhood Plan are in conformity with the adopted and 

the, then, emerging local plan policies which have a full SA/SEA which identified no 
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significant effects will occur as a result of the implementation of policies contained within 

them. It is concluded that a full SEA is not required at this time. This was reiterated for the 

Regulation 15 Rolvenden Neighbourhood Plan. 

 

The Habitats Regulations Assessment (HRA) refers to the appropriate assessment required 

for any plan to assess the potential implications for European wildlife sites. The first stage of 

the HRA process is a screening exercise undertaken by Ashford Borough Council where the 

details of nearby internationally designated sites are examined to assess whether there is 

the potential for the implementation of the Plan to have an impact on the sites. Following 

such an assessment, it was considered that the Regulation 14 Rolvenden Neighbourhood 

Plan proposals would not adversely affect the integrity of the internationally designated sites, 

alone or in combination with other projects and plans. It was therefore considered that a full 

HRA of the Rolvenden Neighbourhood Plan is not required. This was confirmed for the 

Regulation 15 Rolvenden Neighbourhood Plan.  

How this Plan is organised 

The Plan is divided into six sections: 

Section 2:  Rolvenden Now: a brief description of the villages and surrounding 

countryside today and the key issues that have influenced the Plan 

Section 3:  The Vision for Rolvenden: a long term vision for the Parish up to 2030 

Section 4: Rolvenden Neighbourhood Plan Strategy: the broad planning approach for 

Rolvenden Parish and how this conforms with higher level planning policy 

Section 5: Neighbourhood Plan Policies: which set out policies to support the overall 

vision, including site specific allocations for new development. Policies are 

arranged in the following themes: 

¶ Environment  

¶ Housing   

¶ Local Economy 

¶ Leisure and Wellbeing 

¶ Local Infrastructure 

Section 6:    Monitoring and Review: which explains how the Neighbourhood Plan will be 

monitored and the circumstances which may lead to a review of the plan. 
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Section 2:  Rolvenden Now 

 

A wide range of issues have been considered in producing the Neighbourhood Plan. 

These are grouped under five themes: 

Å Environment 

Å Housing 

Å The Local Economy 

Å Leisure and Wellbeing 

Å Local Infrastructure 

The key issues for these six themes are set out below. These have been identified through 

research along with various consultation events. The background reports used to help 

prepare the Neighbourhood Plan are referred to in more detail in Section 5. 

Environment 

The extensive rural parish of 23.3 km2 (9 square miles) is made up of  

¶ the older village of Rolvenden (dating from Saxon times and mentioned in the 

Domesday Book of 1086);  

¶ the associated younger hamlet, Rolvenden Layne; and 

¶ a number of dispersed hamlets: farmsteads and isolated buildings originally built 

around a handful of historical manors  

Map 1 ï Settlement Pattern of Rolvenden 
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The Parish of Rolvenden is situated almost entirely within the High Weald Area of 

Outstanding Natural Beauty (AONB) ï see Map 1 above.  

Rolvenden Parish has a rich historic environment with a number of important designated 

heritage assets including a large number of listed buildings; two Conservation Areas (at 

Rolvenden and Rolvenden Layne); a scheduled monument and a Registered Historic Park 

and Garden. The area is also contains areas known to be of archaeological interest and 

areas with archaeological potential. 

The Neighbourhood Plan identifies areas of distinctive character within the built-up confines 

of Rolvenden and Rolvenden Layne and the associated approaches to the villages.  

 

Housing  

The 2011 census recorded 1,414 people in the Parish.  The population has an older age 

profile than the national average. Over 60% of residents in 2011 were aged 45 years and 

above. The over 65ôs made up almost half of this group (30%) while the national average for 

over 65ôs was only 16.6%.   

The census tells us that in 2011 Rolvenden Parish had 699 households. The Rolvenden 

Housing Needs Survey, 2015 indicates a predominance of family housing with the majority 

of respondents (almost 45%) living in 3 bedroom homes with just over 30% in houses of 4+ 

bedrooms and over 25% in 1 or 2 bedroom homes. In common with Ashford Borough and 

Kent, the majority of houses are owner occupied with a much smaller proportion available for 

rent. 

The NPPF states that neighbourhoods should not promote less development than set out in 

the strategic policies for the area, taking into account any specific policies in the Framework 

which indicate development should be restricted including those relating to the AONB.  

The adopted Ashford Local Plan 2030, pursues a more restrained approach to development 

outside of Ashford and anticipates more limited development at a scale that is consistent 

with accessibility, infrastructure provision, level of services available, suitability of sites and 

environmental sensitivity. The adopted plan does not allocate any strategic housing sites 

within Rolvenden Parish. Where Neighbourhood Plan Areas had been established early on 

in the preparation of the adopted Local Plan such as at Rolvenden, proposals to allocate 

sites within these areas fall to the neighbourhood plan, where they are non-strategic in 

nature. The Local Plan notes that Rolvenden Parish Council is committed to allocating land 

for 24 dwellings in the Neighbourhood Plan. 

Whilst there is no strategic requirement for Rolvenden to accommodate new housing 

allocations, the Local Housing Needs Survey, 2015 has revealed a local need for a limited 

number of new market and affordable homes, particularly smaller homes to meet demand 

especially from new and older downsizing households. It is the intention that the 

Neighbourhood Plan allocates small sites for a limited number of new smaller dwellings and 

facilitates further provision of affordable housing. 

Residents are keen to ensure that development is absorbed within the environmental 

constraints identified and can be supported by sufficient infrastructure to ensure the quality 

of life of existing and future residents. When assessing new development it is important to 



12 
 

understand the characteristics of each area of the villages and designs should respond 

carefully to the heritage assets and distinctive character of the area in which they are 

located. 

The Local Economy 

As of 2011, 61.5% of people of working age (aged 16-74) in Rolvenden and Tenterden West 

Ward were in employment.  

Within the Parish, most local employment is to be found in Rolvenden village centre shops 

and services, community services (such as the primary school), small scale industry, 

agriculture, the provision of tourist accommodation as well as those working from home. 

Of real importance to the community are the shops and services provided at Rolvenden 

village centre.  

Most businesses have been established in the Parish for several decades. The, principally, 

small scale businesses generally operate from small premises (in many case these are 

home based). There are a number of offices and workshops located in the Parish, many 

within converted rural buildings. The recent introduction of fibre optic broadband has 

increased business connectivity.  A Business Survey identified no significant need for 

additional premises ï though with businesses generally optimistic about the future and some 

expressing a need to move premises in the next 5 years or so, some flexibility in supply will 

be advantageous in sustaining local enterprises.  

The presence of businesses is important to the sustainability of Rolvenden Parish and a 

number of businesses have long term associations with the Parish. Businesses provide local 

employment opportunities; help sustain the social and economic fabric of Rolvenden High 

Street and Rolvenden Layne and, in relation to farming, help sustain the landscape quality of 

the countryside. 

Leisure and Wellbeing 

Rolvenden Parish is blessed by a strong community spirit reflected in the number of groups 

and activities taking place. These groups need places in which to meet and there are a 

number of excellent facilities within Rolvenden including the modern Village Hall, the Church 

and the Village Club. Private parties may hire the Village Hall.  

The Summer Fete when it is held starts its procession at Rolvenden Layne playing field and 

heads towards Rolvendenôs cricket field for the dayôs proceedings. This, along with the 

Flower Festival and Art Exhibition in August, are much anticipated events.  The three pubs, 

The Bull, The Star and The Ewe and Lamb, thrive all year round.  

Rolvenden has a long and distinguished sporting history.  There is generally good provision 

of open space serving Rolvenden and Rolvenden Layne. Cricket has been played on the 

green for over 100 years and the highly successful football club and the tennis club are 

keenly supported. Stool ball is still played on the Rolvenden Layne playing field. Facilities for 

short mat bowls, New Age Kurling, badminton, table tennis and pool are available in the 

Village Hall with the nearest sports centre located at Tenterden. The primary school has a 

swimming pool which is intended to become available to the public.  
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Local Infrastructure 

Education 

Rolvenden has a small pre-school and a primary school with adjoining playing field and its 

own swimming pool. The primary school has 14 places in each year group, giving 98 places 

overall.  In October 2016 the school was at capacity. However, Kent County Council as 

Education Authority assume that future Year R (reception) pupils from new development in 

the Parish will access places in Rolvenden Primary School and that those who would apply 

from further afield will be allocated places nearer to their homes. The nearest secondary 

school is Homewood School and Sixth Form Centre in Tenterden. 

Medical Services 

The part time doctorôs surgery in the High Street was closed several years ago and the 

nearest is now in Tenterden.   

Leisure provision 

In order to enhance existing sports provision, the Parish Council and local sports groups are 

keen to progress the building of a new multi-sports pavilion at Rolvenden to provide up to 

date changing and showering facilities for the existing outdoor sports pitches. 

Transport 

The rural location and poor public transport have resulted in high car ownership in 

Rolvenden. Limited bus services to Ashford, Tunbridge Wells and Hastings run from the 

High Street but the Rolvenden Layne service to Tenterden is mainly shared with the 

Homewood School bus. The supermarket in Peasmarsh provides a special service twice a 

week. 

The peak parking times in Rolvenden village centre are mornings and mid-afternoons 

(during school term time) and evenings. In part this is a reflection of the catchment area for 

the primary school. The Thursday morning village markets, weddings, funerals and other 

various social activities in the Village Hall generate a demand for parking greater than the 

spaces available.  In addition, there is limited off street parking to serve the Sparkeswood 

Avenue and Gatefield estates which results in on street parking along the narrow highway. 

 



14 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Map 2 - Problem Parking Areas 

Farms, as well as businesses in converted rural buildings, are located away from the centre 

and rely on road systems around the Parish which remain practically unchanged since early 

settlement days. It is important that such enterprises can be safely accessed without the 

erosion of traditional lanes which are important to the landscape character of the area. 

The interlinking network of paths within Rolvenden and Rolvenden Layne and into the 

countryside is an important asset for non-car users and for informal leisure. 
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Section 3: The Vision for Rolvenden:  

 
 

Our vision for Rolvenden Parish is to continue to thrive by meeting identified 

local housing needs, sustaining the local economy and enhancing the strong 

social fabric whilst preserving the distinctive heritage and village character 

together with the natural beauty of the surrounding landscape.  

 
 
 

Section 4: Rolvenden Neighbourhood Plan 

Strategy 

 

Rolvenden has continued to thrive by adapting and evolving since Saxon times. Necessary 

development to provide new homes, businesses and community facilities for the Parish will 

continue to come forward. The Neighbourhood Plan is looking to ensure that development 

needed to sustain the Parish is of an appropriate scale and is well located and well designed 

to respond to the distinctive local character. 

All plans should be based on, and reflect, the presumption in favour of sustainable 

development, and take account of the NPPF with clear policies that will guide how the 

presumption should be applied locally. The national planning policy background to each of 

the Neighbourhood Plan topics is set out in the relevant sections of the Plan. The 

Neighbourhood Plan must be in general conformity with the strategic policies of the adopted 

Ashford Local Plan 2030 which provides a relevant planning context. The Ashford Borough 

Local Plan 2030 does not allocate strategic sites within the Neighbourhood Plan area but 

notes that Rolvenden Parish Council is committed to allocating land for 24 dwellings in the 

Neighbourhood Plan. 

National planning policies state that great weight should be given to conserving and 

enhancing the landscape and scenic beauty of the High Weald Area of Outstanding Natural 

Beauty and protecting and enhancing the rich heritage assets of the Parish and their setting.  

Coinciding with the restraint sought by national policies, local surveys have revealed limited 

local need for additional housing development.  

Built-up confines are defined for both Rolvenden and Rolvenden Layne using a consistent 

set of principles (Rolvenden and Rolvenden Layne Built-Up Confines, 2018) and are shown 

on Maps 3 and 4 below. 
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Map 3 ï Rolvenden Built-Up Confines 
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Map 4 ï Rolvenden Layne Built-Up Confines 

 

The planning strategy for Rolvenden and Rolvenden Layne is to focus well designed 

development within the defined built-up confines and generally to limit development in the 

countryside in order to conserve and enhance the High Weald Area of Outstanding Natural 

Beauty; preserve and enhance the character of the village Conservation Areas and their 

setting and to protect views from public areas, formal and informal recreational amenities as 

well as biodiversity. 

Rolvenden is served by a number of day to day services such as a primary school; shops; 

public houses; community buildings and recreation space. Two small scale housing sites are 

allocated in the village and there may be scope for development at the periphery of the 

village in line with Policy RNP4 (which aligns with Policy HOU5 of the adopted Local Plan 

2030). In judging the suitability of development beyond the built-up confines, great weight 

will be given to conserving and enhancing the landscape and scenic beauty of the High 

Weald Area of Outstanding Natural Beauty and the tranquillity of the countryside and 

preserving and enhancing the landscape character of the Conservation Area and its setting. 

Other than the recreation ground, Rolvenden Layne has no day to day services. The village 

is served by poor public transport, is located over 1.5km from facilities at Rolvenden and is 

connected by a steep road and footpath which restricts pedestrian and cycle links. For these 

reasons, a single small housing allocation is made in Rolvenden Layne and there is no 

capacity for further expansion beyond the village boundary other than to provide for 

affordable housing where justified by local need; rural worker accommodation; use of a 

heritage asset; re-use of redundant or disused buildings; development that is exceptional 

quality or innovative design or a replacement dwelling provided certain criteria are met. 
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Importantly, local housing need is focused on smaller (1 and 2 bedroom) dwellings and 

affordable housing and the Neighbourhood Plan seeks to enable development which helps 

meet this need.   

The Plan accepts development within the countryside to serve local employment needs by 

permitting conversions of suitable rural buildings for business or tourist uses and enabling 

the expansion of existing business premises. 

The Neighbourhood Plan recognises the important community networks in Rolvenden Parish 

and seeks to protect the social and economic hub of Rolvenden High Street and Regent 

Street at the village centre together with other community facilities and open spaces which 

are important to the social fabric of the Parish. 

This Neighbourhood Plan has been discussed with the infrastructure providers to ensure that 

the proposed development can be supported by sufficient infrastructure to ensure the quality 

of life of existing and future residents. Any development permitted will be expected to ensure 

provision of the necessary social, physical and green infrastructure needed to support the 

proposed development. 
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Section 5: Neighbourhood Plan Policies 

 

 

Environment  
 

Objectives  
¶ To preserve and enhance the heritage of the area.  

 

¶ To ensure development is well designed and reflects the heritage and distinctive 

character of the different areas of Rolvenden.  

¶ To protect and enhance the natural beauty of the High Weald landscape and the 

setting of Rolvenden and Rolvenden Layne.  

¶ To protect Local Green Spaces within Rolvenden and Rolvenden Layne.  

¶ To maintain the distinctive locally valued views and visual connectivity of the villages 

with the surrounding countryside.  

 

Environment Policies 

High Quality Design  

The NPPF states that good design is a key aspect of sustainable development, is indivisible 

from good planning, and should contribute positively to making places better for people. 

Good design is a key aspect of sustainable development, creates better places in which to 

live and work and helps make development acceptable to communities. Sustainable 

development involves achieving positive improvements in the quality of the built, natural and 

historic environment, as well as in peopleôs quality of life, including replacing poor design 

with better design. The NPPF states that planning policies and decisions should aim to 

ensure that developments respond to local character and history, and reflect the identity of 

local surroundings and materials, while not preventing or discouraging appropriate 

innovation. The NPPF encourages the development of design policies with local 

communities so they reflect local aspirations and are grounded in an understanding and 

evaluation of each areaôs defining characteristics. The NPPF states that Neighbourhood 

Plans can play an important role in identifying the special qualities of each area and 

explaining how this should be reflected in development.  

 

Distinctive Character Areas and Approaches 

 

Ashford Borough Councilôs adopted Local Plan SP6 - Promoting High Quality Design 

attaches great importance to the quality of design in new development including 

demonstrating a positive response to design policy, including local design guidance in 

relevant Neighbourhood Plans.   
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The ócharacter of an areaô is often mentioned in the context of considering development 

proposals. What is often missing is a clear identification of, and agreement about, the locally 

distinctive features of an area that give it character that should be given careful regard in 

considering proposals for development. The Neighbourhood Plan can play an important role 

in identifying the special qualities of each area and explaining how this should be reflected in 

development. For this purpose, the Neighbourhood Plan identifies areas of distinctive 

character within the built-up confines of Rolvenden (see Map 5 below) and Rolvenden Layne 

(see Map 6 below) and the associated approaches to the villages.  

 

Through evaluation, there is a good understanding of the distinctive characteristics of each 

of the character areas. Buildings of Note are also identified where the use, mass, scale, 

design and visual prominence of a building mean that it plays an important role in the 

character of an area. Whilst some Buildings of Note are listed buildings, others are not, but 

the Neighbourhood Plan would seek to protect all such buildings.  

 

Generally, the Character Areas are in good condition but a limited number of features which 

detract from the character have been noted. Proposed enhancements are also identified 

which may be achieved directly, or through contributions from, development. All 

development will add pressure on the social and economic hub of the High Street and 

Regent Street Character Areas and it is important that development contributes to 

environmental mitigation measures. Contributions will be sought from development towards 

environmental enhancements within these two character areas as set out in Appendix 1.  

 

Appendix 1 of the Neighbourhood Plan sets out the distinctive character; Buildings of Note; 

detractors and proposed enhancements for each separate character area within the villages.  
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Map 5 - Rolvenden Character Areas 
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Map 6 - Rolvenden Layne Character Areas 

 

Heritage 

 

The historic centres of both Rolvenden and Rolvenden Layne are designated as 

Conservation Areas as shown on Maps 5 and 6 above. Each Conservation Area comprises 

areas of different character and extends into the surrounding countryside. The Planning 

(Listed Buildings and Conservation Areas) Act 1990 empowers the local authority to pay 

particular attention to proposed development within, and affecting the setting of, a 

Conservation Area and gives greater control over such matters as demolition, landscaping 

and trees, and the display of advertisements. In the absence of a Conservation Area 

Appraisal and Management Plan for either of the Conservation Areas, the special character 

of these designated areas can be derived from Appendix 1.   

 

The NPPF also seeks the protection of the character and setting of listed buildings and 

Conservation Areas. Historic Englandôs register shows 147 listed buildings (including one 

grade I and seven grade II*).  There is a high incidence of listed buildings within the 

Conservation Areas. 

 

The medieval moated site and adjacent hythe, Lowden Farm (off the Wittersham approach 

south of Rolvenden Layne) is a scheduled monument. The site comprises a regular square 

moat and island together with an adjoining fishpond, a nearby building platform surviving as 

an earthwork and a small rectangular harbour or hythe. The latter feature signifies the 

closeness of the moated site when it was built to the navigable waters of the Rother levels. 



23 
 

The Lutyens-designed garden at Great Maytham to the south of Rolvenden immediately to 

the east of the approach from Rolvenden Layne is designated by Historic England as a 

Grade 2 Registered Historic Park and Garden.  

In addition, there are areas known to be of archaeological interest and areas with 

archaeological potential around the parish church; an extensive area to the south of the 

Rolvenden built-up confines between the Newenden and Layne approaches and 

immediately to the east of Rolvenden Layne built-up confines around Frensham Manor.  

These designated heritage assets provide an important context for new development. 

 

Landscape 

 

The Parish of Rolvenden is situated almost entirely within the High Weald Area of 

Outstanding Natural Beauty (AONB) ï see Map 1 above. The NPPF states that great weight 

should be given to conserving the landscape and scenic beauty of Areas of Outstanding 

Natural Beauty, which have the highest status of protection. The AONB Management Plan 

seeks to ensure that the natural beauty, special character and the vitality of its communities 

are recognised, maintained and strengthened. 

The landscape forms a backdrop which contributes to the attraction of Rolvenden Parish as 

a place to live and visit and plays a vital role in maintaining the health and wellbeing of the 

population. Any development must protect and, where appropriate, enhance the Public 

Rights of Way network within the Plan area. 

Without careful planning, the distinctive character and sensitive landscape would be under 

threat from development of an inappropriate scale, location or design. Any development 

must be well integrated into the landscape for example through the use of existing and new 

landscape buffers. 

 

 

Policy RNP1 - Design of New Development and Conservation 

 

New development in accordance with the Neighbourhood Plan will be supported where it: 

a) Is designed to a high quality which responds to the heritage and distinctive characteristics 

of the individual area of Rolvenden and Rolvenden Layne and the associated approaches in 

which it is located, as defined in Appendix 1 by way of:  

i. height, form, layout, orientation, materials, fenestration and boundary treatment;  

ii the scale, design and materials of the public realm (highways, footways, open space and 

landscape); 

b) Protects and enhances heritage assets and their setting (including Buildings of Note as 

set out in Appendix 1) and, where appropriate, contributes to enhancement measures as set 

out in Appendix 1; 

c) Protects and sensitively incorporates landscape features such as trees, hedges and 

ponds within the site; 

d) Is well integrated into the landscape; and 

e) Protects and, where appropriate, secures enhancements to the Public Rights of Way 

network within the Plan area through developer contributions in accordance with Policy 

RNP17. 
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Monitoring Indicators Targets 

Number of applications to which Parish 
Council have objections to the design of 
development. 

No applications to which Parish Council have 
objections to the design of development. 

 
 
Areas of Local Green Spaces  
 

One of the distinctive features of Rolvenden and Rolvenden Layne identified in resident 

surveys undertaken for the Neighbourhood Plan and the Character Area Assessments is the 

importance of open spaces within the built-up confines of the villages.  

 

Local communities are able to identify for special protection green areas of particular 

importance to them through Neighbourhood Plans. Designating Local Green Spaces in a 

Neighbourhood Plan rules out new development on these sites other than in very special 

circumstances. 

 

The Local Green Spaces identified in the Neighbourhood Plan are relatively small but, being 

within the built-up confines of Rolvenden and Rolvenden Layne, all are in close proximity to 

the community they serve.  

 

The areas are important for a number of sometimes overlapping reasons which are outlined 

below: 

 

Open Spaces of Historic Importance 

The relationship of buildings and open spaces within Conservation Areas is important in 

creating their special character and in some cases in contributing to the setting of listed 

buildings.   

 

Open Spaces contributing to the character of an area 

Open spaces can play an important role in creating the distinctive character of an area which 

is not designated as a heritage asset. 

 

Open Space of Local Visual Amenity Value 

A number of open spaces within the built-up confines provide important visual amenity. 

 

Recreational Value 

Most open spaces act as informal recreational amenity space to the adjoining residential 

development. St Maryôs Churchyard and the pond area provide more tranquil spaces.  

 

Wildlife Value 

St Maryôs Churchyard is a designate Local Wildlife Site. 
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The reasons that each local open space is special to the local community and is of particular 

local significance are summarised in the Local Green Space Assessment, 2018. The sites 

are listed below and their location is identified on Maps 7 and 8 - below.  

 

 

 

LGS  
Ref 
No. 

Local Green Space Description 

ROLVENDEN 
1 High Street, east side.  Green Verge, containing Village Pump and Telephone box 
2 High Street, east side.  Wide green in front of Nos. 1-23 running north from c/o 

Maytham Rd 
3 Maytham Road, north side.  St Mary's Green  running form c/o High St to 

Sparkeswood Avenue 
4 Sparkeswood Avenue, east and west. All green areas on both sides of road, 

including the Pond 
5 High Street, east side.  Green outside Tanyard Flats 
6 Hastings Road, east side. Green around the War Memorial 
7 Maytham Road junction with Sparkeswood, north east corner.  Corner seating 

area adjacent Village Hall 
8 St Maryôs Churchyard 

ROLVENDEN LAYNE 

9 Frogs Lane / Maytham Road junction, west side.  Green area in front of Oakfield 
10 Frogs Lane / Maytham Road. Triangle of grass at road junction 
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Map 7 ï Local Green Spaces ï Rolvenden 
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Map 8 ï Local Green Spaces ï Rolvenden Layne 

 
Policy RNP2 ï Protection of Local Green Space within the Built-Up Confines  

Proposals for development on land designated Local Green Space within the built-up 

confines, as defined on Maps 7 and 8, will not be supported except in very special 

circumstances where it can clearly be demonstrated that the development would not be 

inappropriate and would not be in conflict with retaining the open green character of the 

designated space. 

Monitoring Indicators Targets 

Amount of Local Green Space lost. No Local Green Space lost. 
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Countryside outside the Built-Up Confines 
 

Landscape 

Rolvenden Parish covers an extensive rural area. The landscape forms an intrinsic part of 

the character and setting of the villages and provides informal and formal recreational 

opportunities for the community and visitors alike. The immediate landscape setting of 

Rolvenden and Rolvenden Layne forms part of the designated Conservation Areas and their 

setting. In addition, the landscape forms part of the tourism offer in the area which is vital for 

sustaining current business and economic ventures.  

Almost all of the Parish lies within the High Weald Area of Outstanding Natural Beauty. 

The area sits within the Cranbrook: Kentish High Weald (Landscape Assessment of Kent, 

Kent County Council, 2004). The strategic landscape assessment states that Kent is known 

as the Garden of England and the Kentish High Weald plays an important part in this 

tradition.  

The assessment states that this is a richly textured landscape, where the angular patterns of 

the orchard and hop garden contrast with smooth sweeps of arable or intensively grazed 

pasture, set within a framework of dense shaws, thick hedges and stretches of broad-leaved 

woodland. According to the assessment, the characteristic charm of this area is in the jumble 

of little lanes and strips of coppice woodland, interspersed with roughly grazed meadows 

and small orchards. The assessment specifically identifies extensive views south over the 

Rother valley towards Rolvenden; elegant areas of parkland, such as Hole Park and the 

skyline dominated by West Cross windmill. Functionally, the area performs relatively well - 

heritage landscape and built features are widespread and have a positive impact, although 

woodland and hedgerow are declining as their role in the farmed landscape becomes less 

important. 

 

Ancient Woodland 

The Parish contains significant blocks of ancient woodland as well as a number of veteran 

trees which contribute to the character of the countryside and in particular to two of the 

southern approaches to Rolvenden and the north western approach to Rolvenden Layne - 

shown shaded green on Map 9 below. The woodland provides part of the setting of the 

Conservation Areas in each village - shown as red hatched areas on Map 9. The NPPF 

states that planning permission should be refused for development resulting in the loss or 

deterioration of irreplaceable habitats, including ancient woodland and the loss of aged or 

veteran trees found outside ancient woodland and that these areas should be protected.  
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Map 9 ï Ancient Woodland (green shaded areas) 

Rural Lanes 

There has been very little change in the historic routeways within the Parish to those of 

today (Map 10). The Parish possesses a rich heritage of attractive historic lanes, often 

enclosed by hedges or trees, which contribute significantly to the distinctive character of the 

countryside whilst also providing natural habitats. 

Map 10 - Historic routeways 
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Important Public Views 

It is recognised that there are a significant number of views across the beautiful High Weald 

Area of Outstanding Natural Beauty which covers most of the parish. It is impossible to list 

them all. Rather, it is important to protect and enhance the character and natural beauty of 

the countryside more generally whilst protecting the footpaths which allow access to it. Thus, 

the focus of the Important Public Views is on those views of, and from, the villages which 

contribute to local character and amenity. 

One of the distinctive features of Rolvenden and Rolvenden Layne is the visual connectivity 

with the surrounding countryside from public places. These views play an important role in 

defining the distinctive character of the villages and the designated Conservation Areas. 

Residents are keen to retain the important views identified in the Rolvenden Important Public 

Views Assessment. All the views fall into two principal groups:  

¶ Those views looking outwards from the built-up confines which contribute to the 

distinctive character and/or heritage of the two villages, and 

¶ Those views looking towards the villages at landmark features which contribute to the 

distinctive character and/or heritage of the village approach and setting 

Ref. Views from Villages towards Countryside - Description 

V1 From Gatefield cottages development, A28, looking north-east, view of 

Tenterden church, St Michaels' church  and skyline  

V2 From land adjoining Redwood  on  A28 - looking south-east across the public 

footpath, view of Sparkeswood Gill  (ancient woodland) and open countryside 

beyond 

V3  From Regents St - looking north-east, view across the cricket pitch and open 

countryside beyond 

V4  From the School Field footpath - looking north-west, view of the Windmill  

V5  From the footpath gate at SE corner of the Churchyard - looking south, view of 

and across the Parkland of Gt Maytham Hall 

V6  From footpath at rear of Coveneys - looking north, view of open countryside and 

Winser and Rawlinson Ghylls (both ancient woodland) 

V7  From Pix's Lane - looking north-east, view of  open countryside and the 

churches in Tenterden and St. Michaels 

V8  From recreation ground, Rolvenden Layne - looking south, view of open 

countryside and rising ground towards Newenden, Northiam and Fairlight 
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Ref. Views from Countryside towards Villages - Description 

V9  From Benenden Rd  - looking east, view of the listed Windmill 

V10  Benenden Rd from Dawsons - looking south-east, view along footpath of St 

Mary's Church and High Street roofscape 

V11  From Benenden Rd - looking south, view of ancient woodland and open views 

to Newenden Ridge 

 

Maps 11 and 12 (below) show the locations at the edge of the village where there is direct 

visual connectivity with the countryside 

Map 11 ï Important Views at Rolvenden 
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Map 12 - Important View at Rolvenden Layne 

 

Development in the Countryside 

The planning strategy for the Parish is generally to focus development within the defined 

built-up confines of Rolvenden and Rolvenden Layne and generally to limit development in 

the countryside in order to conserve and enhance the High Weald Area of Outstanding 

Natural Beauty; preserve and enhance the designated Conservation Areas and their setting 

and protect views from public areas; formal and informal recreational amenities as well as 

biodiversity. This does not mean that all development within the countryside should be 

prevented and policies in the Neighbourhood Plan recognise that there may be potential for 

the following types of development provided certain criteria are met: 

¶ Policy RNP4 - Residential development on the periphery of Rolvenden built-up 

confines 

¶ Local Needs Affordable Housing adjoining the built-up confines of Rolvenden and 

Rolvenden Layne as óexceptionsô to policies restraining housing development through 

Policy HOU2 of the adopted Ashford Local Plan, 2030 

¶ Policy RNP10 - Retention, intensification and regeneration of existing business sites 

¶ Policy RNP11 - Conversion of rural buildings to business use; tourist accommodation 

or tourist attraction 

¶ Policy RNP14 - Multi-Sports Pavilion 

Nevertheless, the Neighbourhood Plan seeks to protect the designated countryside from 

inappropriate development and to ensure that, where development is appropriate, it 

conserves and enhances the landscape and scenic beauty of the High Weald Area of 

Outstanding Natural Beauty and distinctive, locally important characteristics. 
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Policy RNP3 ï Conserve and Enhance the Countryside  

Outside of the built-up confines of Rolvenden and Rolvenden Layne, as defined in Maps 3 

and 4, the countryside will be protected from inappropriate development. A proposal for 

development will only be supported where:  

a) It would conserve and enhance the landscape and scenic beauty of the High Weald Area 

of Outstanding Natural Beauty and the tranquillity of the countryside, and would have regard 

to the High Weald AONB Management Plan, 

b) It would maintain the distinctive views from public vantage points within, and adjacent to, 

the built-up confines, in particular those defined on Maps 11 and 12,  

c) It would protect and, where possible, enhance ancient woodland, and 

d) It would not result in unsympathetic change to the character of a rural lane which is of 

historic, landscape or nature conservation value. 

 

Residential development on the periphery of the built-up confines of 

Rolvenden  

The adopted Local Plan anticipates Rolvenden playing a minor role in meeting the Boroughôs 

housing needs through development of a scale that can be satisfactorily integrated into the 

existing settlement and non-strategic allocations. In addition, Policy HOU5 of the Ashford 

Local Plan 2030 sets out the potential for new residential development at the edge of 

Rolvenden provided certain criteria are met. In considering development on the periphery of 

villages neighbourhood plans have the role of setting detailed boundaries and defining the 

policy terminology in a local context.   

The Neighbourhood Plan defines the built-up confines for Rolvenden. The village is 

surrounded by countryside which is designated as part of the High Weald Area of 

Outstanding Natural Beauty where the NPPF states that great weight should be given to 

conserving and enhancing landscape and scenic beauty. Ashford Local Plan 2030 Policy 

ENV3b ï Landscape Character and Design in the AONB reiterates this policy and only 

permits development which would enhance the special qualities, distinctive character and 

tranquillity of the AONB and have regard to the relevant AONB management plan. Planning 

permission should be refused for major developments in these designated areas other than 

in exceptional circumstances. 

In considering the impact of proposed development on the significance of the Rolvenden 

Conservation Area, great weight should be given to the assetôs conservation in accordance 

with the NPPF. Ashford Local Plan 2030 Policy ENV14 also requires development within 

Conservation Areas to preserve or enhance the character and appearance of the area and 

its setting.  

There are a number of distinctive views from public vantage points within, and adjacent to, 

the built-up confines of Rolvenden, in particular those defined on Map 11, and these should 

be maintained in accordance with Policy RNP3. Similarly, an extensive area of ancient 
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woodland extends to the south of Rolvenden and the north west of Rolvenden Layne which 

should be protected in accordance with Policy RNP3.  

Major development would be likely to have a significant adverse effect on the nationally and 

locally important environmental constraints.  

Local Plan Policy HOU5 also states that in determining the acceptability of development at 

the periphery of a settlement, the scale of the proposal should be proportionate to the size of 

the settlement and the level, type and quality of day to day service provision currently 

available and their capacity to absorb development (in addition to any development currently 

committed). Rolvenden is a relatively small settlement which provides a number of day to 

day facilities such as convenience shop, post office, primary school and community hall. 

Nevertheless, the village does not provide a wide range of services, including public 

transport, and locating large scale development at the fringe of Rolvenden would result in 

increased car journeys.  

In order to be considered sustainable development which is acceptable on the periphery of 

Rolvenden, any development is likely to be limited in scale given the environmental 

constraints beyond the built-up confines; the strategic role of Rolvenden in meeting housing 

needs in the adopted Local Plan; the existing scale of the village and the level of service 

provision. Development should also be designed to a high quality in compliance with Policy 

RNP1. 

Policy RNP4 ï Residential development on the periphery of Rolvenden Built-Up 

Confines 

In considering proposals for residential development in the countryside on the periphery of 

Rolvenden outside of the built-up confines, as defined in Map 3, great weight will be given to 

conserving and enhancing the landscape and scenic beauty of the High Weald Area of 

Outstanding Natural Beauty and preserving and enhancing the landscape character of the 

designated Rolvenden Conservation Area and its setting.  

A proposal for development will only be supported where:  

a) It would demonstrate that it is justifiable within the context of the national level of 

protection, and 

b) It would enhance the distinctive quality of the landscape and would have regard to the 

High Weald AONB Management Plan.  

 

Protecting and Enhancing the Countryside outside the built-up confines of 

Rolvenden Layne  

The Neighbourhood Plan defines the built-up confines for Rolvenden Layne. Whilst 

development within the built-up confines of Rolvenden Layne is permitted, the hamlet lacks 

basic day to day facilities and the Ashford Local Plan 2030 does not enable residential 

development at the edge of the built up area with the exception of Local Needs housing 

(Policy HOU2) and rural worker accommodation, use of a heritage asset, re-use of 
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redundant or disused buildings, development that is exceptional quality or innovative design 

or a replacement dwelling (Policy HOU7) provided a number of criteria are met. 

The countryside surrounding the built up area is entirely within the High Weald Area of 

Outstanding Natural Beauty and is either within the Rolvenden Layne Conservation Area or 

forms part of its setting. Ancient woodland is located to the north west of the hamlet and 

should be protected. It is also important to retain the recreation ground and the view across it 

to the south-east of the village (Map 12).  

For these reasons, residential proposals outside the defined built up area of Rolvenden 

Layne would not be considered to represent sustainable development and will not generally 

be supported.  

Policy RNP5 ï Residential development on the periphery of Rolvenden Layne Built-Up 

Confines  

Residential development will not generally be supported on the periphery of Rolvenden 

Layne outside of the built-up confines, as defined in Map 4.  

Monitoring Indicators Targets 

Views  

 

Ancient woodland 

 

Rural lanes of historic, landscape or nature 

conservation importance  

Landscape and scenic beauty of the High 

Weald Area of Outstanding Natural Beauty 

and the tranquillity of the countryside. 

 

No loss of identified views as a result of 

development. 

No loss of ancient woodland as a result of 

development. 

No deterioration in a rural lane of historic, 

landscape or nature conservation importance 

due to development. 

No deterioration in the landscape and scenic 

beauty of the High Weald Area of Outstanding 

Natural Beauty and the tranquillity of the 

countryside through inappropriate 

development. 

Development on the periphery of Rolvenden 

built-up confines 

 

No development on the periphery of Rolvenden 

built-up confines which does not conserve and 

enhance the landscape and scenic beauty of 

the High Weald Area of Outstanding Natural 

Beauty and preserving and enhancing the 

landscape character of the designated 

Rolvenden Conservation Area and its setting. 

Development on the periphery of Rolvenden 

Layne built-up confines 

No development on the periphery of Rolvenden 

Layne built-up confines unless Local Needs 

housing and rural worker accommodation, use 

of a heritage asset, re-use of redundant or 

disused buildings, development that is 

exceptional quality or innovative design or a 

replacement dwelling. 
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Housing 
 

Objectives  
¶ To facilitate local people to stay in the Parish by enabling an additional supply and mix of 

housing which meets the needs of the Parish within the identified environmental constraints.  

¶ To increase the supply of smaller and affordable homes. 

¶ To make the best and effective use of brownfield sites and allocate small scale greenfield sites which 

are well related to Rolvenden and Rolvenden Layne and their services and well integrated with the 

High Weald AONB.  

 

Housing Policies: 

 

Rolvenden Housing Stock  
 

Table 1 - Rolvenden housing stock shows a total of 699 dwellings in Rolvenden Parish in 

2011. There were 7 completions between 2011 and March 2017, taking the total of 

households to 706. The majority of households are owner occupied with a sizeable rented 

sector, mostly from the local authority. 

         Table 1 - Rolvenden housing stock 

Tenure Number in 
Parish 

Percentage 
(%) 

Owner occupied households 444 68.1 

- Owns outright 281  

- Owns with a mortgage or loan 163  

Shared ownership 4 0.6 

Rented households 190 29.1 

- Rented from a local authority 103  

- Rented from a housing association 10  

- Privately rented 61  

- Other rented 16  

Living rent free 14 2.1 
          Source: 2011 Census 

 

 

The Local Housing Needs Survey, 2015 revealed a predominance of family housing with 

almost 45% households living in 3 bedroom homes and just over 30% in houses of 4+ 

bedrooms.  Over 25% households live in 1 or 2 bedroom homes.  

 

Housing Requirement  
 

Whilst neighbourhoods should develop plans that support the strategic development needs 

set out in adopted Local Plans in accordance with the NPPF, specific policies in the 
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Framework indicate development should be restricted such as the need to conserve and 

enhance landscape and scenic beauty of the High Weald Area of Outstanding Natural 

Beauty. The adopted Ashford Local Plan 2030 has no strategic housing requirement for 

Rolvenden. There is therefore no strategic housing need to be met within the Plan area. 

 

In order to establish whether there is any local need for housing within the Parish, the Parish 

Council undertook a Local Housing Needs Survey, 2015. Table 2 below illustrates the needs 

of those who confirmed a need to move to meet housing needs in the next 10-15 years.  

 

Table 2:  Households needing to move to meet housing needs in the next 10 -15 yrs 

 Affordable 
Housing 

Market Housing Total Requirement 

YES 24 14 38 
Source: Rolvenden Local Housing Needs Survey, 2015   

 

The Ashford Borough Council Housing Waiting List, April 2017, comprises 22 households 

and broadly confirms the need for affordable housing. 

 

Households were also asked whether they may need to move to meet their housing need. 

Whilst a much less accurate prediction of need, this category revealed a potential need from 

a further 60 households, 8 potentially needing affordable housing and 52 potentially needing 

market housing.  

Housing Supply 
 

Housing Completions 

 

The Neighbourhood Plan period is from 2013 ï 2030. There were 5 housing completions in 

the years 2013/14 to 2017/18 and therefore these form part of the Planôs housing land 

supply. The Ashford Local Plan sets a Borough-wide housing target for the period 2011 ï 

2030. There were 7 housing completions in Rolvenden Parish in the years 2011/12 to 

2017/18. 

 

Sites with Planning Permission 

 

Rolvenden Parish had extant planning consents for 42 dwellings at 31 March 2018. This 

comprised 40 dwellings, including 14 affordable homes, at Halden Fields, Rolvenden 

allocated in the Tenterden and Rural Sites DPD and two further dwellings on small sites. 

 

Windfall Sites 

 

Small scale housing development, such as infilling; redevelopment or conversion, is 

expected to continue to come forward within the Rolvenden and Rolvenden Layne built-up 

confines subject to meeting the policies of the Neighbourhood Plan. Policy RNP4 may also 

enable windfall development on the periphery of Rolvenden subject to policies in the 

Neighbourhood Plan being met. Residential extensions will also come forward during the 

plan period but will not add to the overall number of dwellings in the Parish. 
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Such development should be designed to a high quality and respond to the heritage and 

distinctive characteristics of the individual area of Rolvenden and Rolvenden Layne and the 

associated approaches in which it is located, as defined in Appendix 1 in accordance with 

Policy RNP1. 

 

Similarly, development should protect and sensitively incorporate landscape features such 

as trees, hedges and ponds within the site. 

 

Development within the Rolvenden and Rolvenden Layne built-up confines should protect 

Local Green Spaces in accordance with Policy RNP2. 

 

Proposals should maintain the distinctive views from public vantage points within, and 

adjacent to, the built-up confines, in particular those defined on Maps 11 and 12 in 

accordance with Policy RNP3. 

 

Development within the Rolvenden and Rolvenden Layne built-up confines should not result 

in the loss of an existing village shop, public house, business site, recreation and leisure 

open space or community building in accordance with Policies RNP9; RNP10; RNP12 and 

RNP13. 

 

Policy RNP6 ï Small scale residential development within the built-up confines of 

Rolvenden and Rolvenden Layne 

 

Proposals for small scale residential development within the built-up confines of Rolvenden 

and Rolvenden Layne, as defined in Maps 3 and 4 respectively, will be supported, where 

such proposals do not conflict with other policies in the Plan.  Development proposals should 

be designed to a high quality and respond to the heritage and distinctive characteristics of 

Rolvenden and Rolvenden Layne.  Proposals should also seek to protect important 

landscape features, such as trees, hedges and ponds, within a development site 

 

 

Over the past 13 years, windfall sites have made a contribution towards the housing land 

supply in the Neighbourhood Plan area. A total of 25 dwellings have been completed over 

this period at an average of 1.9 dwellings per annum. Since sites below 0.2ha are not 

allocated in the Neighbourhood Plan, it is reasonable to expect a contribution of windfall 

sites during the Plan period from 2021/22. Prior to this date there is a risk of double counting 

the windfall sites with planning permissions and these early years have therefore been 

excluded. An estimate of 2 dwellings per annum on windfall sites is included for the period 

2021/22 ï 2029/30 giving a total contribution of 18 dwellings over the Plan period.  

 

Housing Allocations 
 
In broad terms, the committed housing supply of 65 dwellings should meet the identified 

need for 38 additional dwellings. This also provides scope to meet the need of approximately 

half of those identifying that they may need to move to meet their housing need within the 

next 10 ï 15 years.  
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In planning positively to help accommodate identified local housing need within the 

environmental limitations of the Plan area (particularly from younger families and older 

downsizing households), the Parish Council has agreed to allocate three small scale housing 

sites.  

The Rolvenden Potential Housing Development Site Assessment, 2017 appraises a range of 

sites put forward by landowners for their suitability, availability and achievability. Only sites of 

at least 0.2 hectares were considered as potential allocations as other smaller sites can 

come forward as windfall sites in accordance with Policy RNP1 ï Design of New 

Development and Conservation.  

 

Neighbourhood planning groups are urged to consider the opportunities for allocating small 

and medium-sized sites suitable for housing in their area. The assessment identifies three 

small scale sites which are potentially suitable for housing development during the Plan 

period.  

 

Sites have been carefully assessed against specific policies in the NPPF which indicate 

development should be restricted. The NPPF encourages the effective use of land by 

reusing land that has been previously developed (brownfield land). The NPPF also advises 

neighbourhood plans to consider allocating small and medium-sized sites of no larger than 

one hectare which are suitable for housing in their area. One small brownfield site at the 

centre of Rolvenden is suitable for housing development.  In addition, one small greenfield 

site has been identified as an allocation for housing development at the edge of both 

Rolvenden and Rolvenden Layne. 

 

 

Site Approximate No. of Dwellings 

Cornex Garage Site, High Street, Rolvenden 10 

Land to rear of Redwood, Tenterden Road, 
Rolvenden 

10 

Kingsgate Corner, Maytham Road / 
Frensham Road, Rolvenden Layne 

4 

Total 24 
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Cornex Garage Site, High Street, Rolvenden 

 
Map 13 - Cornex Garage Site, High Street, Rolvenden 

 

The Cornex Garage site comprises a single storey 1960ôs plain brick building with an 

asbestos cement roof and cracked concrete forecourt. Behind this, visible from the road, are 

two curved corrugated iron and cement storage structures along with a block of 1960ôs 

standard concrete garages some of which are used for storage and others as garages. 

The Character Area Assessment notes that the current buildings do not respond well to the 

context of the Rolvenden Conservation Area or the adjoining listed buildings. 

Redevelopment of the site brings an opportunity to enhance this part of the Conservation 

Area and the setting of listed buildings. 

 

In accordance with Policy RNP1, new development should respond to the heritage assets 

and the distinctive characteristics of the High Street Character Area. In particular, within the 

tight grain of the surrounding built form, small scale dwellings of generally two storeys in 

height using traditional materials (including white weatherboarding) would be suitable. 

Development should follow the regular frontage building line set on, or close to, the back 

edge of pavement. In order to make effective use of this brownfield site, development would 

also be appropriate to the rear of the site. Given the limited parking available in the High 

Street, well-screened off street parking should be provided within the development. In 

accordance with Policy RNP15, the redevelopment of the site should not result in an overall 

loss of residential garages or parking spaces. The central location and scale of development 

make this an ideal site for small dwellings suitable for younger families and older downsizing 

households. The site is located amongst village facilities and a café or shop use, for which 
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there is local support, within the ground floor of one of the buildings is encouraged. The site 

would have capacity for approximately 10 small dwellings.   

 

Land to rear of Redwood, Tenterden Road, Rolvenden 

 

 
Map 14 - Land to rear of Redwood, Tenterden Road, Rolvenden 

 

Land to the rear of Redwood comprises a small scale greenfield site to the rear of a modern 

detached dwelling and garden. The site is screened from the road by the existing dwelling 

(Redwood) and from the west and south by a strong landscape belt.   

 

In accordance with Policy RNP1, new development should respond to the distinctive 

characteristics of the Gatefield Character Area and should protect and enhance the existing 

natural features including the mature treed boundaries. Development at this edge of 

Rolvenden must be well integrated into the landscape through sensitive designs and by 

creating new landscape buffers of appropriate semi-natural habitat between the 

development and the Sparkeswood Gill ancient woodland and to form a strong natural 

eastern boundary to the site. Access would be provided from Tenterden Road. The public 

footpath to the east of the site should be retained in accordance with Policy RNP12. The site 

is reasonably accessible to village facilities and would be suited to small dwellings suitable 

for younger families and older downsizing households. The site has capacity for 

approximately 10 dwellings but could also incorporate the modern detached dwelling, 

Redwood, and garden.    
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Kingsgate Corner, Maytham Road / Frensham Road, Rolvenden Layne 

 

 

Map 15 - Kingsgate Corner, Maytham Road / Frensham Road, Rolvenden Layne 

The Kingsgate Corner site is a small enclosed greenfield site bordered by two roads and 

abutting development to the east and south. Kingsgate Cottage (a Grade 2 listed building) is 

located to the east of the site and Oakfield cottages and associated trees and green lie to 

the south.  The site lies within the Rolvenden Layne Conservation Area.  

In accordance with Policy RNP1, new development should respond to the heritage assets 

and the distinctive characteristics of the Four Wents Character Area. Limited, small scale 

development would need to respond well to the context of the Rolvenden Conservation Area 

and the adjoining listed buildings and retain the existing natural site boundaries and an open 

character to the corner site. In particular, a limited number of small scale dwellings using 

traditional materials (such as brick and tile hanging) should face, but be set well back from 

the road. The dwellings could be arranged in a layout which replicates Oakfield Cottages at 

this entrance to Rolvenden Layne, or as detached/ semi-detached properties. A single 

access should be taken from Frensham Road to allow maximum visibility to the west. The 

site should incorporate adequate parking provision in order to avoid on street parking on, or 

close to, the Maytham Road / Frensham Road junction. Once again, the small dwellings 

would suit the identified local need for small dwellings suitable for younger families and older 

downsizing households. The site would have capacity for approximately 4 small dwellings.   

Conclusion 

The Neighbourhood Plan allocates these sites for housing development  


