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1.0

INTRODUCTION

1.1

This Statement is submitted on behalf of Mrs Candy and Mr S Davies and Mrs Candy,
owners of the land known as Lynsted Meadows, which is located to the western side of The
Street, Lynsted. This submission has been prepared in response to Hearing Session Matter
6 – Local Green Spaces, which is scheduled for consideration on 7th February 2016. The
statement also provides further representations and evidence in response to the Council’s
responses to the previous representations that were made to the Bearing Fruits 2031: The
Swale Borough Local Plan Proposed Main Modifications (June 2016).

1.2

This statement should be read in conjunction with the previous representations that have
been made (a copy provided in Appendix 1). The statement is also accompanied by a “Site
Appraisal” of Lynsted Meadows, prepared by Ramsay & Co Landscape Architecture,
evaluating the visual baseline conditions of the site, and providing an analysis of any
historic significance and landscape character. This appraisal concludes that Lynsted
Meadows should not be designated as a Local Green Space when considered against the
specific NPPF criteria, as the site is not demonstrably special to the local community or
holds a particular local importance through its beauty, historic significance or tranquillity. A
copy of this Appraisal is provided in Appendix 2.

1.3

The site associated with Lynsted Meadows was first designated as a Local Green Space by
Swale Borough Council in the Swale Borough Local Plan Proposed Modifications (June
2016) through main modifications 267, 268 and 390. It is noted that main modification 268
is the key modification that would be considered at the Hearing as far as Matter 6 – Local
Green Space designations are concerned. The issue and question in this matter are
whether the designation of local green spaces through main modification 268 is consistent
with national planning policy and whether the process to identify and designate sites has
been consistent, transparent and inclusive.

1.4

To that extent, the purpose of this statement is to argue with further available evidence that
Lynsted Meadows is not appropriate to be designated as Local Green Space. It is however,
available and offers a suitable and sustainable location for the provision of needed new
homes in the Borough of Swale.
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2.0

FURTHER REPRESENTATIONS ON MAIN MODIFICATION 268

2.1

Further representations on behalf of Mrs Lisa Candy and Mr Stephen Davies, owners of
Lynsted Meadows, are made below in reference to each of the individual responses made
by the Council in its Schedule of Representations Summaries and its Responses
(SBC/PS/117: Chapter 7, Main Modification 268, November 2016).

2.2

Response by the Council:
2. In respect of whether it is sound:
1.

The NPPG states that the LPA should contact landowners at an early stage about
proposals to designate any part of their land as Local Green Space (LGS). It is
also noted that landowners will have the opportunity to make representations in
respect of proposals in a draft plan. At paragraph 26 of Part 3: Overall Interim
Findings. The Inspector recommended that the process for considering sites be
reviewed to demonstrate that it was consistent, transparent and inclusive.
Accordingly, a call for sites was undertaken from 11 March-22 April 2016. This
resulted in excess of 100 submissions, These sites were assessed using
consistent methodology as set out in the NPPF/NPPG and Technical paper No.2
(LGS) updated. Delegated authority was given by the LDF panel on 19 May 2016
for the Head of Service and the Chairman of the Panel to agree the final details of
the modifications to be included in Local Plan Main Modifications consultation
document of June 2016. Landowners were contacted as early as possible (16
June) about the Council’s proposals to designate their land as LGS, as well as
having an opportunity to comment in respect of proposals in the Local Plan.

2.3

Mrs Lisa Candy and Mr Stephen Davies are of the view that this main modification is not
sound on the basis that the justification for the designation of this site has not been
demonstrated sufficiently by the Council. The Council states that the call for sites process
took place between 11 March and 22 April during which period Lynsted Meadows was put
forward as a local green space designation by Lynsted with Kingsdown Parish Council. By
19 May 2016, which is less than a month, this site was proposed to be designated by Swale
Borough Council. The proposed designation of this site within a short period raises the
question of whether the site associated with Lynsted Meadows was assessed robustly. This
is particularly a concern given that the only justification that has been put forward by the
Parish Council relates to the use of the site for village fete-land, which, itself, is not
considered to be sufficient to justify a local green space designation.
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2.4

Response by the Council:
2.

The Local Plan, as proposed to be modified, is sound because the Council has
allocated sites to meet the OAN and infrastructure requirements. It is also
consistent with national policy in that the sites allocated accord with both the
strategy of the plan and the NPPF itself. Notwithstanding this, the Council does not
consider the site appropriate for allocations for the reasons set out within the
SHLAA (page 4 of Appendix 2 of SBC/PS/37c). The Council considered the site at
its Local Development Framework Panel meeting on 19 May 2016 (SBC/PS/108),
where it was noted that Lynsted offers a lesser contribution to the Local Plan
settlement strategy than other locations. Additionally, the Council has been able to
meet its housing target in accordance with the settlement strategy agreed through
the inspector’s Interim Findings. The Council did not need to go below Tier 4
(Rural Local Service Centres) in search for sites. Lynsted is in Tier 5 and therefore
a less sustainable location for housing. Site SW/078 is also likely to represent
substantial harm to a designated heritage asset.

2.5

Although the Council’s assessment has found site associated with Lynsted Meadows
unsuitable for housing development, this assessment should not rule out any future
potential development of sites that are available and deliverable. The fact that Lynsted
Meadows is not suitable for housing development should not justify its suitability as a local
green space without a robust exercise.

2.6

The physical relationship of the site within the existing built-up area together with the
existing development to the north, east and south-east, as wells as with the site and
buildings associated with Lynsted Court to the south-west, makes this site ideal for potential
development in the long term which the Council should take into account. It is therefore
considered that Lynsted Meadows may, in the future, present an ideal opportunity for
suitable infill development that contributes towards the delivery of new homes, including
affordable units and community facilities. The designation of such sites as a local green
space is therefore considered to be contrary to the local planning of sustainable
development.

2.7

It should also be taken into account that even if the Council can demonstrate a five-year
housing land supply, the need for market and affordable housing has material weight. Thus,
the Council’s approach in not exploring potential development of sites within Tier 4 and 5
settlements is debatable. Suitable sites, such as Lynsted Meadows, exist within such

4

settlements and the fact that they have been allocated should not render the development
of the site in principle.
2.8

Response by the Council:
3.

The promoter of this site advised that Lynsted Meadow was used for the annual
village fete (4-weeks in total, to allow for setting up and clearing away), adding that
it provides beautiful views of the conservation area and church on the approach
from Doddington and lies between Lynsted Court (built in the 1300s) and Ludgate
Lane (1400s). Notwithstanding the fact that the site will no longer be the venue for
the village fete – public access is no a prerequisite for Local Green Space
designation – it is considered that it is still of special significance to the local
community and holds a particular local significance because of its beauty/historic
significance. The site forms a small part of the wider Lynsted conservation area
(designated 26 January 2000). The village has an open form of development
giving it a green appearance, with the transition from village to countryside marked
by two large house Lynsted Court and Aymers) to the south. The LGS lies to the
north of Lynsted Court, anchoring the LGS into the village.

2.9

It is considered relevant in this section to reiterate the relevant paragraph from the NPPF,
setting out the tests and criteria that must be met for a Local Green Space designation.
Para 77 of the NPPF states that the designation should only be used:
i. where the green space is in reasonably close proximity to the community it serves;
ii. where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
recreational value (including as a playing field), tranquillity or richness of its wildlife; and
iii. where the green area concerned is local in character and is not an extensive tract of
land.

2.10

The formatting of the above criteria as set out in the NPPF and the fact that there is no
reference to the wording “or”, suggest that all three of the criteria must be met for a site to
be designated as a local green space. It is the view of Mrs Candy and Mr Davies that
Lynsted Meadows does not meet any of the above tests to be designated as a local green
space for the following reasons:

5

Where the green space is in reasonably close proximity to the community it serves
2.11

Whilst the site is well related to the existing development and built-up area boundary, the
Council does not provide evidence as to which community the proposed Local Green
Space is or would be serving. As submitted previously, Lynsted Meadows is private land
and it has no public access whether this is through the permission of the landowners or
through public footpaths. It is, however, acknowledged that further guidance is available in
through NPPG Para 017 Reference ID: 37-017-20140306 indicating that lands with no
public access could be considered for designation if they are green areas which are valued
because of their wildlife, historic significance and/or beauty. The consideration of such
features is covered in the second criterion of Para 77 of the NPPF, as referred below.

Where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
recreational value (including as a playing field), tranquillity or richness of its wildlife;
and where the green area concerned is local in character and is not an extensive
tract of land
2.12

The submitted Site Appraisal of Lynsted Meadows by Ramsay & Co Landscape
Architecture clearly demonstrates that the specific landscape character within which the site
falls is generally in poor condition and considered to be incoherent. The appraisal
comments that any perception of tranquillity is intermittently affected by the close proximity
of traffic using The Street. Furthermore, the presence of coniferous hedgerows and close
boarded timber fencing together with the presence of overhead power/telephone lines,
telegraph poles and water pumping station lend a suburban quality to the landscape
character, and visually detract from the landscape setting.

2.13

In addition, the site associated with Lynsted Meadows is agricultural land, which has been
used for grazing purposes, minimising any wildlife value. When compared to adjoining sites,
the site does not have specific features or significant views that make it more visually
quality. This has also been demonstrated in the submitted Site Appraisal. The site is simply
privately owned land used for grazing and it has no public access.

2.14

The fact that the site is part of the designated Conservation Area already benefits the site to
a certain extent in terms of its protection as a heritage asset as would be with each site and
building that are within the designated conservation area. Therefore, the designation of the
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site as a local green space would not gain any additional local benefit in terms of the
protection of the historical significance of the site as put forward by Swale Borough Council.
2.15

Lynsted Meadows is simply a field that lies to the side of the existing properties with a
frontage onto the main road. The position of the land is not therefore considered to be
demonstrably

special

or

have

particular

local

significance.

There

is

no

clear

case/justification by the Council as to why the land is demonstrably special to the local
community. The rare use of this land by the community has ceased and the inaccessibility
of the land makes it difficult to justify its designation, particularly when the site offers the
potential for future development that would sensitively fit within this part of the settlement
with contribution towards housing and community facilities.
2.16

Mrs Candy and Mr Davies would also like to provide further clarification as to the use of the
field for village fete purposes. In its response, the Council relies on the submissions made
by the promoter of the site stating, “Lynsted Meadow was used for the annual village fete
(4-weeks in total, to allow for setting up and clearing away….”

2.17

It should be taken into account when the field was used for village fete purposes, Mrs
Candy and Mr Davies rented out the field on an 11-month annual term to a local farmer
from September to August. The sheep were removed in the first week of August and then
the grass was cut about 2 weeks before the actual event. There was no public or committee
access at that stage. The setting-up started on the Thursday or Friday with the arrival of
portable toilets, and followed by the setting up of a Marquee on Friday or Saturday, with the
rest of the set up taking place over the weekend, with no public access. With final stages on
Bank Holiday Monday morning, the gates opened to the public at 12.30pm with fete
opening at 1pm, which ran for 3 hours with the close at 4pm, and public leaving by 4.30pm.
The clear away started immediately with the stalls being removed on the day, and the
Marquee and portable toilets being removed on the Tuesday. Keys to the gate were
returned to the landowners the following day.

2.18

Based on the above facts, the statement made by the site promoter indicating that the
village fete taking 4 weeks including the setting up and clearing, is misleading, particularly
when the time involved in setting up and clearing should not be included as part of the
frequency of any recreational activity within the site. The actual public access to Lynsted
Meadows during the village fetes only comprised 4 hours with committee having access for
less than one week. The site therefore is not considered to have any recreational value.
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2.19

Both the previous submissions and the current Site Appraisal prepared by Ramsay & Co
Landscape Architecture, clearly set out the reasons and provide evidence on how the
designation of Lynsted Meadows as a Local Green Space would not meet the tests
provided in Para 77 of the NPPF. We would kindly request the Inspector to take these
submissions into account.

3.0

CONCLUSION

3.1

In reference to this statement, it is argued by Mrs Candy and Mr Davies that the site
associated with Lynsted Meadows does not fulfil the requirements for designation as local
green space. The inclusion of this site within the proposed local green spaces is therefore
unsound, and the Inspector is respectfully requested to remove this site from the local
green space designation.

.
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APPENDIX 1

Copy of previous representations in response to Bearing Fruits
2031: The Swale Borough Local Plan Proposed Main
Modifications (June 2016) – proposed designations of Local Green
Spaces

Statement of Representations
in response to:
Bearing Fruits 2031: The Swale Borough Local Plan Proposed Main
Modifications (June 2016) – proposed designations of Local Green Spaces

Land known as Lynsted Meadows, The Street, Lynsted

August 2016
Prepared by Kember Loudon Williams

Land known as Lynsted Meadows, The Street, Lynsted

1.0

Introduction

1.1

This Statement is submitted on behalf of Mr S Davies and Mrs Candy, owners of the land
known as Lynsted Meadows, which is located to the western side of The Street, Lynsted.
This submission has been prepared in response to relevant matters contained in the Swale
Borough Local Plan Proposed Modifications (June 2016), particularly in relation to the
proposed designations of Local Green Spaces.

1.2

The purpose of this statement is to demonstrate that Lynsted Meadows is not appropriate
to be designated as Local Green Space. It is however, available and offers a suitable and
sustainable location for the provision of needed new homes in the Borough of Swale.

1.3

The Council has assessed Lynsted Meadows being suitable as Local Green Space through
the following:
i) Technical Paper No. 2 Local Green Spaces (June 2016) (Ref. LGS040);
ii) Policy DM 18 (Main Modifications 267 and 268) of the Swale Borough Local Plan
Proposed Modifications – Policy DM 18 sets out the criteria relating to designated local
green spaces and clarifies that sites, which are designated as Local Green Spaces, are
shown on the Proposals Map; and
iii) Main Modification 390 of the Swale Borough Local Plan Proposed Modifications –
Proposed Modifications to the Proposals Map – Proposed Local Green Space
designation at Lynsted Meadows, The Street, Lynsted.

1.4

On behalf of the landowners of Lynsted Meadows, the basis of our objections to the
proposed designation of this site as local green space are set out below by way of
reference to the relevant policy guidance and procedure associated with the local green
space designations.

2.0

Notification of the Proposed Allocation of Lynsted Meadows as a Local Green Space

2.1

Planning Practice Guidance (para 020 – ref ID: 37-020-20140306) states that “A Local
Green Space does not need to be in public ownership. However, the local planning
authority (in the case of local plan making) ……should contact landowners at an early
stage about proposals to designate any part of their land as Local Green Space.
Landowners will have opportunities to make representations in representations in respect
of proposals in a draft plan”.

2.2

The Draft Local Plan (in para 7.5.10) clarifies that most sites that have potential to be
allocated as Local Green Space have been put forward by local communities themselves
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and have been the subject of specific consultation with landowners and occupiers.
However, this is not the case for Lynsted Meadows.
2.3

It is noted that the Council carried out various statutory consultations on its draft Local Plan
inviting submission for potential Local Green Spaces in March 2012, August 2013 and
Spring / Summer 2014. During this time, no attempts were made by any party to put this
site forward as Local Green Space. Neither was there any evidence prepared/provided to
prove the need for a local green space in Lynsted.

2.4

The owners of Lynsted Meadows, through their agent, carried out a public exhibition on
14th November 2015 to inform the residents of Lynsted of potential residential development
of the site and to seek their initial thoughts on the proposals. The exhibition was widely
advertised 10 days in advance and the attendance records showed that 60 visitors
attended the exhibition. However, the overall number could be in excess of 80 due to some
visitors failing to record their attendance.

2.5

It was not until after this public consultation exercise that Lynsted with Kingsdown Parish
Council put forward the site, Lynsted Meadows, to Swale Borough Council for its allocation
as Local Green Space. Such an attempt raises the question and concern about whether
the site was promoted as Local Green Space for the right reasons when assessed against
the account of the correct policy interpretation of the NPFF.

2.6

The owners of the subject site, Lynsted Meadows, were not aware of such submission until
it was noticed on the published June&July 2016 Lynsted Parish Magazine, advising on its
page no. 51 that the Parish Council agreed to nominate three sites within Lynsted parish
as local green spaces, which included “Field used for village fete-land adjacent to The
Vallance, Lynsted” first on the list.

2.7

Swale Borough Council was contacted straightaway to question this situation, and it was
only after this exchange of communication that the landowners received a letter, dated 16th
June 2016, from the Council advising them of the proposed allocation of this land as Local
Green Space, and inviting their comments. This, itself, raises a concern as there was a
clear risk of the landowners not being aware of this allocation if they did not contact Swale
Borough Council. This is particularly of a concern as the minutes of the Parish Council
meeting, dated 21st March 2016, clearly shows that the nomination of Lynsted Meadows as
Local Green Space was already agreed at the time. It is not clear from the minutes of this
meeting if the landowners of the other two sites proposed as local green spaces
(Woodland opposite Lynsted School – area for use by local schools and Community
Cherry Orchard – South of Toll Road by entrance to Park Farm) were contacted/consulted.
However, it is certainly the case that no contact was made with the landowners of Lynsted
Meadows.

2.8

Given the breakdown of events above, there are, therefore, concerns that the landowners
were not given early notification of the significant change in circumstances relating to their
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land at Lynsted Meadows. Significantly, the suggested promotion of this land as local
green space soon after the public consultation exercise relating to its potential residential
development, is more of a concern in terms of whether the site has been suggested and
assessed as local green space for the right reasons and by following the correct
procedure.

3.0

Paragraphs 76 and 77 of the National Planning Policy Framework (NPPF)

3.1

Para 76 of the NPPF states “Local communities through local and neighbourhood plans
should be able to identify for special protection green areas of particular importance to
them. By designating land as Local Green Space local communities will be able to rule out
new development other than in very special circumstances. Identifying land as Local Green
Space should therefore be consistent with the local planning of sustainable development
and complement investment in sufficient homes, jobs and other essential services. Local
Green Spaces should only be designated when a plan is prepared or reviewed, and be
capable of enduring beyond the end of the plan period”.

3.2

It is argued that, when assessing the suitability of Lynsted Meadows as local green space,
no consideration has been given as to whether this site would, in fact, be consistent with
the local planning of sustainable development and would complement investment in
sufficient homes, jobs and other essential services. The breakdown of events relating to
the Local Plan consultation, and the public exhibition for the potential residential
development of the site, as referred to in paras 2.3 – 2.5, suggest that the main purpose for
this site to be put forward as local green space was to prevent any potential development
that may take place. The subject site, as local green space, is not and would not be
associated with or contribute to any investment in provision of homes, jobs or other
essential services as there are no current such proposals for the village of Lynsted. The
proposed designation of Lynsted Meadows as local green space is particularly irrelevant
and the need for its allocation is unjustified, particularly given the size and population of the
village, and given the proposed designation of a further site (Cherry Orcharde, Ref.
LGS038) as local green space within the same village.

3.3

Significantly, the site is, in fact, is suitable and available to accommodate the housing
needs of the Borough. The Draft Local Plan acknowledges the need for sufficient levels of
growth, and thus, it should allocate further development by taking into account land that is
suitable and sustainably located, such as Lynsted Meadows.

3.4

If Lynsted Meadows was brought forward for development, or not allocated as local green
space enabling the retention of the site with potential to develop, it would provide the
needed investment in sufficient homes, jobs and other facilities which would include part of
the site being used as a local green space for the village.
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3.5

The site associated with Lynsted Meadows was promoted previously through the Council’s
SHLAA process. In reference to the Council’s SHLAA 2014/2015 Addendum June 2016,
the site was found unsuitable for housing development as it was assessed to be “Beyond
settlement scope – as such it is remote from services and facilities and cannot be
considered suitable!”. This assessment, however, is in conflict with the assessment made
by the same Council on the same site in the Technical Paper No. 2 Local Green Spaces
(June 2016) Appendix 1, page 50, stating that “The site adjoins the village of Lynsted”
which was the justification to prove the site’s close proximity to the community it served.

3.6

In reference to the Council’s Proposals Map, the site clearly adjoins the built-up area
boundary of Lynsted (Map below refers). The site, however, has been disregarded as
being potentially suitable for housing development given its relationship with the existing
settlement boundary and the need to deliver housing in the Borough.

3.7

Para 77 of the NNPF clarifies that the Local Green Space designation will not be
appropriate for most green areas or open space. The designation should only be used:
!

where the green space is in reasonably close proximity to the community it serves;

!

where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
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recreational value (including as a playing field), tranquillity or richness of its wildlife;
and
Ø

where the green area concerned is local in character and is not an extensive tract of
land.

Where the green space is in reasonably close proximity to the community it serves
3.8

It is established that, in terms of its position and location, the site associated with Lynsted
Meadows is well related to the existing built-up area boundary of Lynsted. It immediately
adjoins the built-up boundary to the north bounding the curtilage of an existing property,
Post Cottage, and to the east bounding the eastern side of The Street. It is also well
enclosed by the Vallance development to the south-east, and the existing properties
associated with Lynsted Court immediately to the south of the site.

3.9

The position of the site makes it a desirable location for suitable housing development and
given the linear form of development alongside The Street, an opportunity exists to
sensitively design this site whilst retaining the linear form.

3.10

The site is fully enclosed by the built development to the north, south and east. It is not
easily visible from the main settlement/core of the village until actually arriving to the site
itself. It is bounded by the existing residential properties to the north, and the existing
driveway and properties associated with Lynsted Court to the south. It is also bounded by
The Street to the east and by Ludgate Lane to the north and west. Therefore, it is not
within a position that would make important contribution to local identity or character.

3.11

Routes of the existing public footpaths (Map below refers) are present further to the west of
the site as they end at Ludgate Road. One route stretches along the southern side of
Lynsted Court and reaches onto The Street. No public footpaths go across Lynsted
Meadows. There is, however, a public footpath across the site associated with Cherry
Orchard, which is the additional designated local green space for the village.

3.12

The site, therefore, is not easily or readily accessible. It is bounded by houses to the north
and south, which detracts from ideal green space. It is therefore considered inappropriate
and unjustified for the Council to designate this site as local green space, as it has little or
no local value and there would be no authorised access.
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Where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
recreational value (including as a playing field), tranquillity or richness of its wildlife;
3.13

The draft Local Plan or the Technical Paper No. 2 – Local Green Spaces – Appendix 1,
does not provide any evidence that has been put forward by the Parish Council or any
evidence that the Borough Council may have in assessing the beauty, history, recreation,
tranquillity and wildlife, or in concluding that the site is of special significance to community
in particular local significance.

3.14

The site is in private ownership and unused. It has been grazed mainly for maintenance
purposes. It has no recreational value and it was only used for the annual village fete for
about 10 years. The fete was held on the field by annual permission only, and not as a
“given” and the field was not / is not used for anything without consent. The use of the site
for the village fete has now stopped, and the village fete this year will take place at Lynsted
Park.

3.15

The site was also used by a Youth Club only once to play football and as a parking area
associated with a private wedding. Such uses, including the village fetes can take place
within any field for up to 28 days in total in any calendar year without the need for planning
permission under Class B, Part 4, Schedule 2 of the Town and Country Planning (General
Permitted Development) Order 2015 (as amended). In the case of the subject site, its use
by the community was much less than this permitted time period, and this is not sufficient
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to justify the site as having recreational value or being demonstrably special to a local
community.
3.16

Notwithstanding this position, the Council has assessed the site as follows:
“This site is used by the community for the village fete and other major village community
functions. The site is clearly used recreationally by the whole village in these
circumstances…”

3.17

As demonstrated in paras 3.14 and 3.15 above, the site is certainly not used for other
major village community functions, and is certainly not “….clearly used recreationally by the
whole village”. We, therefore, question the evidence in concluding such an assessment.

3.18

It should also be taken into account that the village fetes only took place within much
smaller portion of the site and not to the extent that has been put forward as local green
space in the draft Local Plan. If such extent of the use is considered to be sufficient by the
Council in justifying the allocation of Lynsted Meadows as local green space, this could
suggest that Lynsted Park, where the village fete this year will and may continue to take
place, could also be allocated as local green space notwithstanding that it is much further
away from the village.

3.19

It is therefore concluded that Lynsted Meadows is not accessible by public in legal terms
and this would continue to be the case if the site was allocated as local green space.
However, the site could deliver attractive local green space that is proportionate to the
village and enables access through the development of the site, which would provide wider
benefits for the village whilst contributing to the housing need in the Borough.

3.20

Given the form and nature of the land as an agricultural field used for grazing purposes,
any opportunity for wildlife would also be limited. The recreational value of the land cannot
be considered high, as there is no public access to the land. Potential housing
development of the site, however, would enable the connection of the public footpaths into
the village increasing public accessibility to the land and hence its recreational value.

3.21

Based on the above assessments, Lynsted Meadows is not considered to be of special
significance in accordance with the NPPF. It has little wildlife potential and in functional
terms, it does not appear associated with the core of the village. Being located adjacent to
The Street and enclosed by built development to the north, south and east, the site cannot
be considered to be of significance for its tranquillity.

3.22

Village events, which were not frequent, only took place within this land subject to
permission by the landowners and none of the site is legitimately accessed by the public. It
is therefore considered the proposed allocation of the entire site as local green space by
the Council is inappropriate and unjustified.
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Where the green area concerned is local in character and is not an extensive tract of
land
3.23

The site associated with Lynsted Meadows is not subject to any important landscape
designations. The size of the site at 1.3ha is relatively large as local green space given the
size of the village of Lynsted. It should also be taken into account that when considered
with the additional parcel of land that is also owned by the same landowners, and further
additional open fields to the west and south-west, the site is clearly part of an extensive
tract of land which is not suitable or appropriate for local green space designations.

3.24

The inclusion of Lynsted Meadows as Local Green Space would prejudice any potential
suitable development of the village contributing towards the housing need and other
facilities, which the public would benefit from.

3.25

The site, effectively and collectively with the adjoining land further to the west, clearly
provides an extensive tract of land which would be contrary to the principles for designating
local green space set out in the NPPF. It is, therefore, inappropriate for the Council to
designate the entire site as local green space without fully and properly assessing the
village needs.

4.0

Suitability of the site, Lynsted Meadows, for housing development

4.1

The site associated with Lynsted Meadows is sustainably located for growth in relation to
the built confines of Lynsted with direct access to the services and facilities of the village.
By virtue of its position with the existing built-up area boundary, the site would provide a
sustainable extension to the village with the nearest bus stop being located just outside the
site, serving between Newnham and Sittingbourne, and benefiting from the existing school.

4.2

It would contribute to the Borough Council’s housing target and have potential for
sensitively designed development that is responsive to its environment and that would
enhance and better reveal the significance of the surrounding listed buildings.

4.3

The development of the site would improve existing infrastructure and contribute towards
the delivery of much needed affordable housing. It would accommodate new homes and
associated open space and landscape areas that would benefit the village widely.

4.4

The site has no ownership constraints and is available now for development. It can deliver
housing and hence contribute to the identified market and affordable housing needs for
which there are strong pressures within the Borough.

4.5

Lynsted Meadows is capable of delivering a sensitively designed housing development in
this particular location, which would also provide associated public open space enabling
public access. If potential development of this site is limited/prevented as a result of its
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designation as local green space, the site would remain as it is in that it would continue to
have no recreational or wildlife value, or provide any public access.
4.6

Given the housing supply that needs to be delivered within the Borough through the Plan
period, Lynsted Meadows is a suitable site that should be identified for housing
development purposes and associated local and recreational facilities that would benefit
the health and well-being of the village.

4.7

The designation of Lynsted Meadows as local green space would not be logical and would
remain unjustified particularly on the basis that the site is required for development during
or beyond the Plan period.

5.0

Conclusion

5.1

As submitted in this statement, we consider that the proposed designation of Lynsted
Meadows as Local Green Space would not be in accordance with the NPPF or Planning
Practice Guidance (PPG). Given the housing need that must be delivered within the
Borough, the designation of this site as Local Green Space would undermine the aim of
plan making, which should identify sufficient land in suitable and sustainable locations,
such as Lynsted Meadows.

5.2

Lynsted Meadows does not have any special, beauty, recreation or wildlife value. Its
promotion as Local Green Space only after the reveal of the landowner’s intention to
develop the site through a public consultation exercise, raises a concern as to whether the
designation of this site as local green space has been adequately assessed against the
NPPF and PPG.

5.3

The site associated with Lynsted Meadows is suitable, achievable and deliverable as
potential housing site which would contribute to the future housing needs of the Borough of
Swale as identified in the Draft Local Plan. Its proposed designations as local green space
would significantly inhibit sustainable development options this site could provide in an
appropriate and suitable manner in support of the growth of the village. It would further
restrict any flexibility of the site being capable of developed given its suitable location within
the village, and the lack of similar sites within the village, which, if developed, would result
in more adverse impact upon the wider countryside.

5.4

We, therefore, urgently invite the Council to remove Lynsted Meadows from the Proposals
Map of the Draft Local Plan as Local Green Space.
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1.0

INTRODUCTION

1.1

The Brief and Background

1.1.1

Ramsay & Co has been commissioned by Mr. Stephen Davies and Ms. Lisa Candy to
undertake a site appraisal of a field known as Lynsted Meadows. This parcel of land
lies to the west of The Street, Lynsted and has recently been proposed by Swale
Borough Council to be allocated within the document: Bearing Fruits 2031: The
Swale Borough Local Plan Proposed Main Modifications (June 2016) as a
designated Local Green Space.

1.1.2

Mr. Davies and Ms. Candy argue the Local Green Space designation is not
appropriate for Lynsted Meadows and have appointed Kember Loudon Williams to
support their case in February 2017 when the Local Plan will be subject to an
Examination in Public through hearing sessions held by a Planning Inspector.

1.1.3

In addition to this site appraisal, Kember Loudon Williams have provided a
Statement of Representations (dated August 2016) which details the background
to the proposed designation, the relevant policy details and a number of reasons
why the proposed Local Green Space designation is not appropriate for Lynsted
Meadows.

1.1.4

The criteria applied to sites which have the potential to be designated as Local
Green Spaces is to be found within the National Planning Policy Framework.
Paragraph 76 of the NPPF states: Local communities through local and
neighbourhood plans should be able to identify for special protection green areas
of particular importance to them. By designating land as Local Green Space local
communities will be able to rule out new development other than in very special
circumstances. Identifying land as Local Green Space should therefore be consistent
with the local planning of sustainable development and complement investment in
sufficient homes, jobs and other essential services. Local Green Spaces should only
be designated when a plan is prepared or reviewed, and be capable of enduring
beyond the end of the plan period.

1.1.5

Paragraph 77 goes on to state: The Local Green Space designation will not be
appropriate for most green areas or open space. The designation should only be
used:
 where the green space is in reasonably close proximity to the community
it serves;
 where the green area is demonstrably special to a local community and
holds a particular local significance, for example because of its beauty,
historic significance, recreational value (including as a playing field),
tranquillity or richness of its wildlife; and
 where the green area concerned is local in character and is not an
extensive tract of land.
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1.1.6

Swale Borough Council have provided justification for the proposed Local Green
Space designation following representations by Kember Loudon Williams on behalf
of Ms Candy and Mr Davies: Lynsted Meadows provides beautiful views of the
conservation area and church on the approach from Doddington and lies between
Lynsted Court (built in the 1300s) and Ludgate Lane (1400s). Notwithstanding the
fact that the site will no longer be the site for the village fete, it is considered it is
still of special significance to the local community and holds a particular local
significance because of its beauty/historic significance. This site forms a small part
of the wider Lynsted conservation area (designated 26 January 200). The village
has an open form of development giving it a green appearance with the transition
from village to countryside marked by two large houses Lynsted Court and Aymers
to the south. The LGS lies to the north of Lynsted Court anchoring the LGS into the
village. (SBC/PS/117/ Chapter 9. The Council’s Schedule of Representations
Summaries and its Responses / Page 188 & 189.)

1.1.7

This report will provide an analysis of Lynsted Meadows and its landscape
character and historic significance.

1.1.8

All the relevant photographs and figures are included with this report.

1.2

The Purpose of the Report

1.2.1

The main objectives of this report are to:
 evaluate and describe the visual baseline conditions of Lynsted Meadows;
 identify and describe a number of representative views in relation to the
Lynsted Meadows;
 provide an analysis of any historic significance and landscape character.

2.0

EXISTING BASELINE CONDITIONS

2.1

Landscape Context

2.1.1

The small settlement of Lynsted lies to the south of the A2 between Faversham
and Sittingbourne. Lynsted Meadows lies to the west of The Street to the south of
a Grade 1 listed church dedicated to St. Peter and St. Paul. To the north are a
number of residential dwellings which lie immediate south of the church and to
the eastern boundary is The Street which provides the main vehicular access to
Lynsted from the south.

2.1.2

To the southern boundary lies a private access road to Lynsted Court – a Grade 1
listed residential dwelling, further to the west is a Grade II listed barn which has
been converted for residential use. To the south-east are a number of residential
properties off The Valance which are built in a contemporary architectural style – a
large residential dwelling: Aymers lies further to the south-east and is also Grade II
listed.
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2.1.3

To the west, there are pasture fields with a mid-distance view to Four Acres which
lies on a ridge line running roughly north to south.

2.2

Baseline Topography

2.2.1

To the south, the approach to Lynsted Meadows along The Street falls to the
entrance to Lynsted Court before levelling out past Lynsted Meadows and then
rising again towards the church and churchyard area to the north. To the east
there is a fall to an area which is indicated on maps as a pond but which was dry
and overgrown at the time of the site visit.

2.2.2

To the west the topography gradually rises to a ridge line with Four Acres
silhouetted to the sky line. Lynsted Meadows itself is generally even with only
slight, localised variations to the topography.

2.3

Existing Vegetation

2.3.1

Lynsted Meadows is currently a rough pasture field - it is understood that it has
been grazed by livestock. To the south-eastern boundary are two mature Ash trees
one of which is in very close proximity to a telegraph pole – both have significant
ivy growth to the main stems. Further north, several immature tree / shrub
specimens which are likely to have self-seeded lie adjacent to The Street.

2.3.2

To the north-western boundary is a length of coniferous hedging which lies
adjacent to a residential garden, further east the garden areas are separated by
close boarded timber fencing. To the north-east corner of Lynsted Meadows lies a
semi-mature Small Leaved Lime tree which was planted by the parish council to
commemorate the Queens Golden Jubilee in 2002.

2.3.3

To the western boundary lies a post and wire fenceline which is clear of any
significant vegetation. To the south west corner is an area of dense shrubs and
ruderal vegetation which is separated from the rest of the site with a post and wire
fence. Further to the west within the adjacent pasture field are a number of
medium sized, mature trees which would appear to be in decline. The fields
surrounding Lynsted Court originally formed an extensive orchard area and it is
thought these declining / dead trees may be the visible evidence of this former
land use.

2.3.4

A deciduous hedgerow lies adjacent to the northern edge of a section of the
private access road which leads to the converted barn to the west of Lynsted Court
(to the western end of the Lynsted Meadows boundary). Further east, the
boundary edge is delineated with a post and wire fence with a dense coniferous
hedgerow to the southern edge of the Lynsted Court access road.
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2.4

Public Rights Of Way

2.4.1

There are no Public Rights of Way either within or adjacent to Lynsted Meadows.
There are two PROW: Footpaths off The Street to the north and south of Lynsted
Meadows: one which runs east to the north of Hillside and another which runs
south-east off The Street to the south of The Valance. To the west, a PROW:
Footpath runs west off Ludgate Road following the access road to Four Acres.

3.0

LANDSCAPE CHARACTER

3.1.1

Within the Jacobs Babtie: Swale Landscape Character Assessment and Guidelines
(March 2005), Lynsted Meadows is identified as lying to the eastern edge of
Landscape Character Area: 24 Rodmersham Mixed Farmlands. The assessment
highlights a number of key landscape characteristics including: Land largely used
for grazing and arable production, with significant areas of fruit production,
including traditionally managed orchards as well as: Isolated properties and
farmsteads, occasional small-scale historic villages.

3.1.2

The assessment goes on to state: Generally this landscape is in poor condition and
is considered to be incoherent. In places the traditional character is well
maintained, whilst elsewhere orchards have been removed to make way for largescale arable and grazing land. Where large-scale removal of hedgerows has taken
place and wire fencing installed, the character has been further undermined and
views opened up. This coupled with the insignificant areas of woodland cover
means that the ecological interest of the area is poor.

3.1.3

Lynsted Meadows: Landscape Character
The landscape components which contribute to the Lynsted Meadows landscape
character are illustrated in Appendix A: Landscape Character Features.

3.1.4

Lynsted Meadows comprises a small, rough pasture field which is edged to the
north and south with residential dwellings. The countryside is more open to the
west with mid-distance views across pasture fields to a ridge line and an isolated
dwelling. To the east, views are constrained by trees and dense shrubs which lie to
a pond area. Any perception of tranquillity is intermittently affected by the close
proximity of traffic using The Street which lies adjacent to the eastern boundary.
There is no vegetation to the western boundary which is delineated with a post
and wire fenceline. Two mature trees lie to the eastern boundary together with
several immature specimens - a commemorative, semi-mature tree is planted to
the north-east corner.

3.1.5

The site area is overlooked by the residential properties which lie to its northern
edge and the presence of coniferous hedgerows and close boarded timber fencing
lend a suburban quality to the landscape character. A number of elements
including overhead power/telephone lines, telegraph poles and a water pumping
station (to the north-east corner) visually detract from the landscape setting. The
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over mature / declining tree specimens to the west of the site area (possibly
remnant fruit trees) further detract from the landscape character and are
suggestive of a decline in value and condition.

4.0

FIELD SURVEY METHODOLOGY AND VIEWPOINT
IMAGES

4.1.1

The on-site survey visit was carried out by Andrew Ramsay BA (Hons) MALA CMLI
on the 17th of December 2016 – weather conditions were foggy during the early
morning which gradually cleared giving way to winter sunshine. It should be noted
the site survey was conducted during winter when deciduous trees and shrubs
were out of leaf. Views are likely to be less open during late Spring, Summer and
Autumn when deciduous vegetation would be in leaf.

4.1.2

The photographs were all taken with a Canon Power Shot G11 digital camera with
a 6.1 - 30.5mm (35mm equivalent: 28-140mm) lens. The photographs were taken
on a standard setting (28mm wide) approximately 1.5 - 1.7m above ground level.

5.0

VISUAL APPRAISAL: REPRESENTATIONAL VIEWPOINTS

5.1.1

This section of the report provides an overview of the visual condition of Lynsted
Meadows with the aid of photographs taken during the site survey – views are
shown in Appendix B: Viewpoint Photographs. The viewpoint locations are
illustrated on RCo194 / Figure 01 / PROW and Viewpoint Locations.

5.1.2

5.1.3

Viewpoint 01 – The Street Looking North
This viewpoint is located to The Street to the south of the entrance to Lynsted
Court which can be seen adjacent to the Lynsted village signage. The view looks
north and Lynsted Meadows is partially visible beyond the access to Lynsted Court,
views of the church and residential dwellings to the south of the church area are
constrained by the mature trees which lie to either side of the highway. The view
demonstrates the fall in levels to the south of Lynsted Meadows and the
subsequent rise towards the church.
Viewpoint 02 – The Street Looking North (South of The Vallance)
Viewpoint 02 lies to the south of the entrance to The Vallance on The Street and
looks north up the highway. There is a partial view of the Lynsted Church Spire
however the church building is largely obscured by dense evergreen trees. The
residential dwellings which lie to the northern edge of Lynsted Meadows are
partially visible as well as the coniferous hedgerow and close-boarded timber fence
to the northern boundary edges. As with Viewpoint 01, the view demonstrates the
rise in levels to the north as well as the timber post and wire fence line to the
eastern boundary of The Street.
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Viewpoint 03 – The Street Looking West
This viewpoint lies just north of the entrance to The Vallance on The Street and
looks west across Lynsted Meadows. The view shows the more open character of
the landscape to the west due to a lack of intervening vegetation to the boundary
edge. Four Acres is visible to the skyline as well as a partial view of Lynsted Court
to the left of the image. To the right of the image, the residential dwellings which
lie to the north of Lynsted Meadows are also perceptible. There are near distance
views of a telegraph pole to the edge of the highway as well as a post and wire
fenceline. The view also shows a coniferous hedgerow and close boarded timber
fenceline which lie to the Lynsted Meadows boundary edges.
Viewpoint 04 – North-Eastern Corner of Lynsted Meadows Looking West
Viewpoint 04 lies to the north-eastt corner of Lynsted Meadows and looks west,
the post and wire fenceline which lies to the western boundary is clearly visible
across the rough pasture field. To the right of the image is the close boarded
timber fence which lies adjacent to a residential garden and to the south the
converted barn and Lynsted Court are partially visible beyond boundary
vegetation. Several of the declining trees (thought to be remnants of the orchard
which once covered Lynsted Meadows and the adjacent fields) are also perceptible
to the west. The view demonstrates the slight rise in topography to the west over
rough pasture fields.
Viewpoint 05 – Ludgate Road Looking East
This viewpoint is located on Ludgate Road and looks east across a rough pasture
field which is currently being grazed by sheep and a horse. The view demonstrates
the slightly elevated location due to a gradual rise in topography to the west of
Lynsted Meadows. Lynsted Church spire is perceptible to the left of the image as
are the residential dwellings which lie to the south and south-west of the church
area. Also visible are several mature and declining trees thought to be remnants of
an extensive orchard area which once covered the fields around Lynsted Court.
Viewpoint 06 – South Western Corner of Lynsted Meadows Looking North
Viewpoint 06 is located to the south-western corner of Lynsted Meadows and
looks north towards the residential dwellings which lie to the south and southwest of Lynsted Church. The church spire is perceptible rising above the residential
dwellings as are the evergreen, conifer hedgerow and close boarded timber
fenceline which lie to the northern edge of the Lynsted Meadows. To the right of
the image, the fenced area of dense shrubs and ruderal vegetation which lies to
the southern edge of the field is visible in near distance views.
Viewpoint 07 – South-Eastern Corner of Lynsted Meadows Looking North
This viewpoint lies to the south-eastern corner of Lynsted Meadows and looks
north towards the village area. The viewpoint lies close to The Street and the
church spire is visible to the north rising above the residential dwellings which lie
to the north of the field. The timber fence and coniferous hedgerow which lie to
the northern boundary are prominent in this view as well as several residential
dwellings which overlook Lynsted Meadows. To the right of the image, the
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telegraph pole, overhead cables and highway all combine to give an urban
character to this view. The semi-mature tree planted to commemorate the Queens
Golden Jubilee is visible to the north-eastern corner.

6.0

SUMMARY AND CONCLUSIONS

6.1

Summary: Landscape Character

6.1.1

Lynsted Meadows is currently an open, rough pasture field which lies to the west
of The Street to the southern edge of Lynsted Village. It lies to the north of a grade
I listed building (Lynsted Court) and Lynsted Meadows and the adjoining field (to
the west) historically formed an extensive orchard area which surrounded Lynsted
Court. Several over-mature trees within the field to the west of Lynsted Meadows
are thought to be a remnant of this former land use. The curtilage of Lynsted Court
is now very clearly delineated with vegetation which includes a dense coniferous
hedgerow - creating a sense of enclosure and separation from Lynsted Meadows.

6.1.2

To the north are residential dwellings, some of which overlook Lynsted Meadows.
The presence of an evergreen hedgerow and close boarded timber fence to the
northern boundary of Lynsted Meadows contribute to a suburban character. To
the eastern boundary lies The Street as well as a water pumping installation. The
southern, western and eastern boundaries are delineated with post and wire fence
lines - two mature trees lie to the south eastern edge.

6.1.3

The lack of any coherent boundary treatments (hedgerows / hedgerow trees),
visibly declining trees to the west and overhead power lines/ telegraph poles all
contribute to a landscape character which is considered to be in poor condition as
identified within the Rodmersham Mixed Farmlands Landscape Character Area.
Although historically Lynsted Meadows once formed part of an extensive orchard
area around Lynsted Court this has long since disappeared and there is now little
to connect Lynsted Meadows with Lynsted Court other its geographic proximity.

6.2

Summary: Visual Survey

6.2.1

Views of the residential dwellings and church area to the north of Lynsted
Meadows from locations to The Street (southern approach from Doddington) are
constrained by a combination of trees (both evergreen and deciduous), a
coniferous hedgerow and a close-boarded timber fence to the northern boundary.
Near distance views of overhead cables, post and wire fence and water pumping
installation detract from the landscape setting and views from The Street.
(Viewpoints 01 and 02)

6.2.2

Views north and south from locations within the boundaries of Lynsted Meadows
are constrained by the boundary treatments and mature trees (Viewpoints 06 and
07). Views to the east are limited by the trees and vegetation which lie to the east
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of The Street. Whilst views to the west are more open and extend to the fields
which lie adjacent to Lynsted Meadows, a combination of a slight rise in
topography and boundary vegetation means the available views are not
particularly panoramic (Viewpoints 03 and 04). Views east from slightly elevated
locations to Ludgate Lane are relatively open but extend only as far as the
boundaries of Lynsted Meadows where mature trees and buildings limit any views
further east (Viewpoint 05).

6.3

Conclusions

6.3.1

Swale Borough Council have asserted in a written response to Ms. Lisa Candy that
Lynsted Meadows has been proposed as a Local Green Space for a number of
reasons including: beautiful views of the conservation area and church on the
approach from Doddington as well as: particular local significance because of its
beauty/historic significance. Views of the conservation area and church from
locations to The Street to the south of the entrance to Lynsted Cout are limited by
the mature trees which lie to the edges of The Street. Further north, boundary
vegetation (including trees and hedgerows) also limit views north to the residential
dwellings and church. (It should be noted Lynsted Meadows is private land with no
PROW either adjacent or within its boundaries).

6.3.2

The boundary vegetation (which includes a dense and tall evergreen hedgerow)
which lies to the south of the access road to Lynsted Court creates a sense of
enclosure and separation between the listed dwelling and Lynsted Meadows which
limits any obvious visual or landscape relationship between the two areas. Lynsted
Meadows and the fields immediately surrounding Lynsted Court featured
extensive orchard planting as recently as 1952 however aside from a field
immediately to the west of the listed dwelling, fruit trees have all but disappeared
save several declining specimens to the west of Lynsted Meadows. Therefore any
historical significance would appear to relate solely to the fact Lynsted Meadows
lies adjacent to Lynsted Court.

6.3.3

Any perceptions of tranquillity in relation to Lynsted Meadows are intermittently
affected by the close proximity of traffic to The Street and (more intermittently) to
the access road to Lynsted Court. This is reinforced by the general openness of the
eastern and southern boundaries with little in the way of boundary vegetation to
soften views of traffic.

6.3.4

The concept of ‘beauty’ is a subjective term which is likely to be influenced by a
range of factors including the viewer’s cultural background, education, upbringing,
occupation etc. Therefore, it would not be appropriate to offer any assessment or
judgment within this report as to whether Lynsted Meadows is ‘beautiful’ or not.
However, Lynsted Meadows together with the field to the west forms an area of
rough pasture to the west of The Street with a number of elements which detract
from the landscape setting including telegraph poles, overhead cables, a water
pumping station, post and wire fencelines and close boarded timber fencing to the
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boundaries. Whilst the grade I listed Lynsted Court lies immediately to the south,
views of the dwelling are limited by boundary planting to the curtilage which
reinforces the perception of separation and exclusion from Lynsted Meadows. The
wider landscape has independently been assessed as being in a poor condition and
it is considered Lynsted Meadows typifies this assessment.
6.3.5

In conclusion it is suggested that Lynsted Meadows should not be designated as a
Local Green Space when considered against the specific NPPF criteria: The
designation should only be used: ….where the green area is demonstrably special to
a local community and holds a particular local significance, for example because of
its beauty, historic significance, ………. tranquillity or richness of its wildlife.
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01- 2 No. Mature Ash Tree Specim ens (South-Eastern Boundary)

02- Water Pumping Station (North-East Corner)

03- Q ueen Eliz ab eth Golden J ub ilee Lim e Tree

04 - Coniferous Boundary Hedgerow (Northern Boundary)

05 - Close Boarded Tim b er F enceline (South-Eastern Boundary)

06 - Ev ergreen and Deciduous Hedgerows (Southern Boundary)
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Access to Lynsted Court
The Street

Viewpoint 01 - The Street Looking North
Residential dwellings to the northern
edge of Lynsted Meadows

Lynsted Church Spire
The Street

Ruderal vegetation to eastern
boundary of Lynsted Meadows

Viewpoint 02 - The Street Looking North (South of The Vallance)
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Lynsted Court

Four Acres
The Street

Evergreen hedgerow to
Lynsted Court curtilage

Viewpoint 03 - The Street Looking West

Lynsted Court
Coniferous Hedgerow

Close boarded timber fence to
residential garden boundary

Converted Barn

Viewpoint 04 - North-Eastern Corner of Lynsted Meadows Looking West
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Lynsted Church Spire

Lynsted Meadows

Viewpoint 05 - Ludgate Road Looking East

Post and Wire Fenceline
(Northern Boundary)

Lynsted Church Spire

Viewpoint 06 - South-Western Corner of Lynsted Meadows Looking North
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Lynsted Church Spire
Queen Elisabeth Golden Jubilee Lime Tree
The Street

Viewpoint 07 - South-Eastern Corner of Lynsted Meadows Looking North
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