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PROJECT BACKGROUND
Sevenoaks Town Council is currently developing a Neighbourhood Plan for Sevenoaks that will set out a 

vision to guide development in the area over the next 15-20 years. 

Through their preliminary work on this plan the Town Council’s Neighbourhood Plan Steering Committee 

identified Northern Sevenoaks  (the study area) as one of the only areas of the town that could receive 

new development. There was also a consensus that Northern Sevenoaks was an area with untapped 

potential that was in need of some regeneration. It was therefore agreed that a dedicated masterplan 

would be prepared to scope out the development potential of the area. When complete, the plan will 

feed into the evidence base for both the emerging Neighbourhood Plan and the new Sevenoaks District 

Local Plan which is currently being prepared by the District Council.

PROJECT TIMELINE
The Town Council appointed consultants Urban Initiatives Studio and Regeneris to prepare the 

masterplan in November 2016. They have undertaken a number of different tasks to help prepare the 

proposals you will see at this exhibition. These are summarised below. 

THE DEVELOPMENT OF NORTHERN SEVENOAKS
Sevenoaks is an attractive commuter town located to the south east of London with a population of 

20,409 (census 2011). Early records of a settlement date back to the 13th Century when a market was 

held in the area. Sevenoaks town has largely retained its historic character with the core focused around 

London Road and High Street and with a number of historic landmarks such as Knole House, The Vine 

Cricket Ground and Sevenoaks School adding character and identity.

The central area around High Street and London Road remained the focal point of the town for many 

centuries. Northern expansion of the town did not occur until the industrial revolution. Northern 

Sevenoaks therefore has quite a different character. Its evolution is summarised below.

PRE-1850 - NORTHERN 
SEVENOAKS NOT DEVELOPED

 • Most early built development in Sevenoaks 
focused on historic centre of the town (such as 
Knole House)

 • Northern Sevenoaks was largely agricultural 
with a number of estates and manor houses 
including Greatness House, Bradbourne Hall 
and Riverhead

NORTHERN SEVENOAKS                   
INDUSTRIALISES

 • Bat and Ball Station opens in 1862

 • Gasworks opens on Cramptons Road in 1862

 • Brickworks appear on Otford Road and at 
Greatness 

 • Sand and gravel extraction begins to the west 
of Bat and Ball Station

INDUSTRIAL AND RESIDENTIAL      
EXPANSION

 • Sevenoaks expands through the 19th Century

 • The St Johns area is developed for housing  
between 1840-1880

 • The Sevenoaks and Holmesdale Cottage 
Hospital opened on St John’s Hill in 1873. 

 • Small pockets of housing appear interspersed 
with industrial uses and the great houses are 
demolished to make way for new homes

POST WAR CHANGE

 • The completion of gravel extraction at 
Bradbourne led to the creation of the 
Sevenoaks Wildlife Reserve

 • Commercial uses continue to grow with 
Vestry Road and the Sevenoaks Enterprise 
Centre developed on former railway sidings 

 • Gravel extraction commences on the current 
Tarmac Site to the north of Greatness

 • Further residential development takes place 
between the railway line and Otford Road

 • The area is characterised by a mix of large 
footprint commercial uses, finer grain 
residential development and its open spaces

Study area
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1 IDENTIFYING THE VISION

 • Detailed spatial analysis of the study area

 • Detailed review of planning policy

 • Socio economic overview of the study area

 • Preparation of initial ideas for Northern Sevenoaks

Consultation  • Visioning Workshop with local people and stakeholders
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2 DEVELOPING THE MASTERPLAN

 • Development of initial ideas following consultation feedback

 • Development of draft masterplan

Consultation  • Masterplan Workshop with local people and stakeholders

 • Preparation of draft masterplan report
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17 3 PUBLIC CONSULTATION (THIS STAGE)
 • Development of draft masterplan following consultation

 • Public and online exhibition of draft masterplan

 • Collection of feedback from local people and stakeholders via a questionnaire
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7 4 FINALISING THE PLAN

 • Review of feedback from public consultation

 • Presentation of Masterplan to Town Council Planning Committee and 

 • Finalise masterplan

TELL US WHAT YOU THINK 
Please take your time to review the ideas on these boards and fill in our feedback questionnaire.

Please leave the completed form in the comments box or return by post or in person to:  

FREEPOST RTHK-RSKY-SSXS

Sevenoaks Town Council

Bradbourne Vale Road

Sevenoaks

You can also see the proposals and comment online.

Visit:  STNP.co.uk/northernplan

THE FUTURE? 
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ACCESS TO NATURE
 9 High biodiversity value
 9 Opportunity for new open spaces on the Tarmac site at Greatness 
when gravel extraction is completed

OPEN SPACES
 9 A variety of open spaces including the Sevenoaks Wildlife Reserve 
and Greatness Recreation Ground

TOPOGRAPHY   
 9 Undulating topography creates attractive views towards 
surrounding countryside - especially to the north and east

PLANNING DESIGNATIONS
 9 Lack of available sites for development
 9 Some protected employment sites around Bat and Ball Station - 

these create a hostile environment
 9 70% of Northern Sevenoaks is within the Green Belt

VEHICLE MOVEMENT
 9 Good road links to other settlements
 9 Traffic - dominance of traffic heavy on the major routes, the A225             

and A25

PUBLIC TRANSPORT
 9 Good public transport links

FLOODING
 9 Some flood risk in the Darent Valley - this creates constraints in 

some parts of the Northern Sevenoaks area

Sevenoaks Wildlife                 
Reserve

Kent Downs AONB

Bradbourne 
Vale Lakes

LAND USE
 9 Variety of shops and services from the local shops at St Johns to           
big box retailers to the west of the Vestry Estate 

 9 Strong Performing Labour Market
 9 Lack of mix in housing types
 9 Hostile environment - a lack of activity and dominance of 

commercial uses around the station
 9 Vacancy - empty shop units at St Johns

PEDESTRIAN ENVIRONMENT
 9 Railway line is a barrier to pedestrian movement
 9 Poor quality pedestrian environment at St Johns
 9 Limited east to west movement through the Northern Sevenoaks 

area and constrained access to Bat and Ball Station

SPATIAL ANALYSIS
This board shows the spatial analysis that was undertaken as part of 

the masterplanning process. Below each image you can see the key 

positive and negative features identified under each topic.

A25

M26
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Darent 
Valley

Vestry                                          
Estate

Bat & Ball 
Station

St Johns 
local centre

Bat & Ball 
Station

Millpond 
Wood

A25
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‘NORTHERN SEVENOAKS will be a 
successful and vibrant place with a 
strong identity that takes advantage of 
its good connections and easy access to 
open countryside. A neighbourhood that 
provides a variety of homes, excellent 
schools and local shops, facilities and 
employment opportunities; that is set 
within a landscape of open fields, lakes and 
woodland and where it is possible to build 
your own home and be at one with nature. 

The Sevenoaks Wildlife Reserve, Greatness 
Lake and Greatness Recreation Ground 
provide a unique and rich natural 
environment for both active sports and 
quiet contemplation and a network of 
safe routes provide easy access to local 
facilities. Northern Sevenoaks will be a 
NATURALLY GREAT PLACE TO LIVE’.

To strengthen the heart of Northern 
Sevenoaks by improving the environment 
around the station and St Johns and 
encouraging residential development in 
close proximity to transport links and local 
services.

♥
1

To make the most of the area’s natural assets 
including Greatness Recreation Ground, The 
Sevenoaks Wildlife Reserve and a new leisure 
area around Greatness Lake when Tarmac 
have finished extracting gravelon.

2

To consider opportunities for the 
sustainable expansion of Sevenoaks to 
the north3

TOWNSCAPE
Northern Sevenoaks developed with the arrival 

of the railway. Early development was mainly 

industrial with only small pockets of residential use. 

Development then and now has been concentrated 

along the railway line between Otford Road (A225) 

and Greatness. Gravel extraction took place on land 

to the east and west and is ongoing at Greatness.

The area has has the following characteristics:

 9 An abundance of open spaces, woodland and 

water bodies 
 9 Unplanned development with an inconsistant 

townscape of large footprint commercial uses 
and finer grain development

 9 Bat and Ball junction is an important node in 
the townscape but is busy and presents a poor 
quality pedestrian environment

 9 The railway line and A25 and A225 are major 
barriers to pedestrian movement 

 9 An incomplete and fragmented pattern of 
streets

OPPORTUNITIES VISION OBJECTIVES

Gas 
holders

Bat and Ball 
Junction

Sevenoaks Wildlife               
Reserve

Abundant open spaces Vestry Road Industrial area has limited 
impact on residents

Dominance of two storey suburban 
housing of a variety of styles

Mix of commercial and residential uses Poor quality environment at Bat and Ball 
junction

Industrial / commercial uses dominate the 
area around the station

A25

A25

A225

Vestry                                          
Estate

COMMERCIAL CHARACTER

 9 The big box retail and commercial uses are 
concentrated at Vestry Road and have little 
impact on the residential environment

 9 Development at  St Johns Hill follows a 
traditional High Street pattern with continuous 
active frontages - this creates a focal point for 
surrounding housing

 9 Smaller clusters of big box commercial uses 
are located either side of the railway tracks 
at Bat and Ball Station and create a poor 
first impression, impact on neighbouring 
residential properties and create a  ‘ghost town’ 
environment around the station

RESIDENTIAL CHARACTER

 9 There are many  styles of residential architecture 
in the study area. However, they are generally 
two storey, suburban style houses. This creates 
some cohesiveness in the townscape.

 9 There is very little variation in the housing type 
- which is mainly formed of family homes - there 
are very few apartments. 

From our analysis we have identified the following 

opportunities for North Sevenoaks. These have 

helped to inform the Vison and Objectives:

Bat and Ball Station and a new community centre - 

refurbish the station, deliver more activity and open 

up a western access to the station - transform the 

arrival experience;

Animate the streets - create more activity and a 

safer streetscape around the station through new 

development;

Improve linkages - improve the pedestrian and cycle 

environment especially between key destinations 

such as local schools, St Johns centre and the station;

Visitor Centre - improve access to the Wildlife 

Reserve including potential for a new Visitor Centre;

New homes - provide a mix of new homes including 

affordable properties and investigate alternative 

models of delivery;

Employment focus - consolidate commercial uses 

towards the north of the study area and release sites 

close to the station;

Green Belt Review - remove some sites from the 

Green Belt to free up land for development;

Green Network - deliver new green spaces and 

improve connections and facilities at existing spaces 

such as Greatness Recreation Ground; and

Water based recreation - create a new water based 

recreational open space when Tarmac completes 

extraction at Greatness.
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STRENGTHENING THE HEART                           
BAT AND BALL / ST. JOHNS 
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2. The community centre will be replaced with 
a new building, as shown in the visualisation 
above

3. A new welcoming space will be created opposite 
the station - simliar to the above example at Manor 
Park Station

4. The space at the junction of Chatham Hill Road 
and Otford Road will be improved

5.  New homes will be developed close to the station

1. Bat and Ball Station will be refurbished - the image 
above shows a similar scheme at Crystal Palace 
Station

2. New community centre

1. Refurbished Bat 
and Ball Station

4
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A25
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A225
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The public realm and St Johns Hill should be improved, traffic slowed and 
pavements widened where possible. The above image shows the town of 
Poynton in Cheshire. Here the road carriage has been narrowed to give more 
space over to pedestrians.

IMPROVING THE ARRIVAL 
EXPERIENCE
The masterplan proposes the following public realm 

interventions to improve the physical environment 

at Bat and Ball and help people navigate from the 

station to other destinations.

 •  A new arrival space to frame the new community 
centre and mark the new western access point to 
Bat and Ball Station

 • A new arrival space to frame the refurbished Bat 
and Ball Station utilising the existing green space 
on Chatham Hill Road

 • Improvements to the pedestrian route along 
Chatham Hill Road 

 • Improvements to the existing public space at the 
junction of Chatham Hill Road / Bat and Ball junction

CREATING A FOCAL POINT 
AT ST. JOHNS
The high Street at St Johns is the primary location 

for local shops and services and is a designated 

as a town centre in the adopted development 

management plan. However, our analysis revealed 

that the area suffers from a poor environmental 

quality due to narrow pavements, high volumes 

of traffic and the poor condition of some of the 

buildings. 

To facilitate better pedestrian links to the shops 

the  crossing arrangement at Bat and Ball junction 

should be re-designed to facilitate quicker and easier 

pedestrian crossing. Detailed designs for the junction 

will be developed as part of a wider traffic study at a 

later stage of the masterplanning process.

Potential to transform the arrival 
experience at the station, provide new 
community facilities and new homes

NEW RESIDENTIAL         
DEVELOPMENT 
To enliven the area and the improved public realm 
on either side of the railway tracks, the masterplan 
proposes the development of two new residential 
apartment blocks - one opposite the new community 
centre and one on the former St Johns Ambulance 
site on Chatham Hill Road.

Together these two blocks could deliver 
approximately 24 new dwellings at a residential 
density of 60 dwellings per hectare.

To improve the physical environment the masterplan 

proposes public realm improvements along St Johns 

Hill from the Bat and Ball junction to Wickenden 

Road. Where possible the pavements should be 

widened. This could be achieved by the use of 

shared surfaces or other improvements aimed at 

giving greater priority to pedestrians.  

An improved area for sitting out in front of the shops 

between Hospital Road and Wickenden Road is 

proposed where the pavements are already wide. 

This new space would help improve the setting of 

the attractive listed building at the junction of St 

Johns Hill and Hospital Road.

A25

Bat and Ball 
Junction

A225 St Johns Hill
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Wickenden                                
Road

Listed building at 
128-134 St Johns 
Hill
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Apartment buildings near the station could have some commercial uses at ground 
floor level

Lower density housing would be located on sites further to the north of the stationApartment buildings would deliver higher density development near the station

Potential for 410 new homes 
to enliven the area around Bat 

and Ball station
Potential development blocks released by relocation of employment uses

Vestry Road 
expansion area

M26

Existing Vestry 
Road Industrial 

Estate

Existing 
employment 

sites

Sevenoaks             
Enterprise
Centre

Bat and Ball  
Station

Employment uses on sites near the station could 
be relocated to the north of the study area

STRENGTHENING THE HEART                              
DEVELOPING AROUND THE STATION

Existing employment sites within the 
study area that could be relocated to the 
north occupy 6.5ha (approximately)

Area of available land north of Vestry 
Road = 10ha (approximately)

RELOCATING   
COMMERCIAL USES
The masterplan proposes that, over time, the 

employment uses located between the railway line 

and the A225 (including the Sevenoaks Enterprise 

Centre) are relocated to free up land for residential 

development. 

The displaced businesses could be relocated to 

the Vestry Estate to the north. There are some 

vacant sites within the estate and potential for 

expansion northwards towards the M26. This would 

consolidate commercial uses where they will have 

a less disruptive impact on the townscape and 

neighbouring residential dwellings. 

PROMOTING NEW HOMES NEAR BAT AND 
BALL STATION
The relocation of employment uses would allow new homes to be built close to the 
station. These new homes could be developed as a mix of apartments and houses 
laid out in a series of street blocks in order to repair the fragmented townscape 
that exists between the railway line and the A225. This would also deliver a more 
coherent fabric of connected streets leading to the station. Buildings would 
be designed to overlook the new routes and spaces and would create a better 
environment for both walking and cycling in Northern Sevenoaks.

It is envisaged that apartments buildings of up to four storeys would be developed 
close to the station and that some local facilities (eg a local shop, cafe or a doctors or 
dental surgery) or workspace could be provided at ground floor level. Houses would 
be delivered further to the north.
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MAKING THE MOST OF NATURAL ASSETS  
SEVENOAKS WILDLIFE RESERVE AND GREATNESS RECREATION GROUND

6

A new community asset and 
potential for 45 new homes

Potential improvements to the Wildlife Reserve

Sevenoaks Wildlife Reserve

Direct link 
between the 
Station and 
new visitor 
centre

Knole Academy

Bradbourne 
Vale Lakes

 A25 Bradbourne Vale Road

 A225 Otford Road

Potential Wildlife 
Reserve Visitor 
Centre and 
entrance

Existing visitor 
centre retained

Darent Valley Path

SEVENOAKS WILDLIFE RESERVE
The Sevenoaks Wildlife Reserve is one of the areas most valuable assets. It serves as both a recreational and 
educational resource. However, access to the Reserve is restricted to a single point of access off Bradbourne 
Vale Road and this is not easy to find. The masterplan proposes the following interventions to open up access to 
this fantastic resource and improve its facilities for visitors. These include:

 • Locating a new ‘Visitor Centre’ in a highly visible location with clear, direct links to Bat and Ball Station 

 • Creating a new circular route around the Reserve (for walking only)

 • Limited residential development along the eastern edge of the reserve to help fund improvements

The reserve will remain a ‘quiet’ place to preserve wildlife (no cycling, dogs, jogging etc). The proposed 

improvements will not compromise this environment and the new entrance will be secured. A new cycle 

route will run between the Reserve and Bradbourne Vale Road to create a quiet route for access to Knole Academy.

GREATNESS RECREATION 
GROUND
Greatness Recreation Ground is another one of 

Northern Sevenoaks positive assets. This open space 

has a very different character from the Wildlife 

Reserve. It is an active space with a play park, skate 

park and playing fields. The masterplan promotes 

a number of new and improved facilities for this 

already popular area. These include:

 • A resurfaced adult football pitch with a 3G surface

 • A new pavilion with changing rooms, a meeting 
room, a kitchen /refreshment area, storage 
facilities and a medical room along with a separate 
community area / café

 • A Multi-Use Games Area (MUGA)

 • A new pedestrian and cycle route linking to Trinity 
School and Greatness Lake (see Board 7)

 • Extension and improvement of the existing car park

 • An improved playground - this would be relocated 
to allow the existing car park to be extended

 • New circular paths around the open space

Some of the improved and new facilities at Greatness Recreation Ground 
include (clockwise from the top): a MUGA, a new sports pavilion and a 3G 
surfaced adult sized football pitch

The new visitor centre should be eye-catching and architecturally ambitious

 A25 Seal Road

Millpond 

Wood

Existing 
small 
pitches

Greatness Cemetery

Extended 
car park

Trinity School

Proposed 
pedestrian /
cycle link

3G Adult 
pitch
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Some of the site’s historic buildings could be refurbished as part of the 
proposals for Greatness Lake 

A new lake would become the focal point for new 
development and could host watersports

New development should incorporate sustainable 
urban drainage

A visitor centre could become a new destination 
and focal point for Northern Sevenoaks 

New delivery methods including self build could 
be explored

New circular paths and cycle routes would be 
provided and connect to the wider area - including 
open spaces at Greatness Recreation Ground and 
Millpond Wood

There is opportunity for residents in Northern 
Sevenoaks to get back to nature 

Millpond 
Wood

A25 Seal Road

Greatness 
Recreation 

Ground

The route from 
Bat and Ball 
to Greatness 
Lake would be 
enhanced to guide 
people to the area

Greatness Lake

Ashford railway line

SUSTIANABLE EXPANSION                          
GREATNESS LAKE AND DARENT VALLEY

Potential to create 75Ha of 
public open space , 600 new 
homes, a water sports lake, 
visitor centre and bring historic 
buildings back in to use

DARENT VALLEY
In addition to the expansion of the area to the north 
at Greatness Lake, there is longer term potential for 
new development to the north of the Sevenoaks 
Wildlife Reserve.  

New homes could be considered in two discrete 
parcels. Parcel 1 lies to the west of Otford Road. 
Parcel 2 lies to further to the west towards Dunton 
Green. Both sites benefit from close proximity to 
local services and transport links.

A new east west route would connect the two 
parcels and improve access to Dunton Green and 
Dunton Green Station. This could be delivered as 
a pedestrian and cycle route initially but with a 
vehicular route considered in the longer term. 

In addition to new housing proposals for this area 
include a 30 Ha extension to the Wildlife Reserve 
and associated walking routes.

The area offers the opportunity to explore different 
methods of housing development and delivery. One 
of the threats identified for the area is the increase 
in property values that may out price local people. 
Models such as co-operative housing and self build 
should be explored here to mitigate against this 
risk. Co-operative housing in particular is a useful 
model to consider for older residents who may wish 
to downsize but maintain a supportive and friendly 
social network.

GREATNESS LAKE
The large open area and lake between Greatness 

Recreation Ground and the east- west railway line 

(Ashford line) to the north is currently occupied 

by Tarmac. Gravel extraction on this site is set to 

complete in the coming years and the site will be 

returned to public use by 2030/2032. 

This open space and lake offers a significant 

opportunity for a new recreational open space for 

Northern Sevenoaks. Unlike the Wildlife Reserve 

this site could host a number of activities including 

cycling and water sports. There is also potential to 

deliver a visitor centre and see some of the historic 

buildings on site restored.  

To help fund these opportunities the development 

would include new housing. From an urban design 

perspective, development in this south west 

corner offers significant advantages. Homes would 

benefit from close proximity to local  services and 

transport links and could be designed to connect 

into the existing network of streets. Homes could 

be delivered as part of a sustainable, landscape led 

masterplan centred around a series of connected 

open spaces at Greatness Lake, Greatness Recreation 

Ground and Millpond Wood.

Potential to expand the Wildlife Reserve by a further 30Ha, 
improve connections and deliver up to 850 new homes with 
many offering alternative delivery methods

Proposals for the Greatness Lake area

Sevenoaks Wildlife Reserve

**Note: Housing Parcel 2 is not in 
Sevenoaks Town Council parish area

Dunton 
Green
Station

 A225 Otford Road

Potential expansion 
of  Sevenoaks Wildlife 

Reserve

Housing 
Parcel 1

Housing Parcel 2

New east /west route 

Enhanced 
bridge

Proposals for the Darent Valley area
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THE MASTERPLAN
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Greatness 
Recreation 
Ground

New homes close 
to the station

Greatness Lake

Darent Valley

A new east / west route

Sevenoaks Wildlife Reserve

Revitalising 
St Johns

Improving 
the arrival 
experience

Dunton Green Station

Expanded Vestry 

Road Estate

Masterplan for Northern Sevenoaks

 • An additional annual expenditure of           

£24 million in the local area

 • Supporting 270 additional jobs

 • Wider employment impacts associated with 

leisure activities

 • The opportunity to rationalise and improve 

efficiency of existing employment land (at 

Vestry Road)

 • 772 affordable homes (579 affordable rented, 

rent to buy and shared ownership properties 

and 193 starter homes)

 • At least 105 Ha of new open space at the 

Wildlife Reserve and Greatness Lake

Housing 

Units

Housing 

floor space*

Employment 

Space 

(sqm)**

Affordable 

Housing

Affordable 

Housing 

Floorspace

Community Infrastructure Levy Contributions  

(Excluding Affordable Housing)

Around Bat and Ball Station 24 2,232 10 930  £162,750

Central 410 38,130 250 164 15,252  £2,859,750

To East of Wildlife Reserve
45 4,185 18 1,674  £313,875

Greatness Lake 600 55,800 240 22,320  £4,185,000 

Darent Valley
850 79,050 340 31,620  £5,928,750 

TOTAL 1,929 179,397 250 772 71,796 £13,450,125

% Affordable Homes 40%

THE BENEFITS OF THE 
MASTERPLAN
The masterplan proposes a total of approximately 
1,929 new homes. This could bring many benefits 
to the local area including:

DELIVERY AND HOUSING 
NUMBERS
To deliver this masterplan it is absolutely essential 

that the Town Council remain at the heart of the 

strategy to secure the maximum possible benefit for 

the area.

As the masterplan is developed a partnership 

approach to development must be considered. 

This could include the Town Council acting as a 

development partner and investigating the potential 

of joint ventures with landowners. 

The table to the right summarises how many 

potential new homes and the amount of affordable 

housing the  the masterplan could deliver. It also 

indicates the potential CIL (Community Infrastructure 

Levy)co that could be secured to invest in the 

Northern Sevenoaks area.

Further consideration will also need to be given to 

community infrastructure including the provision of 

new schools and health facilities.

New residential Links and transport Buildings

Community facilities

DEVELOPMENT QUANTUMS AND POTENTIAL FINANCIAL CONTRIBUTIONS


