NORTHERN SEVENOAKS
MASTERPLAN
SEVENOAKS TOWN COUNCIL

DRAFT REPORT
MAY 2017

Exmouth House, 3-11 Pine Street
London EC1R 0JH
+44 (0)20 3567 0715
www.uistudio.co.uk

CONTENTS
EXECUTIVE SUMMARY			

3

1. SPATIAL CONTEXT			

7

2. PLANNING CONTEXT			

27

3. SOCIO ECONOMIC OVERVIEW			

34		

4. SPATIAL STRATEGY			

41

		

1

Study Area

2

Northern Sevenoaks Masterplan (draft)

EXECUTIVE SUMMARY
PROJECT BACKGROUND

TOWN AND STUDY AREA

The masterplan for Northern Sevenoaks was
commissioned by Sevenoaks Town Council in
November 2016. Its remit is to examine the
development potential of the northern part of
town of Sevenoaks (the study area).

Sevenoaks is an attractive commuter town located
to the south east of London with a population
of 20,409 (census 2011). It dates back several
hundred years with records of a settlement here
emerging as early as the 13th Century. Sevenoaks
town has largely retained its historic character
with the historic 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.

Sevenoaks Town Council commissioned the
Masterplan as part of their evidence base for their
forthcoming Neighbourhood Plan. The Sevenoaks
Core Strategy identifies the town as the primary
strategic development location for the District. As
such it is likely to face development pressure in the
coming years. The Neighbourhood Plan will set out
a vision of how this development should be guided
over the next 15 - 20 years.
Through their preliminary work on this plan the
Town Council’s Neighbourhood Plan Steering
Committee identified Northern Sevenoaks as one
of the only areas of the town that could receive
new development. It was also seen as an area
with untapped potential that was in need of some
regeneration. It was therefore agreed that a
dedicated masterplan would be prepared.
Urban Initiatives Studio and Regeneris were
appointed in late 2016 to develop the vision for
how Northern Sevenoaks could best develop over
the coming decades. When complete it will feed
into the evidence base for both the emerging
Neighbourhood Plan and the new Sevenoaks District
Local Plan which is currently being prepared.

The study area for the masterplan is different in
character from the rest of Sevenoaks. Historically,
the area developed later. For many years it was
occupied by a series of country estates. The
railway and Bat and Ball station arrived in 1865.
A gas works, water works and several brickworks
located to the area and it became a focus for
employment and industry in the town. Through
the 20th Century gravel extraction has led to the
creation of a number of significant waterbodies.
Whilst some housing appeared alongside the
industry it was not until the interwar period that
the area was developed for housing. Sevenoaks
first Council houses were built at Greatness with
most homes in the area modest two storey semi
detached and terraced houses.

3

These sit within a fragmented townscape that has
developed around large footprint employment uses
including the Gas Works often developed on former
railway sidings. There remains a conflict between
the small scale residential uses and larger footprint
industrial uses. This is most noticeable around Bat
and Ball Station. Here the dominance of industrial
uses creates a poor quality arrival experience with
little to no activity after business hours to animate
or enliven the area.

More active pursuits can be undertaken at
Greatness Recreation Ground which is owned by
the Town Council. Facilities here include playing
fields and a skate park. There are also a number of
public rights of way and paths through the study
area that connect it to the attractive countryside
beyond. There is significant potential to link these
spaces together and improve their offer.

The study area is dominated by heavy traffic
running along the A25 and A225 roads. These act
as a barrier between Northern Sevenoaks, the
town centre and the surrounding countryside. The
railway line is a further barrier to movement in an
east-west direction.

The aim of this masterplan is to address some of
the negative features identified and to identify
future opportunities. It builds upon some of the
positive activities already happening.

However, the area does have a number of extremely
attractive features. The local centre at St Johns
provides most of the areas local shopping needs and
is home to Sevenoaks Hospital. The high street at St
Johns, although in need of some regeneration, has
some attractive character buildings.
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BUILDING POSITIVE MOMENTUM

The Town Council is currently developing proposals
for a new community centre to the west of Bat and
Ball station. As well as providing a new community
facility and nursery it will open up access to the
station from the west which will significantly improve
pedestrian connections across the study area.

The area benefits from good transport links
including a direct rail link to London from Bat
and Ball and good vehicular connections to the
motorway network.

Simultaneously the Town Council has submitted a
planning application to refurbish the listed Bat and
Ball Station building. This will be occupied by a new
community cafe and meeting rooms. This, and the
new community centre will help to bring the area
around the station back to life.

The area also benefits from an abundant selection
of open spaces. The study area is home to the
Sevenoaks Wildlife Reserve - a 71 ha former gravel
pit that has been given over to the public to enjoy.

Additionally, further positive development is set
to occur in the north eastern part of the study
area currently occupied as a gravel extraction
site by Tarmac. They are set complete their gravel
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extraction works by 2030. This area will then be
re-profiled with the potential to become a new
leisure area for the town. This could include a large
lake for watersports, paths for cycling and walking
and residential development in areas in close
proximity to local facilities.
All of these projects have been integrated into the
masterplan proposals

VISION AND OBJECTIVES
The masterplan vision and objectives were formed
in close collaboration with Town Council, the public
and stakeholders (including local landowners and
organisations like the Kent Wildlife Trust).
Urban Initiatives Studio undertook a detailed
analysis of the study area (see Section 2 of this
document) and presented a number of potential
development scenarios to these individuals and
organisations over a series of meetings and
workshops. Their feedback was used to generate
the vision and objectives for the project and shape
the proposals in the plan.
The Vision and objectives for the plan are included
on the opposite page,

PROJECT VISION

‘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’.

PROJECT OBJECTIVES

1
2
3

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.

♥

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 gravel onon.
To consider opportunities for
sustainable expansion of Sevenoaks
to the north
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MASTERPLAN PROPOSALS
The masterplan groups the proposals under the
three masterplan objectives. These are described
below.

OBJECTIVE: TO STRENGTHEN THE HEART OF
NORTHERN SEVENOAKS

OBJECTIVE: TO MAKE THE MOST OF NATURAL
ASSETS

Improving the arrival experience

The Sevenoaks Wildlife Reserve

The masterplan proposals aim to enhance the
environment around the station including provision
of public spaces to either side, an enhanced
pedestrian connection on Chatham Hill Road and
new residential development to enliven the area
and overlook routes and spaces. The proposals
integrate with the Town Council’s proposed new
Community Centre and proposal to open up a
western entrance to the station.

The masterplan investigates ways in which
access to the Sevenoaks Wildlife Reserve could
be improved whilst respecting its wildlife value.
Proposals include the creation of a circular walk
around the site and a new entrance visitor centre
on Otford Road. These could be funded by the
development of a number of small sites along the
eastern periphery of the Reserve.

new landscape led residential development on
Otford Road and around Dunton Green station. This
could enable a significant expansion of the Wildlife
Reserve and deliver more experimental residential
models including co-housing and self build,
together with much needed affordable homes.

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

Greatness Recreation Ground
St Johns Village
The masterplan proposes improvements to the
quality of the public realm in the local centre at
lower St Johns and Bat and Ball junction. Where
possible footways will be widened to give more
space to pedestrians, slow traffic and create a more
pleasant environment for people and businesses.

The masterplan contains a number of proposed
long term improvements to the offer at the
Recreation Ground including the construction of
a new sports pavilion and provision of a new 3G
sports pitch.

OBJECTIVE: SUSTAINABLE EXPANSION OF
NORTHERN SEVENOAKS

Developing around the station
The masterplan suggests that over time many of
the employment uses in close proximity to Bat
and Ball Station could be relocated to the north
of the study area adjacent to the Vestry Road
employment area. By consolidating employment
uses to the north, residential uses and local
facilities can be delivered on plots near the station.
Changing the uses in this area would enliven
the streets and spaces and improve the arrival
experience at the station.

Greatness Lake
The masterplan investigates the potential for
residential development to cross fund the opening
up of the current Tarmac site for leisure uses.
If developed, new housing could help deliver a
number of community assets including walking and
cycle routes, a visitor centre and watersports and
the refurbishment of some of the historic buildings
on the site.

Darent Valley
The masterplan proposes a new east-west link
across the valley to Dunton Green together with
6
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•• 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

Expanded
Vestry Road
Estate

Dunton Green
Station

Greatness
Lake

Darent
Valley

Developing
around the
station
Sevenoaks Wildlife
Reserve
Greatness
Recreation
Ground
Improving
the arrival
experience

Revitalising
St Johns

Masterplan for Northern Sevenoaks
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1.
Spatial context

1.1 LOCATION

Sevenoaks is located to the south east of London
in the county of Kent. The town is the principal
settlement within Sevenoaks District and has a
population of 20,409 (2011 census). The town is
governed by Sevenoaks Town Council.
Sevenoaks is set within rolling countryside with
attractive views northwards to the North Downs.
It is located on one of the principal commuter
railway lines to London and benefits from
proximity to the M25 and M26 motorways. These
connections and the towns historic character and
picturesque setting within the Kent countryside
make it a popular place to live for city workers.
The town is home to a skilled resident workforce
with many people commuting into central
London for work or to other Kent towns including
Maidstone and Tonbridge.

GILLINGHAM

CHATHAM

The area benefits from access to its own railway
station at Bat and Ball which provides a stopping
service into London Victoria or Blackfriars via Otford.
The study area is distinctively different in character
from the rest of the town. It has traditionally
been a focus for employment and includes
light industrial and big box commercial uses
interspersed with residential properties generally
dating from the 20th century. There are fewer
historic structures or buildings of note than
elsewhere in the town.
However, the study area’s most distinctive feature
is its abundant open space. the majority of the
the study area is not developed and 70% of it lies
within the Metropolitan Green Belt.
.

The study area for this masterplan is located in
the northern part of the town - approximately one
mile from the town centre. It is broadly located
between the M26 to the north and the A25 to
the south and is defined by the Town Council’s
boundary. Northern Sevenoaks accounts for 4,500
of the town’s current population.

M2

MAIDSTONE

Figure 1.1 Location Plan
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1.2 HISTORIC DEVELOPMENT

EARLY DEVELOPMENT
Early records of Sevenoaks date back to the 13th
Century when a market was first held here. The
settlement grew from the 15th century after the
construction of Knole House between 1456 and
1486 by the Archbishop of Canterbury. The house,
which still stands today, has been extended many
times through history and is now one of England’s
largest homes and an important local landmark.
As well as Knole House, other early developments
in the town included Sevenoaks School. It was
founded in 1432 and is one of the oldest lay
foundations in England.
The Vine Cricket Ground was one of the town’s
early landmarks. It was established in 1734
making it one of the oldest grounds in England.
The town’s name derives from the old Old English
word Seouenaca - a small chapel near seven oak
trees. The trees that gave the town its name have
been replaced several times. In 1902 seven oaks
were planted on the north side of The Vine Cricket
ground to commemorate the coronation of King
Edward VII. Six of these were destroyed in the
great storm of 1987. These have subsequently
been replaced.
Most early development in Sevenoaks focused
around the the town centre along the main roads
(London Road and High Street).

CLOCKWISE FROM TOP LEFT:
Knole House; The Vine Cricket
Club; Greatness House; and
Sevenoaks School Crest

NORTHERN SEVENOAKS
Land to the north of Sevenoaks was largely
agricultural with a number of estates and manor
houses including Bradbourne, Greatness and
Riverhead.
Two turnpikes were opened through the area
in the 18th Century, the east-west Reigate to
Wrotham (1765) and the north-south Farningham
to Sevenoaks (1766). These met at Bat and Ball
junction and a toll gate and inn were established at
that location.
It is said that in 1780 a journey to London took less
than four hours by coach.
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INDUSTRIALISATION
The railway arrived in Sevenoaks in the mid 19th
century station. Bat and Ball was the first station
to be built and the area around the station became
a hive of activity with a large goodsyard and coal
operation. Bat and Ball Station opened in 1862
with Sevenoaks Station following in 1868.
Soon after the arrival of the railway, Sevenoaks Gas
works was established on Cramptons Road (also in
1862). The gas holders remain a feature in the area
even though gas production ceased in 1960.
Brickmaking had been a feature of the area for
several centuries, with Tudor bricks from the area
used to build Otford Place and dug and fired next
to Otford Road. The 1910 plan of the area indicates
brickworks to either side of Otford Road on the site
of the current Vestry Road estate.
In the inter war years the demand for bricks and
sand to construct new homes led to further works
being established in the area including the Greatness
Brickworks to the north east of the area and sand a
gravel extraction to the west of Bat and Ball.

CLOCKWISE FROM TOP LEFT: Bat
and Ball Station circa 1920; Aerial
view of gas works 1939; Dunton
Green brickworks; Gas works on
Cramptons Road; and Greatness
Brickworks 1932.
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SEVENOAKS EXPANSION
Through the 19th Century Sevenoaks continued
to grow. The St John’s Hill area was developed
for housing through the period 1840 to 1880 and
the Sevenoaks and Holmesdale Cottage Hospital
opened on St John’s Hill in 1873.
In Northern Sevenoaks homes were often
interspersed with industrial uses. Greatness
House had been derelict for many years and
was blown up in 1916 to create a ‘warscape’
for a film; the surrounding area was acquired
by the Sevenoaks Urban District Council for
the first Council houses in Sevenoaks and to
create Greatness recreation ground. Bradbourne
Hall suffered a similar fate in 1927 also being
demolished and replaced by new homes.

Sevenoaks and Holmesdale Cottage Hospital

Housing at Greatness replacing Greatness House
12

Figure 1.2 Historic Plan 1910
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POST-WAR CHANGE
In the post war years gravel extraction at
Bradbourne led to the creation of the Sevenoaks
Wildlife Reserve. The Reserve established in 1956
was the first of its kind with the excavations flooded
to create a series of lakes. The combination of water
features such as shallows, spits and islands, as well
as the planting of trees and aquatic plants, have
provided conditions suitable for both breeding and
wintering birds and led to its designation as a Site of
Special Scientific Interest (SSSI).

EXTRACTION OF SAND AND GRAVEL
WAS COMPLETED IN BRADBOURNE
IN 1980 HOWEVER EXTRACTION IS
NOW TAKING PLACE AT GREATNESS
ON LAND ADJACENT TO THE FORMER
GREATNESS BRICKWORKS.
Employment uses continue to play an important
role in the area. Former rail sidings adjacent
the station are now occupied by the Sevenoaks
Enterprise Centre and the Vestry Road Industrial
Estate to the north is located on a combination of a
former brickworks, landfill and railway sidings.
Whist employment uses on the Vestry Road Estate
are discrete, those around Bat and Ball station
create a hostile environment with a lack of activity
or positive outlook onto the streetspace.
Over its history most of the development in the
study area has been contained between the
western edge of Greatness Park and the A225 and
along Bradbourne Vale Road. The area retains a
mix of large footprint employment / industrial uses
and finer gain residential uses. In places these are
bad neighbours with the adjacent residential uses
and Northern Sevenoaks has a fragmented and
unplanned character.
Figure 1.3 Historic Plan 1950
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1.3 TOPOGRAPHY

The quality of the landscape is one of the most
distinctive features of Sevenoaks District. 60%
of the district is within either the Kent Downs (to
the north of the study area) or High Weald Areas
of Outstanding Natural Beauty (to the south of
the town).
The River Darent flows northwards through the
western portion of the area which is low lying and
land rises westwards towards Greatness to the
east. Views northward towards the Kent Downs
area from the elevated ground in St John’s are one
of the areas most notable features.

View to the Kent Downs from Hospital Road
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Figure 1.4 Topography within the study area
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1.4 FLOOD RISK

The study area includes several water bodies
including lakes within the Sevenoaks Wildlife
Reserve and at Greatness where Tarmac are
extracting gravel.

River
Darent

Parts of the study area along the Darent Valley are
within the floodplain. The low lying land around
the Sevenoaks Wildlife Reserve are also susceptible
to flooding.
Greatness Lake

Sevenoaks Wildlife
Reserve

Most of the flood risk areas in the study area are focused
around the lakes in the Wildlife Reserve and along the
Darent Valley.

Figure 1.5 Flood risk within the study area
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1.5 EXISTING LAND USES

Northern Sevenoaks is predominantly a residential
area. Most properties are two storey detached,
semi-detached or terraced houses. Employment
uses are concentrated on a number of sites to
either side of the Sevenoaks -Swanley via Otford
railway line that runs north - south through the
study area. Several of these are in close proximity
to Bat and Ball Station. The lack of residential
uses around the station creates a rather hostile
environment in this area. Business are not open
outside normal hours and there is little activity to
animate this important arrival point into Northern
Sevenoaks. Two of these employment sites are
designated employment sites in the Core Strategy
(Vestry Road Industrial Estate and Sevenoaks
Enterprise Centre)

Two secondary schools, Knole Academy and Trinity
School are located within the study area. Both
are sited along the busy A25. The safe passage of
pupils to and from these schools is a priority issue
for this masterplan. Sevenoaks Hospital is located
to the east of the local centre at St Johns. This is an
important service provider for town.

The local centre at St Johns is a focal point for non
residential uses including shops, cafes and take aways

Most other non-residential uses are clustered
around the local centre at St. Johns. Here a
variety of uses front the high street at St Johns Hill
including shops, cafes, take aways and community
uses. There are a quite a few vacant units on St
Johns Hill – especially towards the northern end of
the route where the pavements are very narrow.
Big box retailers including Sainsbury’s, Homebase
and Halfords are located towards the north of the
study adjacent to the Vestry Road industrial area.
Big box retailers are located to the north of the study area
to the west of the Vestry Road Industrial Estate

16
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Typical residential street within the area

Big box
retailers

Vestry Road
Industrial Estate

Sevenoaks
Enterprise Centre
Local centre
at St Johns

Sevenoaks Enterprise Centre on Bat and Ball Road

Figure 1.6 Land uses
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1.6 PUBLIC OPEN SPACES

Open spaces
The two principal open spaces in Northern
Sevenoaks are the Sevenoaks Wildlife Reserve and
Greatness Recreation Ground.
The Wildlife Reserve extends to 71ha and is
located to the west of the study area north of
Bradbourne Vale Road. The Reserve was created
following gravel extraction and its landscapes are
almost all man made. Approximately 50% of the
site is covered by water. It has a mixed habitat
of ponds, seasonal flooded pools, reedbeds and
woodlands and supports over 2,000 species.
Access to Wildlife Reserve is via a track leading
from Bradbourne Vale Road. The entry point is
marked by a small sign that can be easily missed
by passing visitors. The site’s visitor centre is
not visible from the entrance to the site and
this further conceals the Reserve’s location. The
Reserve itself is a fantastic resource for the area,
a tranquil haven for wildlife and an attractive
location for walking and quiet contemplation as
well as a place much prized by birdwatchers. Paths
run alongside the Reserve’s many waterbodies but
currently do not provide circular walking routes.
Cycling and dogs are prohibited from the Reserve.
To the south of Bradbourne Vale Road the
Bradbourne Lakes provide an attractive waterside
environment aong the Darent Valley Path.

Greatness Recreation Ground is located to the
east of the study area. The Recreation Ground is
owned and maintained by the Town Council. The
space provides community facilities including a
skatepark,an outdoor gym, a children’s play area
and a football pitch (leased by Sevenoaks Town
Football Club). The space is accessed from Mill
Lane.
Greatness Recreation Ground is located to the
rear of properties on Seal Road and this restricts
visibility of the space this is exacerbated by the fact
that it sits at a slight raised level from Mill Lane. No
buildings front directly onto the main space and
there is very little casual surveillance. Improving
access to the park and visibility across it should be
considered as part of this study.
Immediately to the east of the Recreation Ground
is Greatness Cemetery, also owned and maintained
by the Town Council.

Walking Routes
A public right of way extends north- south from
Greatness to Otford and crosses the existing
Tarmac lands to the east of the railway line. This
route is currently unattractive to use and is, in
places, defined by steel palisade fencing but it
provides an important public link to the wider
countryside.
The Darent Valley Path runs along the western
edge of the west of the study area. This follows the
line of the river from its source to the Thames and
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Greatness Recreation Ground - a significant proportion of
which is leased by Sevenoaks Town Football Club
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Sevenoaks WIldlife Reserve - a quiet and tranquil space

Public Right of
Way through
Tarmac site

Darent Valley
Path

Sevenoaks Wildlife
Reserve
Greatness
Recreation
Ground

Greatness
Cemetery

Greatness Cemetery

Bradbourne
Lakes

Access to the public right of way across the Tarmac site

Figure 1.7 Open spaces
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1.7 VEHICULAR MOVEMENT

The A25 Bradbourne Vale Road / Seal Road and the
A225 Otford Road are the main vehicular routes
through the study area.
The A25 gives access to the M26 and M25
motorways to the east of the study area. It
provides the only east - west route across the
study area with the M26 to the north, the next
east-west route.
The A225 gives access to Sevenoaks town centre to
the south and Dartford to the north.
The A25 and A225 intersect at Bat and Ball
junction. This is a difficult intersection for
pedestrians to cross due to complicated signalling
and high volumes of traffic. The Sevenoaks
District Strategy for Transport (SDST) identifies
this junction as a congestion hotspot. It states
that whilst the junction can be subject to serious
traffic delays, the congestion periods are normally
confined to the peak traffic times of the day.
Outside peak traffic times there is usually minimal
peak-hour spreading of the problem.

Proposed improvements to the A25 and A225
The Sevenoaks District Strategy for Transport (SDST)
sets out ambitions to reduce the traffic pressures on
these, and other routes in the District.
It states that the District will achieve this by
providing and investing in alternative modes of
transport to encourage and attract people out of
their cars for journeys made at peak times of the
day. In parallel, the SDST also sets out to create
more capacity within the existing road network
through better management of the existing road
space using new technology.
Future improvements that will benefit users of
the private car will only be progressed if they are
considered the most effective means of achieving
the strategy’s objectives, in particular reducing the
harmful environmental effects of traffic on air quality.
This desire to reduce dependence on the private
car and promote active travel should be reflected
in the Masterplan for Northern Sevenoaks.

The Sevenoaks District Strategy for Transport identifies
the A225 and A25 - the two main roads in the study area
- as congestion hot spots

20
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Otford R

oad (A2

25)

M26

Bat and Ball
Junction

Seal Road (A

25)

Bat and Ball junction - where the A25 meets the A225
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ne Vale Road (A25)
Hill (A22

our

St Johns

db
Bra

View of the busy A25

Figure 1.8 Vehicular movement
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1.8 PUBLIC TRANSPORT

Rail
Sevenoaks is served by two railway lines. The
principal station is located in the town centre
and is on the Eastern Main Line. It is the terminus
for services to both London Charing Cross and
Blackfriars. Bat and Ball Station is located on a
branch line for services via Swanley and Otford.
Services from Bat and Ball connect to Sevenoaks,
Bedford, West Hampstead, London Blackfriars and
London Victoria. Services to London from Bat and
Ball are generally slower and less frequent than
trains from Sevenoaks Station. Services to London
depart every 30 minutes.

Bus
Bus routes are focused on the main vehicular
routes, the A25 and A225. These provide many
important local connections to Sevenoaks town
centre, Seal and Riverhead and more regional links
to locations such as Bromley, Tonbridge Wells and
Gravesend.

PROPOSED PUBLIC TRANSPORT
IMPROVEMENTS
Sevenoaks District Strategy for Transport (SDST)
sets out a range of proposed improvements for the
District’s public transport. Proposals for bus and
rail are described below.

These measures should be considered as part
of the masterplanning process – especially with
regards to access to and the environment around
Bat and Ball Station.

Rail Improvements

The Town Council are proposing to open up a new
western access to the station and to refurbish
the station building in order to introduce a new
community cafe.

There are no planned improvements to services at
Bat and Ball Station. There are however proposals
to improve the Thames Link service to Sevenoaks
Station. Post 2018 Crossrail may extend from
Abbey Wood to Gravesham - this would result in a
reduction in congestion on the services between
London and Sevenoaks.
One of the Plan’s objectives is to improve rail
facilities by improving the accessibility to stations
by non-car means, including measures to:
•• Co-ordinate bus and rail timetables, introducing
through-ticketing and improving interchange
facilities;
•• Ensure convenient access to taxis at key public
transport interchanges;
•• Provide secure cycle parking at railway stations;
•• Promote alternative forms of transport to access
stations, provide sufficient off-street parking at
stations and controls in nearby streets;
•• Improve publicity on integrated services;
•• Improve passenger comfort, security and
information at all stations; and
•• Develop new walking and cycling links, to rail
stations within the Sevenoaks District.

22
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Proposed improvements to the bus network
The SDST also contains a set of ambitions to
improve the bus services and facilities in the
District. These ambitions do not relate directly
to the study area but rather to more strategic
interventions such as hastening the renewal and
improvement of the bus fleet and providing real
time travel information.

A 225
Dunton Green
Station

Bat and Ball
Station

A 25

Bat and Ball Station

A 225

A25

Bus stops - such as this one on St Johns Hill are focused
along the main transport routes - the A25 and A225

Figure 1.9 Public transport provision
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1.9 PEDESTRIAN MOVEMENT

There are a number of pedestrian paths and Public
Rights of Way through the area. These include
a north / south link running through the Tarmac
works at Greatness, a link between Seal and Trinity
School and the Darent Valley Path (a long distance
walking route). There are also a number of public
paths through the Wildlife Reserve – though these
are secured.
Pedestrian movement is restricted in an east - west
direction across the study area. This is due to a
number of constraints including the railway line,
the Wildlife Reserve and a number of employment
sites and the gravel extraction works.
The railway line is arguably the most significant
of these barriers and can only be crossed at three
locations within the study area:
•• where the A225 crosses the line south of Bat
and Ball station;
•• at the station itself but this crossing is for the
use if passengeres crossing platforms only as
there is only one entrance exit to the station
and this is on the eastern platform; and
•• and a pedestrian bridge approximately 500m
to the north of the station. This bridge is poor
quality and the western exit leads to a dark,
uninviting path along the backs of houses.
Built development between the railway line and
the A225 is fragmented and broken up by larger
footprint employment / light industrial buildings.
This further reduces pedestrian connectivity. To
the east of the station the Sevenoaks Enterprise
24

Centre and a change in level restricts pedestrian
access to the station for residents living in Greatness.
The pedestrian experience is St John’s is mixed and
narrow footways along the street on the approach
to Bat and Ball junction and the junction itself
provide a poor environment for pedestrians.

PROPOSED IMPROVEMENTS TO
WALKING ROUTES
The Sevenoaks District Strategy for Transport
(SDST) places a great deal of importance on
improving the districts pedestrian network.
Suggested measures include:

The railway line is a major barrier to pedestrian movement

•• Enhancing safety and security on existing routes
with improved surfacing, lighting and road
crossings;
•• Providing new routes, particularly where they
close gaps in the existing network or link to
major trip generators or public transport;
•• Providing wheelchair-friendly routes;
•• Improving the walking environment; and
•• Promoting the health benefits of walking
including at primary schools through walking
buses and other walk to school promotions.
The masterplan must reflect these objectives
especially with regards to making improved
connections between Bat and Ball Station, local
schools and bus routes.
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There is only one further crossing point across the railway
to the north of Bat and Ball Station - this is low quality

Poor quality
crossing point

Darent Valley
Path
Fragmented
street pattern

Restricted access
to the station

Walking routes through the Wildlife Reserve are an
important leisure resource for Northern Sevenoaks

Figure 1.10 Pedestrian movement
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1.10 CYCLE MOVEMENT
Leisure route to
Otford

There are no dedicated cycle links through the
study area at present however, the Sevenoaks
Cycling Strategy proposes a number of new cycle
routes. These include a circular leisure route
around the Wildlife Reserve using part of the
Darent Valley path and crossing the M26 to Otford
(this does not pass within the Reserve itself where
cycling is not permitted).

Figure 1.12 Townscape
Leisure route along
Darent Valley Path

A number of urban routes are also proposed
providing better connections between Dunton
Green, Bat and Ball and Sevenoaks Stations and
local schools. Secure cycle parking provision at
these locations will be important to encourage
greater cycle use. Whilst the leisure route is
relatively level topography in St John’s means that
some other routes include sections that are a little
more challenging.
The Council’s plans to improve cycling facilities are
contained within the Sevenoaks District Strategy
for Transport.
Urban Routes to
Sevenoaks Town
and schools

Figure 1.11 Proposed cycle routes
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1.11 TOWNSCAPE

TOWNSCAPE
The built environment in Northern Sevenoaks is
focused along the east - west A25 road corridor
and between the western edge of Greatness
Recreation Ground and the A225, Otford Road.
The setting of the development in this part of the
town is strongly influenced by the open landscape
of fields, water bodies and woodland within which
it is set and by the current and former industrial
activities.
The large scale gas holders, whilst no longer
functional, are highly visible across the area and the
larger scale buildings providing employment have a
significant impact on the character of the area.
The unplanned development of the area following
the arrival of the railway means that employment
uses are interspersed with the much finer grain
residential uses and this results in a fragmented
and disjointed structure.
Whilst the larger employment structures are
concentrated in the Vestry Road area to the
north of Bat and Ball there are also a number
of employment sites close to the station. These
include builders merchants, the former water
works, the former gas works on Cramptons Road
and the Sevenoaks Enterprise Centre.

Figure 1.12 Townscape
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Housing and industrial uses are interspersed through the
Northern Sevenoaks area

Victorian homes on Otford Road

Family homes in Greatness

BUILT CHARACTER
Residential
These uses are out of character with the scale
and massing of the predominant residential
architecture. They break up the urban fabric,
reduce the environmental quality and impact on
accessibility to the station for surrounding residents.
At the station the dominance of employment uses
creates a distinctive lack of activity at this important
arrival point in to the area.
The railway line and the two principal roads (the
A25 and A225) are major barriers to movement
through the area. They restrict pedestrian
connectvity between important destinations
including the Wildlife Reserve, Greatness
Recreation Ground and the local centre at St Johns.
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Northern Sevenoaks residential character varies
across the area. The Sevenoaks Residential Area
Character Assessment identifies the following
types of development with the study area:
•• Garden City influenced planned 			
development;
•• Victorian and Edwardian development;
•• Clustered cul de sacs;
•• Interwar planned development;
•• Compact terraces;
•• Mixed character; and
•• Inter war linear development.

Northern Sevenoaks Masterplan (draft)

Most of the area’s older buildings are located in
the local centre at St Johns. This developed before
the arrival of the railways. As stated in Section 1.2
Historical Development, very little development
occurred to the north of Bradbourne Vale Road
until the early 20th century; this is limited to a few
terraces of Victorian homes developed to support
the industries of the time.
Although the style, age and type of dwelling
varies across the area almost all of the residential
development is suburban style housing of two
storeys in scale. Most have front and back gardens,
pitched roofs and are set back from the street.
There are very few apartment blocks.

Distribution sheds at Vestry Road Industrial Estate

Commercial
The areas commercial property can be split into
two types.
•• Small scale shops on St John’s Hill; and
•• Large floorplate employment uses close to the
station and at Vestry Road.
The local centre at St Johns is a traditional high
street with terraces of small shops at the back of
the footway and providing a continuous frontage
to the street.
The larger footprint commercial uses include Big
Box retailers and light industrial buildings for
storage and distribution uses. These are large
single volume sheds that sit within service yards or
large car parks and provide limited positive aspect
to the street space.
The Local Centre at St Johns follows a traditional high street pattern of development
29
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2.

2.1 POLICY BACKGROUND

Planning context
Sevenoaks District Council provides the planning
context for the study area. The Council adopted its
Core Strategy in February 2011 and its Allocations
Development Management Plan in February 2015.
One of the main modifications required by the
Inspector in finding the ADMP sound and capable
of adoption is the undertaking of an early review
of the Core Strategy within the next five years.
Sevenoaks District Council has committed to this to
ensure that the Core Strategy remains consistent
with the NPPF. As well as this review the Council is
in the process of preparing a new Local Plan which
will cover the period from 2015-2035. This is in the
early stages of development with the policy team
currently working on the evidence base to support
the plan.
This evidence base will include an up to date
assessment of housing need as it is anticipated
that there may be a requirement for the District to
deliver significantly more housing than is currently
allowed for in the Core Strategy.
Alongside these developments at the District level,
Sevenoaks Town Council are currently preparing
a Neighbourhood Plan. This will set out a long
term vison for the the town including identifying
potential development.

The Gas Works site is allocated for housing
development. The gas holder structures
currently act as a local landmark

This vision is important as the adopted Core
Strategy prioritises development in the confines
of existing settlements (Policy LO1 Distribution
of development) with Sevenoaks as the primary
strategic development location for the District.
Policy LO2 (Development in the Sevenoaks Urban
Area) states that the town is expected to deliver
approximately 1,330 dwellings between 2006 and
2026. These are to be concentrated in the town
centre and within walking distance of mainline
railway stations.
Consultation carried out for the Neighbourhood
Plan revealed a sentiment that Northern
Sevenoaks was important to securing the long
term development needs of the town. The area
was seen as having untapped potential and
benefits from mainline rail connections from Bat
and Ball Station.
An important objective of this study is to examine
the future potential for Northern Sevenoaks to
accommodate development and to consider how
this can be integrated in to the Neighbourhood
Plan, the Core Strategy Review and the evidence
base of the new Local Plan.
Although this masterplan is very high level it needs
to be prepared to align with current planning
policy requirements and policy allocations /
designations. These are summarised in the
following sections.
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2.2 DEVELOPMENT
MANAGEMENT PLAN 2015

The Sevenoaks District Council Development
Management Plan contains information related to
site allocations and designations and policies that
protect these.

Employment sites
There are two designated employment sites in the
the study area: EMP1 (a) Vestry Road and EMP1 (b)
Bat and Ball Enterprise Centre. These are protected
by Development Management Policy EMP1 (Land
for Business) which states that employment sites
will be retained, intensified and regenerated for
B1-B8 uses.

Housing sites
There are three sites within the study area that are
allocated for housing. These are:
•• H1 (b) Cramptons Road Water Works (50 units);
•• H1 (c) Sevenoaks Gasholder Station (39 units);
and
•• H1 (f) Greatness Mill (this site has been
developed).
Policy H1 states that sites allocated for residential
development will provide a range of housing types,
density, mix and tenure and will be subject to the
site areas and design guidance set out in Appendix
E of the Core Strategy. The design guidance sets
densities for the remaining housing sites of 40
dwellings per hectare.
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Neighbourhood and Village Centres
The high street at St Johns is defined as
a Neighbourhood Centre. Development
Management Policy TLC 4 (Neighbourhood and
Village Centres) protects these areas from changes
in use. It states that changes of uses between
shopping and service uses will be permitted where
there is no loss of A1 units. Proposals that result
in a net loss of shopping or service uses will not be
permitted unless the facility is no longer viable and
there are no other realistic proposals for retail or
service uses.
It goes on to state that additional retail and
service uses will be permitted where the proposal
is of an appropriate scale and where it will
not undermine the existing balance of uses. It
encourages residential uses at upper floors - so
long as they do not interfere with ground floor
retail or community uses.
Proposals relating to the St Johns area will have to
recognise this policy and enhance the commercial
function of this area in line with the requirements
above.

Northern Sevenoaks Masterplan (draft)

The 2015 Allocations and Development
Management Plan is a key consideration for the masterplan

EMP1 (a)

H1 (c)
H1 (b)

EMP1 (b)
H1 (f)
St Johns

Figure 2.1 Planning designations
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Kent Downs AONB

Environmental Designations
A significant proportion of Northern Sevenoaks
(70%) is designated as Green Belt. Policy LO8 of
the Adopted Core Strategy states that the extent
of the Green Belt will be maintained. However
as part of the evidence base review for the new
2015-2035 Local Plan a Green Belt Assessment was
undertaken by Arup on behalf of the Council. The
assessment concluded that most of the Green Belt
in the Borough is performing strongly and should
continue to be protected.

Sevenoaks Nature
Reserve
Kent Downs AONB
Millpond
Wood

Within Northern Sevenoaks the ARUP study
identifies a number of parcels of land that may
have some potential to come out of the Green Belt
subject to further assessment.

Bradbourne
Vale Lakes

These include:
•• An area comprising of the Greatness Quarry
(Tarmac site), Greatness Recreation Ground and
Cemetery; and
•• An area to the south of the Wildlife Reserve
around Knole Academy.

Figure 2.2 Landscape designations
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A number of brownfield sites within the Green Belt
have recently been submitted through the ‘Call
for sites’ process. These may become available
for redevelopment subject to their suitability,
sustainability and deliverability. There is one such
site in the study area – the former park and ride
site on Otford Road.

These are protected through Policy GI2 of the
Development Management Plan. This policy resists
the loss of open space unless it can be proven
that the open spaces is surplus to requirements,
the loss will be mitigated by equivalent provision
of space or the development is for an alterative
sports or recreational use.

As well as the Green Belt there are several other
planning designations that protect sites with in the
area. These include:

The area’s other principal open spaces at
Greatness Recreation Ground and Greatness
Cemetery are not designated as public open space
but are within the Green Belt.

Entrance to Greatness Cemetery on Seal Road

•• Two sites are designated as Sites of Special
Scientific Interest (SSSI). The Sevenoaks Wildlife
Reserve and a part of the Greatness Quarry
(Tarmac Site);
•• Two areas of Ancient Woodland towards the
north of the Wildlife Reserve; and
•• A further designation of the Wildlife Reserve as
a Local Nature Reserve (LNR).
The Sevenoaks Wildlife Reserve

These designations are recognised by the Core
Strategy and the NPPF (paragraphs 73 to 77).
There are also number of open space allocations
within, or in close proximity, to the study area.
These include:
•• Millpond Wood;
•• Bradbourne Vale Lakes; and
•• An area of open space at the entrance to the
Greatness Quarry (Tarmac Site).

Greatness Recreation Ground
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2.3 STRATEGIC CORE
STRATEGY POLICIES

The Sevenoaks District Council adopted Core
Strategy contains a number of strategic polices
which must be taken in to consideration as part of
this master. A summary of these is provided below.

Policy SP1 – Design of New Development and
Conservation
This policy promotes high quality design that
responds to the local character of its surroundings.
It requires new development to take account
of adopted design guidance such as local
Character Area Assessments. The policy promotes
sustainable development that enhances the
districts natural and heritage assets.

Policy SP3 – Provision of Affordable Housing
This policy sets out the Council’s requirements
for affordable housing for new development. This
states that the following % of new homes must be
affordable:

Core Strategy
Adopted February 2011

•• 40% for developments of 15 dwellings or more;
•• 30% for developments of between 10 and 14
dwellings;
•• 20% for developments of 5 – 9 dwellings; and
•• 10% equivalent financial contribution for
developments of 5 units or less.
65% of the affordable housing element for new
development must be socially rented.

Policy SP2 – Sustainable Development
This policy sets out the environmental standards
new development must meet such as BREEAM.
These requirements are more relevant to detailed
proposals rather than this high level masterplan.
The policy goes on to state the Council’s ambition
to reduce reliance on the car. This is to be achieved
by improving the pedestrian environment,
improving public transport and requiring new
development that generates significant traffic to
include Travel Plans. This desire must be reflected
in the masterplan.
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Further guidance is provided in the Affordable
Housing SPD adopted in 2011.

Policy SP5 – Housing Size and Type
This policy states the Council’s desire for new
development to contribute to a mix of housing
in residential areas, that reflects local need. This
is to include smaller units in suitable locations
to increase the district housing stock. The policy
promotes development that meets lifetime
homes standards and the provision of specialist
housing for the elderly and disabled. The policy
gives no numbers or percentages to suggest what
proportion of new development, must be of a
certain size or type.

Northern Sevenoaks Masterplan (draft)

Local
Development
Framework

The 2011 Core Strategy is a key consideration for
the masterplan

Policy SP7- Density of Housing
This policy states that the development within the
urban area of Sevenoaks (the study area) must
achieve a density of 40 dwellings per hectare.

Policy SP 8 – Economic Development Land for
Business
This policy states that the District will protect and
encourage the intensification and regeneration
of existing business areas. In the study area
these would include the Local Centre at St Johns,
the allocated employment sites and other sites
currently in commercial use. The policy promotes
the provision of small business space across the
borough and initiatives that will improve skills.
This policy would provide some protection to
undesignated employment sites close to Bat and
Ball station.

Policy SP10 Green Infrastructure, Open Space,
Sport and Recreation Provision
This policy sets out the Council’s desire to develop
a Green Infrastructure Network – primarily by
linking existing areas of open space. It states
that existing open space and recreation facilities
should be retained. The study area benefits from
a generous selection of open green spaces and
recreational facilities. This masterplan offers an
opportunity to join these up as part of a wider
green network in line with this policy.

Policy SP 11 Biodiversity.
This policy emphasises the importance of
protecting and enhancing biodiversity in the
District especially on nationally designated sites
such as SSSI areas.

Policy SP9 Infrastructure Provision
This policy states that where new development
generates a requirement for improved physical,
social and green infrastructure developers will
be expected to provide or contribute to this
requirement. Plans for new development in this
masterplan must consider this requirement.

37

38

Northern Sevenoaks Masterplan (draft)

3.
Socio economic
overview

1. Baseline Conditions

3.1 OVERVIEW

Study Area
1.1

The geographies used in this analysis of Northern Sevenoaks are shown in Figure
have selected a series of output areas that match the red line boundary area of
Sevenoaks area as closely as possible1, the same approach has been applied for Sev
Centre2 as a comparator area.
Figure 1.1 Northern Sevenoaks Study Area

Regeneris have carried out a socio-economic
overview of the Northern Sevenoaks area to
support the masterplan. Data sources are however
not available based on the defined study area
boundary and so the best fit has been taken to gain
an understanding of the area. This covers a slightly
larger geographic area and includes some land to
the south of the A25 within St Johns. The area used
for analysis is indicated in Figure 3.1.
As a comparator analysis is also presented for
Sevenoaks Town Centre, The Sevenoaks District,
the County of Kent and England. This is presented
in this section of the report

Source: Google Maps

Figure 3.1 Boundary of Northern Sevenoaks socioeconomic data output area

1.2

Population and Demographic Conditions
1.3

Table 1.1 below summarises population and demographic data for the Norther
masterplan area and surrounding benchmark areas at varying geographical scales. W
line boundary of Northern Sevenoaks there is a population of approximately 7,000
data indicates that between the 2001 and 2011 censuses, the population in Northe
has increased by 6%. The percentage increase in the area is considerably low
experienced in Sevenoaks Town Centre (19%) and notably lower that the coun
national averages (8%) over the same period.
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1

3.2 POPULATION AND
DEMOGRAPHIC CONDITIONS

The adjacent Table 3.1 below summarises
population and demographic data for the Northern
Sevenoaks masterplan area and surrounding
benchmark areas at varying geographical scales.
Within the red line boundary of Northern
Sevenoaks (as indicated in Figure 3.1) there is
a population of approximately 7,000 people.
The data indicates that between the 2001 and
2011 censuses, the population in Northern
Sevenoaks increased by 6%. However this
percentage increase is considerably lower than
that experienced in Sevenoaks Town Centre (19%)
and notably lower that of the county (10%) and
national averages (8%) over the same period.
In absolute terms, between 2001 and 2011 the
population of Northern Sevenoaks has grown by
more than 550 people, equivalent to 0.6% a year.
As Figure 3.2 shows, this is similar to the year on
year growth at the Sevenoaks District (0.5%) yet
markedly less than Sevenoaks Town Centre which
experienced three times the level of average
annual population growth in comparison to
Northern Sevenoaks.

The proportion of Northern Sevenoaks’ population
aged over 65 years old is in line with the national
average (16%), however, the area has a smaller
proportion of over 65’s than Sevenoaks Town
Centre (20%), Sevenoaks Local Authority (19%) and
Kent (18%). However, as Figure 3.3 shows, within
the working age group the population of Northern
Sevenoaks is younger than surrounding areas.
Approximately a quarter of Sevenoaks population
is aged between 25-44 compared to almost 30% in
Northern Sevenoaks.

Overall
Population

Sevenoaks
Town

Sevenoaks
District

Kent

England

2011

7,062

3,481

114,893

1,463,740

53,012,456

2001

6,668

2,920

109,305

1,329,718

49,138,831

5.9%

19.2%

5.1%

10.1%

7.9%

Percentage
change

Dataset
Overall
Population
Overall
Population
Percentage
Change
Age

Northern
Sevenoaks

2011

7,062

2001

Sevenoaks
Town Centre

Sevenoaks
LA

Kent

England

3,481

114,893

1,463,740

53,012,456

6,668

2,920

109,305

1,329,718

49,138,831

5.9%

19.2%

5.1%

10.1%

7.9%

16-64

63%

62%

62%

63%

65%

0-15

21%

18%

20%

19%

1.6
19%

65+

16%

20%

19%

18%

16%

Age 16-64

2011

63%

62%

62%

63%

65%

Age 0-15

2011

21%

18%

20%

19%

19%

18%

16%

However,
Age
65+as

Figure 1.32011
shows, within the
of Northern
16%working age group
20%the population19%
Sevenoaks is younger than surrounding areas. Approximately a quarter of Sevenoaks population
is aged between 25-44 compared to almost 30% in Northern Sevenoaks.

Table
data (Source ONS Census data)
Figure3.1
1.3 Population
Population Agedemographic
Profile

Source: ONS, Census

Figure 1.2 Average Annual Population Growth (2001-2011)

19%

65+

16%
28%

45-64

25%
24%

25-44

29%
9%
9%

16-24

20%
21%

0-15
0%

5%

10%

15%

Sevenoaks LA

Source: ONS Census Data
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Northern
Sevenoaks

Table 1.1 Population

The proportion of the Northern Sevenoaks
resident population that is of working age (16-64
years old) is 63%, which is in line with the borough
level of 62% and the national average of 65%.

1.4

Dataset

20%

25%

30%

35%

Northern Sevenoaks

Figure 3.2 Average Annual Population Growth (2001-2011)
Figure 3.3 Population Age Profile
Source: ONS Census Data
In absolute terms, between 2001 and 2011 the population of Northern Sevenoaks has grown by
(Source
ONS
Census
data)
(Source ONS Census data)
more
than 550,
equivalent
to 0.6%
a year. As Figure 1.2 shows, this is similar to the year on year
growth at the Sevenoaks Local Authority level (0.5%) yet markedly less than Sevenoaks Town
Centre which experienced three times the level of average annual population growth in
comparison to Northern Sevenoaks.
Labour

Market

1.5
The proportion of(draft)
the Northern Sevenoaks resident population that is of working age (16-64
Northern Sevenoaks Masterplan
1.7 of 65%.
Northern Sevenoaks has a strong local skills base. As Figure 1.4 shows approximately a third of
years old) is 63%, which is in line with the borough level of 62% and the national average

the population in Northern Sevenoaks holds a level 4 qualification or above (degree
The proportion of Northern Sevenoaks’ population aged over 65 years old is in line with the
qualifications), significantly above the Kent (25%) and England (27%) levels.
national average (16%), however, it has a smaller proportion of over 65’s than Sevenoaks Town
Centre (20%), Sevenoaks Local Authority (19%) and Kent (18%).
1.8

However, around one in five of Northern Sevenoaks population has no qualifications in line with

3.3 LABOUR
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Workplace
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As Figure 3.4 shows approximately a third of the

population in Northern Sevenoaks holds a level
4 qualification or above (degree qualifications),
significantly above the Kent (25%) and England
(27%) levels.

% No qualifications

% Level 4+
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3.4 BUSINESS

Road Industrial Estate has been omitted from the sample, which suggests that the total the scale
Industrial Estate has been omitted from the sample, which suggests that the total the scale
ofRoad
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is likely to be higher than the data presented here.
of employment is likely to be higher than the data presented here.
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BASE 1.18
1.18 Looking at the local employment base in the national context provides insight into the
employment specialisms within Northern Sevenoaks, which reflects the employment profile of
employment specialisms within Northern Sevenoaks, which reflects the employment profile of
the area with retail, wholesale and health all possessing a location quotient greater than 1.5.
the area with retail, wholesale and health all possessing a location quotient greater than 1.5.
Figure
1.8
Figure
1.8Employment
EmploymentProfile
Profile

Figure1.9
1.9Employment
EmploymentSpecialisms
Specialisms
Figure

The largest employment sectors in Northern
Sevenoaks include retail (700 jobs or 26% of total
employment), health (600, 22%) and wholesale
(275, 10%). Northern Sevenoaks as a whole has a
different employment profile to Sevenoaks Town
Centre, which has a more even distribution of
sectors present with particular focus on business
administration and support (15%), professional,
scientific and technical services (10%).
The dominance of the retail sector in Northern
Sevenoaks can be accounted for by a concentration
of large scale retail activity around the Bat and
Ball station and the Vestry Road retail park that
host a variety of large national retailers such as
Sainsbury’s, Wickes, PC World and others.
It is important to note however that due to LSOA
boundaries used, a proportion of the Vestry Road
Industrial Estate has been omitted from the sample,
which suggests that the total scale of employment is
likely to be higher than the data presented here.
Looking at the local employment base in the
national context provides insight into the
Source:
Business
Register and Employment Survey, 2016
Figure
3.8 ONS,
Employment
Profile
employment specialisms within Northern
Source:
Register
Employment
(Source:ONS,
ONS, Business
Business Register
andand
Employment
Survey,Survey,
2016) 2016
Sevenoaks, which reflects the employment profile
of the area with retail, wholesale and health all
having a location quotient greater than 1.5.
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Figure 1.10 Employment Growth 2009-2015
As Figure 3.10 shows, despite representing the
fifth largest share of Northern Sevenoaks total
employment, the construction sector has seen the
largest percentage increase of employment, with
approximately a two-fold increase of those employed
in the sector between 2009-2015. Other sectors that
have experienced notable employment growth over
the same period are information & communication
(50%), accommodation & food services (50%) and
professional, scientific and technical (39%).
There are several areas where Northern Sevenoaks
has a significantly lower proportion of employment
than at the District level. This is particularly the case
within professional and scientific services, where
there is over double the proportion employed in this
sector at the District level (9%) than within Northern
Sevenoaks (4.5%).
This disparity is even starker when comparing Northern
Sevenoaks to Sevenoaks Town Centre, which has a local
finances specialism, possessing a location quotient of
1.7 compared to 0.3 in Northern Sevenoaks.
In terms of employment growth between 2009-2015
the trend is equally as pronounced. Here, financial
and insurance sectors have grown across the district
by a quarter, yet declined within Northern Sevenoaks
by 17%. This divergence is also seen in business
1.21
administration, transport & storage, motor trades,
property and arts and recreation. Whilst this is not
particularly surprising given Northern Sevenoaks
current role and function, this is worth considering
when thinking about the future aspirations of the area
and its relationship with the town centre.

1.22

Figure 3.10 Employment Growth 2009-2015

Source:
ONS,Business
Business
Register
and Employment
Survey, 2016
(Source: ONS,
Register
and Employment
Survey, 2016)

There are several areas where Northern Sevenoaks has a significantly lower proportion o
employment than at the district level. This is particularly the case within professional an
scientific services, where there is over double the proportion employed in this sector at th
district level (9%) than within Northern Sevenoaks (4.5%).

This disparity is even starker when comparing Northern Sevenoaks to Sevenoaks Town Centre
43
which has a local finances specialism, possessing a location quotient of 1.7 compared to 0.3 i
Northern Sevenoaks.
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4.

4.1 SWOT ANALYSIS

Spatial strategy
Through our analysis and consultation with local people and stakeholders we have identified the
following Strengths, Weaknesses, Opportunities and Threats for Northern Sevenoaks.

STRENGTHS

WEAKNESSES

•• Access to Nature - a variety of open spaces
including the Sevenoaks Wildlife Reserve and
Greatness Recreation Ground

•• Hostile environment - a lack of activity and
dominance of commercial uses around the
station;

•• Views towards surrounding countryside especially to the north and east

•• Traffic - dominance of traffic heavy on the major
routes, the A225 and A25;

•• Accessibility - good transport links

•• Severance - poor pedestrian and cycle
environment along the A25 and A225 and at Bat
and Ball junction;

•• Character - especially around the village centre
at St Johns;
•• Local shops - variety of shops and services from
the local shops at St Johns to big box retailers to
the west of the Vestry Estate;

•• Lack of rail crossings - the railway acts as a
barrier to east/west movement

•• Jobs - a strongly performing labour market;

•• Public realm - poor quality public realm and
pedestrian environment at the local centre at St
Johns;

•• Education - excellent local schools; and

•• Vacancy - empty shop units at St Johns;

•• Wildlife - high biodiversity value with several
protected sites across the study area.

•• Bad neighbours - fragmented townscape in the
residential areas;
•• Development challenges - lack of available sites
for new development; and
•• Poor linkages - lack of connection between
landscape assets including the Nature Reserve,
Greatness Recreation Ground and the Cemetery.
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OPPORTUNITIES

THREATS

•• Bat and Ball Station - refurbish the station, deliver
more activity and open up a western access transform the arrival experience;

•• Uncoordinated development - piecemeal development
that fails to collectively address the spatial issues that the
area faces;

•• Community Centre - deliver a new community
centre adjacent to the station;

•• Increasing traffic - failure to deliver improvements in the
public transport/walking and cycling network leading to an
increasing reliance on the private car;

•• 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;

Sevenoaks Wildlife Reserve - the masterplan offers the
opportunity to open up access to this facility including the
construction of a new visitor centre

•• Visitor Centre - improve access to the Wildlife
Reserve including potential for a new Visitor Centre;

•• Investment - a failure to invest in the area leading to a
declining public realm and street environment;

•• Alternative housing models - provide a distinctive
offer including opportunity for self build and / or
co-housing;

•• Development constraints - some sites within the area are
difficult to deliver due to former uses and contamination;
Greatness Recreation Ground - the masterplan offers the
opportunity to improve facilities here

•• Planning policy - existing policy protects employment uses
close to the station where they impact on the success of
the area;

•• Green Belt Review - remove some sites from the
Green Belt to free up land for development;

•• Flooding - this creates constraints in some parts of the
Northern Sevenoaks area;

•• Green Network - deliver new green spaces and
improve connections between them;

•• Decline at St Johns - closure of shops and services at St
Johns due to competition elsewhere;

•• Water based recreation - create a new water
based recreational open space when Tarmac
completes extraction at Greatness Quarry; and

•• Lack of ambition - there are a number of big opportunities
for the area including the completion of gravel extraction
at Greatness - these need to be grasped; and

•• Greatness Recreation Ground - improve facilities.
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•• Standard housing product - development that fails to
respond to local character or need and reduces local
identity;
•• Affordability - increasing rises in house prices to levels
that local people cannot afford and a failure to provide
alternatives.

•• New homes - provide a mix of new homes
including affordable properties;

•• Employment focus - consolidate commercial uses
towards the north of the study area and release
sites close to the station;

•• Reduction in Biodiversity - development that threatens the
area’s biodiversity or the special character of the Wildlife
Reserve;

St Johns - the masterplan offers an opportunity to improve
the environment for people and business

Northern Sevenoaks Masterplan (draft)

•• Expectations - regeneration is challenging and takes time
to deliver - change will not be delivered over night.

4.2 VISION AND OBJECTIVES
Through our analysis and consultation with local people and stakeholders we
have identified the following Vision for Northern Sevenoaks.

‘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’.

Figure 4.1 Project Vision

To achieve this vision, we have set the following three
objectives.

1
2
3

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.

♥

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.
To consider opportunities for
sustainable expansion of Sevenoaks
to the north

Figure 4.2 Project objectives
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4.3 STRENGTHENING THE HEART
IMPROVING THE ARRIVAL EXPERIENCE

The poor quality environment at Bat and Ball
Station was one of the key issues picked up by
our analysis and conversations with stakeholders
and local people. There are several elements that
contribute to this poor sense of place. These are:
•• The poor quality public realm and way finding;
•• The dominance of light industrial uses which
create dead space around the station; and
•• The single sided access to the station (eastern
side).
The Town Council have prepared plans to refurbish
the listed station building. These proposals include
the creation of a community café and meeting
rooms. Bringing the station building back into
active use will bring more life to the station and
surrounding area. The listed station building will
also be improved.
On the western side of the railway tracks the Town
Council is developing plans for a new community
centre and nursery. This will replace the existing
facility on the site. The emerging proposals include
opening up access to the station from the western
platform via a new public space linking the station
to Otford Road.

New arrival spaces at Bat and Ball Station

New residential development

The masterplan proposes to reconfigure land to
the east of the station to create a new public space
and arrival point at the station.

To help 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. The first
block would be located to the south of the new
community centre overlooking the path/public
space that gives access to the station. The second
block would be located on the site of the former St
Johns Ambulance building on Chatham Hill Road. It
should overlook the pedestrian route to the station
from Bat and Ball Junction providing animation of
this route.

Currently pedestrians walk up the busy Bat and Ball
Road towards St Johns with a brick wall detering
use of the quieter Chatham Hill Road. To the rear
of this wall is a small green space. The masterplan
proposes to remove the wall re-landscape the
space and guide pedestrians to use Chatham
Hill Road. The new space would create a more
positive first impression of the area. It would also
help direct people to use Chatham Hill Road as a
pedestrian route to the local centre.
A further public space would be created at the
junction of Chatham Hill Road and Otford Road.
This space is currently occupied by shrubs that
block views towards the station.

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

The two new public spaces would be linked by
public realm improvements along Chatham Hill
Road itself and the lane linking from Seal Road. All
of these improvements would be carried out in the
same palette of materials and create a legible and
attractive pedestrian link between the station and
Bat and Ball Junction.

The masterplan proposals support these
developments and examine interventions that
could go further to improve the arrival experience
in to Northern Sevenoaks.
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Potential to transform arrival experience at the station,
provide new community facilities and new homes

New community
centre
Refurbished Bat
and Ball Station
5
Public
space
4
3

1
Proposed new
public space

2. The space at the top of Chatham Hill Road / Bat and
Ball junction would be improved

3. New housing to be provided to overlook key routes in
and out of the station

4. Bat and Ball Station will be refurbished - example
above shows a similar scheme at Crystal Palace Station

A 225

1. A new arrival space would be created in front of the
station between Bat and Ball Road and Chatham Hill Road

3
2

Figure 4.3 improving the arrival experience at Bat and Ball Station

A25

5. The Town Council is developing plans for a new
community centre to the west of the station. The image
indicates a recent visualiisation
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4.4 STRENGTHENING THE HEART
ST JOHNS VILLAGE
The high Street at St Johns is the primary location
for local shops and services. The area has some
fine character buildings and is designated as
a ‘Local Centre’ in the adopted Development
Management Plan. However, there are a number
of empty commercial units in the area and it
suffers from poor environmental quality due to
the heavy road traffic on St John’s Hill and narrow
pavements and several buildings are in a poor
state of repair.
Accessing the local centre from the Bat and Ball
junction is also difficult for pedestrians due to
the complicated crossing arrangements and busy
roads.

♥

The crossing arrangement at Bat and Ball junction
should be re-investigated to facilitate quicker
and easier pedestrian crossing. The method by
which this could be achieved should be identified
as part of a wider traffic study which examines
the potential impact of this masterplan on the
network – especially the vehicle flows along the
A25 and A225.
One approach that could be considered is the use
of shared surfaces that give a greater priority to
pedestrians whilst keeping traffic moving but at a
slower speed. This approach has been successfully
utilised in Poynton in Greater Manchester.

There is significant potential to improve the public realm
and give more space over to pedestrians outside the row
of shops to the north of Wickenden Road (above)

The masterplan proposes public realm
improvements from Bat and Ball junction to
Wickenden Road. Where possible the pavements
should be widened. This could be achieved by use
of shared surfaces or other improvements aimed
at giving greater priority to pedestrians.
The greatest potential for improving footways
is in front of the row of shops to the north of
Wickenden Road. The pavements are already
wide here. Public realm improvements could
provide attractive outside sitting areas for cafes
or space for market stalls or community activities.
The use of shared surfaces at a busy junction in Poynton,
Greater Manchester have created a better pedestrian
environment whilst keeping traffic flowing
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Where possible the masterplan proposes that the
pavements along St Johns Hill should be widened to
improve the pedestrian experience

Masonic Hall on St Johns Hill

A 225
A22

Listed
building at
1281-134 St
Johns Hill

St
Jo
hn
sH
ill
Potential enhanced public
space in front of shops

Wickenden Road
Figure 4.4 Improving the public realm at St Johns

The public realm and St Johns Hill should be improved, traffic slowed and pavements
widened where possible. The above images show the town of Poynton in Cheshire.
Here the road carriage has been narrowed to give more space over to pedestrians.
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4.5 STRENGTHENING THE HEART
DEVELOPING AROUND THE STATION

To enliven the area around Bat and Ball Station the
masterplan proposes new residential development.
The area benefits from close proximity to transport
links, the local centre at St Johns and is a short
walk from Greatness Recreation Ground and the
Wildlife Reserve.
There area already two sites allocated for
residential development in the area (The
Gas Works and Water Works sites). Both are
however constrained by their previous uses and
development has been slow to come forward. The
area would benefit from a more comprehensive
regeneration.
One of the negative qualities of the area in
proximity to the station is the presence of light
industrial uses. Many are unsightly and they fail to
generate any overlooking or activity to the routes
and spaces.
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.
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The relocation of employment uses would allow
new development sites to come forward. These
could be developed as 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 – including the proposed leisure cycle route
through the area.
These sites could deliver approximately 410 new
homes. A mix of housing types would be provided
to be in line with Council housing policy. It is
proposed that sites in close proximity the station,
bus links and the local centre at St Johns would
be brought forward for apartments (potentially
with commercial uses / small business units
or convenience stores at ground floor level).
Apartments would be delivered at a density of
60dph. Other sites would be brought forward with
houses at a density of 40dph.

Vestry Road
expansion area

♥

Existing Vestry Road
Industrial Estate

Existing
employment
sites

Existing employment sites within
the study area that could be
relocated to the north occupy 6.5ha
Area of available land north of
Vestry Road = 10ha
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Figure 4.5 Employment
sites that could potentially
be relocated to the north
of the study area

2

2
2

2

1. Apartment buildings would deliver higher density
development near the station
2

2
2

1

1

1

1

1. Apartment buildings near the station could have some
commercial uses at ground floor level

Potential for 410 new homes
to enliven the area around
Bat and Ball station
Figure 4.6 Potential development blocks released by relocation of employment uses
Figure 4.5 Employment
sites that could potentially
be relocated to the north
of the study area

2. Lower density housing would be located on sites further
to the north of the station
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4.6 MAKING THE MOST OF NATURAL ASSETS
THE SEVENOAKS WILDLIFE RESERVE
The Sevenoaks Wildlife Reserve is one of the
areas most valuable assets. It serves both as 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 Reserve is managed by Kent Wildlife
Trust and they have ambitions to increase the
number of people that visit it and gain a greater
understanding and respect for the natural world.
Maintaining its character and the important
function of protecting the natural environment and
wildlife is critical. Cycling and dog walking are not
permitted in the Reserve and it is a place for quiet
enjoyment rather than active use however ther are
opportunities for enhancement.
Whilst the Reserve provides a wonderful tranquil
environment, walks are linear and there are no
opportunities to take a circular route through the
area which would be appealing to many people.
The masterplan proposes that the introduction of
a circular walk could be a first step in improving
the Reserve. A new route would join the paths that
run to the north and south of the East Lake - the
Reserve’s largest body of water.

The new visitor centre could be located on Otford
Road where it would be highly visible and the
masterplan indicates the former Council depot
site opposite the gas works as a suitable site. This
can be accessed from Bat and Ball station via the
existing alleyway leading from Cramptons Road
and in the longer term, when the gas works site is
developed, a more fitting route from Cramptons
Road should be secured. This will allow a clear line
of sight to the visitor centre when emerging from
the western entrance of the station.
The public realm along this route would be of
a high quality to aid legibility and encourage
pedestrian and cycle movement to the Reserve
along this route rather than along the busy A225.
There are a number of brown and greenfield
sites along the eastern edge of the Reserve that
have been submitted to the ‘Call for sites’ for
consideration as new sites for housing. Given the
proximity of these sites to Bat and Ball Station,
transport links and the local centre the masterplan
suggests that some residential development is
allowed along this edge. Developer contributions
from this development could help to deliver
some of the improvements to the Reserve. The
sites shown on the masterplan could deliver
approximately 45 new homes.

The masterplan also proposes improved access to
the Reserve from the east through the creation of
a new entrance and visitor centre. It is important
that the Reserve can be secured and so only one
additional point of access is proposed.
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The new visitor centre should be architecturally
interesting and highly visible to help attract people to use
this special resource.

Dunton Green
station

Potential Wildlife
Reserve Visitor Centre
and entrance

Sevenoaks Wildlife
Reserve

A2
25
Ot
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A 25
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Bradbourne
Vale Lakes

Figure 4.7 Potential improvements to the Wildlife Reserve

A new community asset and
potential for 45 new homes
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4.7 MAKING THE MOST OF NATURAL ASSETS
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 Sevenoaks
Town Football Club rents the playing fields from
the Town Council.
The football club has a number of long term
ambitions. These are shown on the masterplan and
include:
•• Resurfacing of the adult pitch with a 3G
material;
•• The construction of a new pavilion with new
changing rooms, a meeting room, a kitchen /
refreshment area, storage facilities and a
medical room along with a separate community
area / café; and
•• Provision of a Multi Use Games Area (MUGA)
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As well as these facilities the masterplan shows the
creation of new cycling and walking routes through
the area. The cycling route is proposed along the
sites western boundary on a north / south axis.
This would connect through Millpond Wood to the
south and extend to Trinity School. To the north
the route connects to a new recreational open
space around Greatness Lake (see Section 4.8).
The existing children’s play area could be relocated
next to the MUGA to consolidate play facilities and
leave room for the for the car park to be extended.
A circular walking route is proposed to run around
the football pitches creating a new perimeter path
around the park. This could potentially connect
to the adjacent cemetery further expanding the
area’s Green Network.

Northern Sevenoaks Masterplan (draft)

Existing adult picth
to be resurfaced

2

Greatness
Cemetery

1
3
Greatness Recreation
Ground
1. MUGA

A 25 S e

al Ro a d

2.The existing adult pitch would be resurfaced with a 3G
material
Figure 4.8 Potential improvements to Greatness Recreation Ground

3. A new sports pavilion would overlook the playing fields

4.8 SUSTAINABLE EXPANSION
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. Before it is
returned the land will be re-profiled. This exercise
will completely re-shape the lake that is currently
on site and move it toward the north east quadrant
of the site.
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. To deliver such
a resource the masterplan proposals show the
partial redevelopment of the south western corner
of the Tarmac site for residential uses. This area
was identified by Arup’s Green Belt Assessment as
one of the sites that could potentially be removed
from the Green Belt due to it’s semi urban
character and the relatively limited role it plays in
preventing sprawl and the merging of Sevenoaks
with other settlements.
From an urban design perspective, development
in this south west corner offers significant
advantages. Housing could be delivered as part of
a sustainable, landscape led masterplan that would
connect the open spaces at Millpond Wood and
Greatness Recreation Ground with Greatness Lake.
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Image showing one of the historic buildings on the Tarmac site that could be restored

Pedestrian and cycle routes would be designed to
link the new homes to the station and the local
centre at St Johns and provide access to the area
for residents from both Northern Sevenoaks, Seal
and Kemsing. The new housing could connect
into the existing pattern of streets and complete
existing development blocks to improve the
existing streetscape.
Along with the provision of approximately 75
hectares of new open space infrastructure
(including the waterbody), the masterplan could
also deliver a water sports lake, a visitor centre
and refurbish some of the attractive historic
buildings located on the Tarmac site.
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Collectively, the proposals deliver an extremely
valuable resource for Northern Sevenoaks that will
improve the life for existing residents, attract new
residents and visitors and bring more money into
the local economy.
The masterplan estimates that approximately 600
new homes could be delivered within the area at a
density of 30 - 40 dwellngs per hectare.

Potential to create 75Ha additional public open space
together with 600 new homes, a watersports lake,
visitor centre and bring historic buildings back in to use

Greatness Lake

Visitor centre

The proposals include a new lake for water sports

Seal

The proposals would include visitor centre

Figure 4.9 Proposals at Greatness Lake

The proposals include new paths and opportunities for
outdoor exercise

4.9 SUSTAINABLE EXPANSION
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.
Initially the masterplan promotes improved east
- west linkages across the Darent Valley in order
to improve access to Dunton Green and Dunton
Green station (which is on a fast rail line into
London).
This could be delivered as a pedestrian and cycle
route initially but with a vehicular route considered
in the longer term. The route crosses the Darent
Valley floodplain and so consideration would need
to be given to this.
New homes are then considered in two discrete
areas. The first located to the west of Otford Road
and the second on land close to Dunton Green
station.
A number of sites west of Otford Road have
been submitted to the recent ‘Call for sites’ for
consideration as residential allocations. Whilst
these sites are within the Green Belt, they have a
semi-urban character by merit of their proximity to
the busy road and other built development. Land
to the west of these sites is extremely constrained
through flood risk, the Wildlife Reserve’s SSSI
designation and could not be developed to such an
extent that would lead to the merging of Dunton
Green and Sevenoaks.
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The land in Dunton Green is located to the
northwest of the Wildlife Reserve. This area
benefits from close proximity to Dunton Green
station. This land does not lie within the Sevenoaks
Town Council boundary and consideration of
development here would need to be agreed with
the neighbouring Parish.
The Wildlife Reserve could expand to the north
between the two parcels of land creating an
attractive managed environment between the two
housing areas. these do not merge together.
Given the character of the landscape in this part of
the District any new housing should be designed
with a ‘landscape led’ development pattern that
incorporates sustainable urban drainage and a
strong landscape infrastucture of green streets and
spaces.
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.
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Government policy aims to diversify the supply
of housing to encourage small and medium sized
developers and builders, housing associations
and local authorities to deliver new homes and
to encourage innovation and modern methods of
construction. If successful this will improve the
choice available for Northern Sevenoaks leading
to higher quality and more sustainable homes and
increasing the choice of homes available – including
homes that will be accessible to local people.
Should both parcels be delivered there is potential
for a further 850 new homes to be built within the
Darent Valley. These would be planned as part of a
sustainable, landscape led masterplan.

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

Residential area is not in
Sevenoaks Town Council
parish area

t ford R

Potential expansion
of Sevenoaks
Wildlife Reserve

A 225 O

Dunton Green
station

New homes should be built around a strong green
infrastructure including a SUDs network

oad

Dunton Green
Sevenoaks Wildlife
Reserve

New delivery methods including self build could be
explored

Figure 4.10 Proposals for development within the Darent Valley

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

Expanded
Vestry Road
Estate

Dunton Green
Station

Greatness
Lake

Darent
Valley

Developing
around the
station
Sevenoaks Wildlife
Reserve
Greatness
Recreation
Ground
Improving
the arrival
experience

Revitalising
St Johns

Figure 4.10 Masterplan for Northern Sevenoaks

62

Northern Sevenoaks Masterplan (draft)

4.10 MASTERPLAN IMPACT AND DELIVERY

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:

•• 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)

The Northern Sevenoaks Masterplan sets out an
ambitious vision for the area that builds on its
existing strengths and assets.
The proposals will strengthen the heart of
Northern Sevenoaks and include opportunities
for development around Bat and Ball station,
potential improvements to the public realm along
St John’s Hill, and the longer-term consolidation
of employment space to unlock development
opportunities to the north of the station.
The proposals also make the most of the area’s
natural assets including Greatness Recreation
Ground, Sevenoaks Wildlife Reserve and a new
leisure area around Greatness Lake. It also sets out
potential options for the longer-term expansion of
Sevenoaks to the north.

•• At least 105 Ha of new open space at the Wildlife
Reserve and Greatness Lake
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DELIVERY STRATEGY
The vision for Northern Sevenoaks is a long term
plan to deliver over a 20 to 30 year time period and
the masterplan proposals include a combination
of:
•• Immediate and shorter term projects that
can generate tangible improvements for local
residents and help to build momentum for the
longer-term interventions;
•• Medium to longer term development
opportunities that can be taken forward as
sites become available for development and/
or appropriate delivery structures can be put in
place; and
•• Long term opportunities setting out, at
a higher level, how Northern Sevenoaks
can accommodate the long-term growth
requirements of the area.
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Table 4.1 on the facing page sets out six key
objectives that support the broader economic
aspirations of the masterplan vision and provide
a framework for identifying relevant projects and
delivery mechanisms.
Delivering the masterplan will be an iterative
process, with implementation of short-term
activities informing how the longer-term vision
should be delivered. In addition, the capacity of
the Town Council and local authority to oversee
delivery will clearly impact on how the longer-term
proposals can be taken forward and will need to
evolve if the plans are to come to fruition. Given
this, the actions set out below are separated into
short and longer term actions.
The approach set out above focuses on the
requirements for a partnered approach to
enabling and delivering development in Northern
Sevenoaks, which can generate and harness the
economic value unlocked in the area.
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A partnered approach will ensure that Sevenoaks
Town Council remains at the heart of the strategy,
to secure the maximum possible benefits for
the existing and future residents of the area.
Specific opportunities for developing a partnered
approach to delivering the masterplan may
include:
•• Operating as a development partner or an
arms-length body to facilitate investment in
the area;
•• Establishing a not for profit trading subsidiary
to support and ring fence new activities;
•• Working with wider public sector stakeholders
including Sevenoaks DC, Kent CC, landowners,
Natural England and Sport England; and
•• Harnessing private sector resource and
services.
Opportunities for joint ventures with landowners
may be linked to specific development areas.
These have been demonstrated to work
effectively where they relate to specific, longer
term projects in economically advantageous areas
(such as Sevenoaks). They provide a mechanism
for sharing risk, resourcing and the rewards
and provide a mechanism through which less
commercial schemes can be delivered.

Objective

Gain recognition of the place
Ensure the delivery of appropriate
mix of housing an amenity space
across the site

Short Term

Longer Term

•• Create an identity and brand for Northern Sevenoaks

•• Clear marketing strategy for masterplan to developers, occupiers and
residents

•• Develop partnership of landowners to establish buy in for the vision •• Develop appropriate structure or structures to take sites to deliver
sites, ensuring an appropriate mix of housing and amenity across all
•• Develop definitive strategy on phasing and site assembly
stages of the project
•• Initial market testing with potential development partners

Secure the provision of regionally
significant leisure facilities for the
area

•• Further development of ideas for leisure facilities in key sites

•• Development of a business plan for leisure facilities

•• Soft market testing with leisure operators

•• Development of a trust to oversee the ownership and operation of
leisure facilities within the masterplan area

•• Development of a business case to support initial investment in
leisure facilities

Improve existing high street and
station environments

Support improved community
infrastructure for current and future
populations

•• Short term investment to improve visual quality and footfall:
••
••
••
••
••

Signage and wayfinding
Shopfront improvement
Business partnerships
Public art
Planting

•• ‘Test’ activities at the new community centre
•• Pop up restaurants

•• Development of flexible managed workspace in the vicinity of Bat and
Ball Station
•• Improved retail/concourse offer at the station

•• Development of strategy for community facilities linked to
development proposals, linked back to the hub of the new
community centre

•• Test classes
•• Community cinema

Ensure delivery of the plan includes
appropriate employment space.

•• Consult with Sevenoaks DC and Otford to understand the potential
to expand employment land to north of the parish boundary

•• Develop a strategy for long-term employment space requirements in
partnership with landowners and employers.
•• Incorporate and test opportunities for flexible managed workspace in
vicinity of the station
•• Develop a strategy for long-term employment space requirements in
partnership with landowners and employers.
•• Incorporate and test opportunities for flexible managed workspace in
vicinity of the station.

Table 4.1 Objectives and outline delivery mechanisms
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Housing Numbers, Community Infrastructure
Levy (CIL) and Affordable Housing numbers
The proposals in this masterplan propose 1,929
new homes in Sevenoaks.
Table 4.2 calculates the number of affordable
homes the masterplan could deliver and the CIL
contribution.
Based on the numbers included earlier in this study
it is estimated that the masterplan could deliver
772 affordable homes. These would include a
mix of affordable rented, rent to buy and shared
ownership properties and 193 starter homes. This
figure assumes that 40% of the housing would be
affordable.

Including the affordable housing development
could deliver £22,424,625 of Community
Infrastructure Levy (CIL).
Excluding affordable housing the development
could deliver £13,450,125.
These are substantial contributions of which 25%
would be passed directly to the Town Council.

CIL CONTRIBUTION
Housing
Units

Housing floor Employment
space*
Space
(sqm)**

Affordable
Housing

Affordable
Housing
Floorspace

Including
Affordable
Housing

Excluding
Affordable
Housing

Around Bat and Ball Station

24

2,232

10

930

£279,000

£162,750

To North of Bat and Ball Station

410

38,130

164

15,252

£4,766,250

£2,859,750

To East of Wildlife Reserve

45

4,185

18

1,674

£523,125

£313,875

Greatness Lake

600

55,800

240

22,320

£6,975,000

£4,185,000

Darent Valley

850

79,050

340

31,620

£9,881,250

£5,928,750

TOTAL

1,929

179,397

772

71,796

£22,424,625

£13,450,125

% Affordable Housing

250

250

40%

Table 4.2 Potential CIL Contributions calculations
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