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2.1

2.2

2.3

2.4

2.5

2.6

This Local Plarestablishes a policy and delivery framework that provides clear and firm

guidance to ensure that the Council's aims for the Borough are achieved where they relate to
issues of planning and land ustecovers the period between 20tb12030. The policies
included within this Planaeonsi st ent with the Council 6s Co
Planning Policy Framework (NPPF) and National Planning Policy Guidance @heGn

being sago to the heart of what sustainable development is and how good place

makingcanbe achieved. Theglso form the strategic context within which any

neighbourhood plan should operate.

This Local Plan covers the whole borough, exéepthe area covered by the Chilmington
Green Area Action Plan, as shown on Haicies Map [ittp://www.ashford.gov.uk/policies
proposalanap. Development proposals coming forward withie &area covered by this

Local Plan will be expected to adhere to the policies set out, as once adopted they will carry
significant planning weight when it comes to the determination of planning applications. The
Local Plan 2030 should be read and integuiets a whole.

To be clear, this Local Plan supersedes the following:

the saved policies within the Ashford Borough Local Plan 2000
Ashford Core Strategy 2008

Ashford Town Centre Area Action Plan 2010

The Tenterden and Rural Sites Development Placument2010

The Urban Sites and Infrastructure Development Plan Document 2012

=A =4 =4 -4

Once adopted, the Council déds statutory develo
Chilmington Green Area Action Plan (2013) and any adopted neighbourhoad plan

Duty to co-operate

In preparing this Local Plan, the Council has sought to fulgmerate with neighbouring

authorities and other relevant bodies to ensure that strategiebonasdary issues have

beenaddressed and that the Planisdeliverl e. The approach to the 6
detail in opberéabebvy Stat €ment which forms par
Local Plan. This process has been assisted through a memorandum of understanding between
ourselves and all of &#East Kent districts (Thanet, Dover, Shepway and Canterlalnigh

has meant that any crebsundary strategic issues have been dealt with in an open and

transparent way. This has assisted not only the formulation of this Local Plan but also the
evolutionof each of the district's respective Local Plans. Given the Borough's central location
within Kent, the Council's West Kent neighbours have also been thoroughly consulted at key
stages of plan preparation to ensure the 'duty’ has been adhered to fully.

Consultation

Significant engagement and consultati@s been carried out in the development of this Plan
and its supporting evidence. This has included engagement with key stakeholders and public
sector partners, responsible for deliveringage ofservices and infrastructuréhe Plan has

also been subject to extensive pulshnisultationfrom the 'Plan it' exercises in 2013 to

5|Page


http://www.ashford.gov.uk/policies-proposals-map
http://www.ashford.gov.uk/policies-proposals-map

formal consultation throughout its evolution, including with Ward Members and Parish
Councils on potential site allocatis. Where appropriate, comments from the public
havedirectly helped and shaped the contents of this plan and it should be viewed as a
document that has had significant public input into its evolution.

Policies Map

2.7 This Local Plan is supported by ateractivePolicies Map which applies the relevant
policies tothe applicablespatial area within the borough. This includes showing the extent of
the Borough's two AONBS, its many ecological conservation and open space areas and
proposed developmentsiallocations. This interactive map will be updated after the
adoption of the Local Plan to ensure that it remains up to date (for example if new areas of
open space are designated after adoption).

Neighbourhood Plans

2.8 This Local Plan will set ouhe strategic context within which any neighbourhood plan will
operate. They must comply with national policy, with EU obligatexmd human rights
requirements and with the strategic policies of the local development plan. Currently the
Borough haseven dsignatedeighbourhood areas at Wye, Rolvenden, Bethersden,
Boughton Aluph and Eastwell, Pluckley, Hothfield and Charing. The Neighbourhood Plans
for these are at various stages in their evolution, with Wye being the furthest forward having
passed examitian and with a referendum to take place later this year. Where
Neighbourhood Plan Areas had been established early on in the preparation of this Local
Plan,proposals to allocate sites within these afath$o the neighbourhood plan, where they
are nonstrategic in naturd-othfield and Charing are more recent designations and it has
thereforebeen necessary ftie Local Plan t@onsider and make site allocatiomghin those
parishes, where appropriate. That should not exclude those parishes froterogsi
alternative proposals for addressing the equivalent (or greater) amount of development
through their Neighbourhood Plans.

2.9 The Borough Council intends to work closely with those parishes producing Neighbourhood
Plans to ensure that such Plans consistent with both government planning policy and
emerging policies contained within this Local Plan in order that they may pass the 'basic
conditions' test that Neighbourhood Plans are subject to at their examination stage.

Key evidence

2.10 The Local Plan 2030 has been influenced by a range of evidence which are background
documents to the Plan itself. A full list of the evidence base is included at Appendix 2. The
key evidence that supports this Plan is summarised below:

The Corporate Plan (2A.5)

2.11 This document sets otlte Council's vision for the Borough up to 2020 and how the Council
intends to realise that vision. It established the following 4 priorities:

Priority 1: Enterprising Ashford: economic investment and groWwthpromote gowth and
achieve greater economic prosperity for Ashford borough. We will work to secure inward
investment to create a wide range of jobs carried out by a highly skilled workforce.
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Priority 2: Living Ashford: quality housing and homes for @i secure gality homes across
the borough, catering for a range of ages, tenures and need, in well planned and attractive
new places.

Priority 3: Active and creative Ashford: healthy choices through physical, cultural and leisure
engagementfo provide or enable amge of quality leisure and cultural activities where

people can make healthy and affordable lifestyle choices and enjoy assets that create
attractive, desirable and active communities.

Priority 4: Attractive Ashford: countryside and townscape, tourismhanidiage To achieve

an environment that creates higher standards of public space design, alongside improved
standards of presentation of key green spaces. To safeguard and conserve our local heritage
and areas of outstanding landscape quality to enseineetly best attractive environment with
thriving and vibrant town centres

Sustainability Appraisal and Strategic Environment Assessment

An appraisal of the economic, environmental and social impétite Local Plan, prepared

from the outset of thpreparation of the process. The approach and policies listed in this

Local Plan have been appraised to ensure that the accord with the principles and objectives
identified within the sustainability appraisal. This has included assessment of optionssin term
of the levels of development proposed, the strategic distribution of development and specific
site allocations. The Environmental Report demonstrates that the approach set out in this Plan
is the most sustainable options, when considered against tbeabkesalternatives.

Habitats Regulations Assessment 2016 (HRA)

This Plan has been subject to a Habitats Regulations Assessment which has examined all
the policies of this Plan in order to ascertain whether they are likely to have a significant,
adverseeffect on the integrity of European Sites, protected under international law for their
wildlife and/or landscape importance, both within, and in vicinity of, the Borough.

Strategic Employment Options Report 2012 (SEOR)

2.12 This SEOR considers and setg a number of potential scenarios for economic growth in
Ashford Borough to 2030. It forms the evidence ldhse informs the setting of the jobs
target within this Plan.

Strategic Housing Market Assessment 2014 & 2015 (SHMA)

2.13 The purpose of the WA is to develop a robust understanding of housing market dynamics,
to provide an assessment of future needs for both market and affordable housing and the
housing requirements of different groups within the population. SH&A coversAshford's
Housing Maket Area and deals with the specific needs of the Ashford HMA. It provides a
‘policy-off' assessment of future housing requirements, considering housing need and demand
and also provides specific evidence and analysis of need and demand of differeft sizes
homes.
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Strategic Housing and Employment Availability Assessment 201&GHELAA)

2.14 The SHELAA 2016 identifies and assesses the potential availability of land for new
development in Ashford. It assesses the individual and combined potential capaitéy o
thatare considered to lmkeliverable or developable for housing and economic development
over the plan period. This results in the identification of a future supply of land in the
borough that may be suitable and available for development.

Employment Land Review 2016 (ELR)
2.15 The ELR assesses the Borough's employment sites with regard to their suitability and market
attractiveness and their development potential and capacity. It analyses the current provision

of employment land and sites in tBerough and potential sites which have been considered
for allocation.

Whole Plan Viability

2.16 In line with the requirements of the NPPF, this Local Plan is supported by whole plan
viability evidence which has tested the policies which have a direcdthtional'cost' to the
development industry to ensure that the policy framework setatuhe macro levelcanbe
delivered in a viable way and can achieve a reasonable return. In doing so, the strategic
policies and approach as set out in this L&tan can be considered viable within a whole
plan viability context and therefore promotes a 'sound' planning approach.

2.17 Thisevidence has explored a range of factors and layers of evidence including, the level of
S106 contributions the Council hlasstorically collected, and which are likely to be collected
in the future, the additional and assumed costs to the industry arising from new policy areas,
the scale and type of infrastructure needed to support and mitigate new development and the
land valies and returns to the industry in various spatial areas within the Borough.

2.18 Theoutputsof this work has clearly shaped the policieshiis Plan, in particular the
affordable housing policy.

Infrastructure Delivery Plan (2016)

2.19 This iterativedocumentets out the infrastructure that is required talélevered tasupport
the planned development up to 2030. It has been informed by discussion with key providers
and identifies (where known) how and when this infrastructure might be deliveréa and
what extent new developmeistdirectly reliant on its delivergs a means of prioritising the
required infrastructure.

Working in partnership

2.20 The Council accepts that partnership working andmeration is essential to deliver the
vision and the future aspirations set out above. The following lists out the key arrangements
that are in place to promote joint working:
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South East Local Enterprise Partnership (SELEP)

2.21 The SELEP is the key body determining strategic economic priorédisesmvestments for
the area which includes East Sussex, Essex, Kent, Medway, Southend and Thurrock. The
Borough has already benefited from significant funding for projects through the SELEP
Growth Plan and Local Growth Fund, including major contributtomsards Junction 10a,
Chart Road and Ashford College.

Ashford Strategic Delivery Board

2.22 Set up to support the delivery of (initially) eight priority projects which are seen as crucial to
the future economic growth and prosperity of the Borough.bblaed comprises of Ashford
Borough Council and other key public sector partners including Kent County Council, the
Homes and Communities Agency, Skills Funding Agency, Arts Council England, the
Highways Agency and Ashford College. The local Member of &adnt is also a Board
member and the Board has a good track record in helping to get projects delivered and
funded.

Kent County Council

2.23 The Borough and County Council have already achieved a lot by working together on
projects over recent years. $tapproach is reflected in the 'Delivery Deal' signed by both
Council-a formally agreed statement of the Counc
in key areas. This is the first such agreement in Kent. A District Deal board oversees delivery
of the @reed projects. .

224The Delivery Deal provides the framework to
well the coordinated delivery of range of services including economic development, housing,
strategic planning, the environment, properig asset management, highways, transport and
wastes and culture, town centre management and health and wellbeing.

Ashford Health and Wellbeing Board
2.25 A subcommittee of the Kent Health and Wellbeing Board. The aim of the board is to
improvethe heatand wel | being of Ashforddés residents
across the National Health Service, social care, borough council, public health and other
bodies relevant to the health and wellbeing sector

Formal review of the Local Plan

2.26 This Local Plan is intended to be formally review®d2023 to ensure that the wider policy
position is suitablyip to date and the development envisagaud supporting infrastructure
has been delivered. This period of time provides the right balance bgivesating enough
time to allow the policy framework to be implemented by the market and to give them
certainty, with the inevitableeed to respond to change as time goes by. However, should
circumstances dictate, such as signifiaamdersupply of housindelivery or the nosdelivery
of key infrastructurénamely Junction 10a) then an earlier formal review will be undertaken.

2.27 This will ensure that the Council can provide a suitglolecy base to deal with the
circumstances as needed in a plan leg wakey requirement of the NPPF.
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3.1

3.2

3.3

3.4

3.5

National planning policy is very clear that there is a presumption in favour of sustainable
development.Finding what is sustainable development relies oaraful balance between
economic, social and environmental factors and the National Planning Policy Framework
gives guidance how to achieve thisalso makes it clear that Local Plans are the key to
delivering sustainable development in a way that cefléhe vision and aspirations of local
communities.

This approach lies at the heart of this local pl&ahe Plan seeks to achieve each of the
economic, social and environmental dimensions of sustainable development in a way which
avoids significahadverse impacts by reduce impacts by mitigation or compensatory
measures.

The plan sets out the spatial implications of economic, social and environmental change and
identifies opportunities for developmerit.has been based on early and meamning

engagement and collaboration with local communities and a range of other stakelhididers.
plan aims to reflect a collective vision and a set of agreed priorities for the sustainable
development of the Borough, including those contained in any naigiad plans.

The plan is positive, realistic and is focused on delivery.
The Vision
The following sets out the vision for Ashford Borough in 2030.

Ashford Borough will meet its housing and employment needs, and take account of the needs

of investors, through the provision of new high quality development forming attractive places,

with the necessary supporting infrastructure and services, and in sustainable and accessible

|l ocations that take account of the Boroughos

The town of Ashford will continue to be the main focus for development with the regeneration
of the town centre and areas where there are existing environmental and social issues and
the creation of attractive and vibrant new communities on the peripldng cown.

A regenerated Ashford Town Centre will expand significantly its leisure, cultural,

educational and residential offeA new Commercial office Quarter next to the railway

station will be a major economic impetus for the area, helping to sutshaimcrease

employment, trigger more spending in the town centre economy, and improve wage rates and
skillslevels.The t own centreds heritage wil/ be con:
new public realm reflecting the various different charaetesas.

Tenterden will continue to serve the south western part of the Borough as a principal rural

service centre with a strong offer of shops and services, conserving and enhancing its historic
centre and accommodating development of a suitable stzdgyn and character.
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The other rural service centres of Charing, Hamstreet and Wye will remain important
providers of local shops and services, with care taken to conserve and enhance their historic
centres and the delivery of limited development.

Theienti ty and attractive character of the Bo
settlements, wealth of heritage assatd its expansive countrysidecludingthe Kent

Downs AONB to the north and the High Weald AONB to the south, will be pbtaud

enhanced.

The Boroughs green spaces will be protected and enhanced to serve expanding populations
including two new strategic parks at Ashford and the promotion of sporting and recreational
hubs in accessible locations; the retention of flood ster@gas; reinforcement of wildlife
corridorsand an improved cycle network to foster healthier lifestyles for residents and
workers.

A positive approach to the adaptation of climate change will be secured by avoiding
development in areas at greatest rigklooding; protecting and enhancing green networks;
carefully considered new layouts and designs of housing areas; and promoting sustainable
drainage and challenging water efficiency standards.

3.14 In order to deliver the vision, a number of stratemfectives have been developed, as set out
in Policy SP1 below.
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Policy SP1- Strategic Objectives

To deliver the Vision, a number of strategic objectives have been identified. They form|
the basis of this Local Plano6s policy ramew
that planning applications are expected to adhere to.

a. To focus development aticcessible and sustainable locations which utilise
existing infrastructure, facilities and services wherever possible and makes best
use of suitable brownfield opportunities

b. To protect and enhance the Boroughop hi st
including its built heritage and biodiversity;

c. To create the highest quality design which is sustainable, accessible, safe and
promotes a positive sense of place through the design bétbuilt form, the
relationship of buildings with each other and the spaces around them, and whic
responds to the prevailing character of the area;

d. To ensure development is supported by the necessary social, community,
physical and etechnology infrastructure, facilities and services with any
necessary improvements brought forward in a cerdinated and timely manner;

e. To promote access to a wide choice of easy to use forms of sustainable transpdrt
modes, including bus, train, cycling and walking to encourge as much norcar
based travel as possible and to promote healthier lifestyles;

ff. To meet the changing housing needs pf the
affordable and starter homes, self build and custom build properties, specialist
housing for older residents, accommodation to meet the needs of the Traveller
community and spacious, quality family housing

g. To provide a range of employment opportunities to respond to the needs of
business, support the growing population and attract inward investment

-

The strategic approach to housing and employment delivery

3.15 This section of the Local Plan outlines the strategic approach to housing and employment
delivery up to 2030 setting out the overall housing and employraganirements, the
approach to the strategic distribution of developnaeotind the borough and how this
development should be delivered and phased.

3.16 The starting point for the approach is the National Planning Policy Framework (NPPF) and
the guidanceontained within the national Planning Policy Guidance (PPG). At its core, the
NPPF sets out that there is a presumption in favour of sustainable development.

3.17 Although the NPPF and PPG dot explicitlydefinewhat this means, there are a number of

references, which taken together are relevant to how this ambition is achieved. These include
social, economic and environmental factors; access to infrastructure and services (or the
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ability to suitably provide such provision); ensuring that developmenbealelivered and is
viable and ensuring that development is phased in an appropriate way.

3.18 The role of this Local Plan is to provide a policy framework that considers all of these factors
1 effectively setting out what sustainable development isivihe context of the borough.
These considerations have been applied as a series of layers and been informed by the
evidence base that supports the Plan.

The overall housing requirement

3.19 Strategic Housing Market Assessment (SHMRA)e NPPF sets othat a Strategic Housing
Market Assessment (SHMA) is the primary vehicle by which local planning authorities
should assess their housing neetisis involves identifying the scale and mix of housing and
the range of tenures that the local populatiorkedy to need over the plan period to meet
household and population projections, taking into account migration and demographic
changes and addressing the need for all types of housing, including affordable housing. The
Objectively Assessed Housing Need (@Aderived from the SHMA provides the starting
point for the derivation of the Plands housi
of other considerations, outlined below.

3.20 In 2014, the Council commissioned specialist consultants to grepalPPF
compliantSHMA. This work was updated in 2015 to take account of new and more up to
date demographic projection data. The SHMA identifies:

1 that Ashford has a relatively contained housing market area that largely reflects the
borough boundary;
1 atal OAN of 13,813 dwellings between 202@30. This figure includes a small
uplift to accommodate Omar ket signal sé as
1 of this total, 6,253 dwellings should be 'affordabiehich equates to around 45% of
the overall figure.

3.21 Constraints and contexThe PPG sets out that an understanding of the strategic constraints
and context of an area is relevant to the setting of an individual LPAs housing target in a
Local Plan.

322Ashfordds previous r aihthe nansrevakedrSeuthiEasnPdah wa&r o wt h
predicated on extensive improvement of the t
highway capacity. Whilst some key infrastructure has been delivered in recent times (e.g. the
upgrade to M20 junctions 9 dbrovers roundabout), there remains critical constraints to
strategic growth at both M20 Junction 10 and along the A28 corridor to the west of the town.

There are clear proposals to bring forward schemes to alleviate these constraints (see
Infrastructurechapter) but, in the short to medium term, there are limitations to the scale of
development that can be safely accommodated on the strategic highway network which will
influence the council ds strategy for develop

323 n environmental terms, the borough enjoys a
contribute greatly to its overall character and attractiveness. Two Areas of Outstanding

! This need was calculated prior to the introduction of starter homes and therefore relates to traditional forms of
affordable housing
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Natural Beauty are complemented by large areas of unspoilt countryside wiichghl

without a formal landscape designation, are rightly valued in their own right. Watercourses
across the borough provide examples of rich areas for biodiversity whilst also providing
natural areas for flooding along their lengths.

3.24 Natural envirmmental assets are complemented by the quality of the built environment with a
number of attractive settlements, hamlets and farmsteads contributing to the overall character
of the area. In addition, 43 Conservation Areas, over 3,000 Listed Buildingsiaredaus
ot her heritage assets help to create the bor

3.25 Whilst infrastructure provision clearly remains a significant issue, this Local Rlapported
by the Infrastructure Delivery Plan and CIL charging schedule that has luekcgd in
tandemi’ provides a policy framework that takes these constraints into account. In itself,
these constraints do not mean that the OAN housing figure cannot be met over the Plan
period but that there is a need to properly phase development amd #resbalance of
development across the borough is controlled over the Plan period to take account of these
constraints and the time necessary to resolve them. This is covered in more detail below.

3.26 Economic considerationginother key consideration the formation of the housing target in
this Plan is the relationship between housing and job creation. In 2012, the Council
commissioned economic forecasting work to establish the likely growth in job numbers over
the Plan period and the sectors mo&ly to experience expansion of employment
opportunities in the local area. This is described in more detail lmlothe forecasting
reflected both macreconomic factors and more localised issueglentified four potential
economic scenariosforeh bor ough, ranging from a o6downsi ¢
end to an O6enhanced performanced scenario at

327The initial assessment that a 6downside ri sk
rate of job growth in thborough over the Plan period) has since been reassessed by the
Council based on the general move out of recession and towards modest but sustained
economic growth. As a consequence, a job cre
continuationof job creation in the borough at rates that are largelygmession) was
considered to be the most robust and realistic and that the housing target should be adjusted
to reflect this conclusion. Consequently, a marginal uplift from the OAN based fevel o
housing need is justified.

3.28 Duty to Ceoperate:As mentioned elsewhere, the Council has fully engaged neighbouring
Districts in the preparation of this Plan, recognising the proposed housing development
strategies in the emerging Local Plans in ¢hdistricts. In particular, the proposed Plans in
Canterbury and Maidstone Districts, where there are very minor geographical housing market
overlaps with Ashford borough, are intending to meet, at least, their respective OAN housing
requirements. At theéme of publishing this Local Plan, no other District has an outstanding
request to this Council to assist meeting any unmet housing need in their area.

3.29 Therefore, there is no need for the housing target in this Plan to be adjusted to reflect an
unmethousing need from either within the Housing Market Area or beyond.

3.30 Future-proofing-Advi ce received from the Council ds cc
modelling of potential future #migration flows to Ashford from London would equate to an
average increase on the OAN figure in the SHMA by 55 dwellings per annum. This figure is
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not part of the OAN as some elements amigration from London are already accounted for
within the d6édbaselined 727 p.a. biythgQreater above.
London Authority is that oumnigration from London will return to preecessionary levels

soon and therefore districts with accessible links to London such as Ashford should plan for
this rebalancing back t o.Thishsaansideredtebe a soond ma | c
and prudent aspiration for this Plan given A
to a future return to this level of migration, the suggested uplift should relate to the plan

period following the adoption dhis Plan, i.e. from 2017 onwards.

3.31 Viability and deliverability:Although viability and deliverability is linked to aspects of
social, environmental, economic and other relevant considerations (such as infrastructure
provision), the NPPF makes it yerlear that these are significant considerations in their own
right. This includes a reasonable assessment of market conditiotis at a macrscale and
of the local housing market, including land and sales values in different parts of the boroughs
andfor varying forms of residential development, plus analysis of how different types of sites
may be able to come forward for development.

3.32 The policies and strategic site allocations within this Local Plan have been assessed within the
context of whot plan viability to ensure that they do not place an undue burden on
developers and therefore can realistically be delivered. Flexibility is also applied within the
policy framework through a generic policy approach which gives schemes the optimum
opporturity to still come forward where viability is an accepted issue.

3.33 In reaching an appropriate housing target for the Plan, the viability evidence supporting the
Plan is clear that seeking to meet the 45% of the OAN figure that the SHMA indicates is
6 aofrfdabl e housing needd would not be viabl e
residential development in the borough undeliverable. In order to fully meet the affordable
housing requirements identified the SHMA through site allocations would netessita
increase in the housing target of over 6,000 dwellinggurn, this would require housing
delivery hugely in excess of any annual level of housing completions the market has ever
achieved in the borough. This is not considered to be a realisteieerable scenario
notwithstanding the significant environmental implications of this scale of growth over such a
relatively short period of time. The policy for affordable housing, including starter homes, is
set out in policy HOUL1.

3.34 Sustainabiliy appraisal Within the context of the issues discussed above, the Sustainability
Appraisal of the Plan has tested a number of different levels of housing growth to assist in the
determination of a housing target. This evidence showed that the optimuerfoaag
housing requirement figure that could be considered sustainable within the context of social,
environmental and economic factors suggested
overall OAN figure plus a small percentage uplift to allow for soealility in delivery
rates across both allocated and committed sites identified within the Local Plan.

Conclusion

3.35 Based on the consideration of all of the above factors, an overall housing requirement of
14,680 dwellings is proposed to be deliveirethe Borough between 2011 and 2030.

3.36 Table 1 sets out how this requirement is proposed to be met.
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Table 1- Meeting the Housing Requirement

Total Requirement (20112030) 114,680 |
IDelivered since 2011 2,481 |
IResidual Requirement (20162030) 12,200 |
SEi?éa;;]t commitments (previously allocated o572

[Extant windfall commitments |445°

\Town Centre policy area contribution 1,080

IChilmington Green 2,500

IProposed allocations 5010
TOTAL 112,600

|
|
|
[Future windfalls withouplanning permissior|1000 |
l

3.39 Housing completions in the borough from April 2011 to March 2016 have totalled 2,481
dwellings leaving a net target of 12,200 additional dwellings to be completed within the
Borough by April 2030.

3.40 There are 257dwellings expectetb be delivered ttough extant permissions on previously
allocated sites. In addition to this 4d@ellings are expected to be delivered from extant
permissions on windfall sites (this takes into account a 25% reduction in total extant windfall
permissions to account for f@mtial nordelivery).

3.41 A contribution of 1,080 units are expected to be delivered through proposals coming
forwardon key brownfield sites within the town centre policy area.

3.42 As set out in the housing trajectory at Apperliaf this PlanChilmington Green is assumed
to deliver 2,500 units across the plan period.

3.43 In addition, paragraph 48 of the NPPF allows unidentified windfall sites to be taken into
account based on the Strategic Housing and Employment Land Availability Assessment
(SHELAA), historic windfall delivery rates and future expected trends. With regards to the
SHELAA, over 700 sites were assessed foll owi
200 sites progressing to the final stage of assessment.

3.44 Completiors data over the last 10 years show a strong and consistent rate of windfall housing
delivery with an average of 144 dwellings completed each year. It is considered to be highly
likely that this consistent rate of delivery will continue and, indeed maybsell
exceeded.There are a number of reasons for thise various extensions to permitted
development rights via the prior approval process to allow conversions on various property
types to residenti al use; t he dbvBlépmentsang r e s u mp
the Local Pl anbs proposed windfal.]l devel opme
equivalent policy in previous Local Plans.

% Source HIA 2014/15
3 Total extant windfalls reduced by 25% to take account fordadivery
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3.45 Based on these factors it is assumed that an additional 1000 units will be delivered between
2020 and2030, at a annual rate of 100 dwellings per year, well below the historic foends
windfall completions even though this historic trend is likely to be exceeded.

3.46 This leaves a residual housing requirement figude @2 dwellings to meet thwverall
housing target. Consequently, this Local Plan allocates sites for in the region of 5010
dwellings; 4,445 in Ashford urban area, and 566 in the villages.

3.47 Adopting this approach effectively provides for a buffer. This is considered to represent
sound planning approach as it gives the housing market some choice over the delivery of sites
but also some contingency should some sites not come forward as planned.

Distribution of Housing Development

3.48 Historically, larger scaleesidential deelopment in the Borough has been targeted towards
the town of AshfordAll recent iterations of previous Local Plans, County Structure Plans
and the South East Regional Pgave clear and distinctive spatial guidance that focused
growth towards Ashfordrad its immediate surroundings whilst applying a policy of limited
growth to Tenterden and the main villages in the borough. In some instances, such as the
Core Strategy 2008, there have been separate and distinctive housing growth targets for
Ashford and e 'rest of borough' respectively. This recognised both Ashford town's role as an
economic hub in the wider south east region and the borough, as well as the need to protect
the more sensitive nature of the rural area.

3.49 The abolition of regional plammg and the introduction of the NPPF and PPG
changeghehigher level context somewhat. There is no longer a higher level plan that pre
determines the amount of development each part of the Borough should deliver. However, it
is clear that, in principlehe strategic spatial objectives of the previapproach are sound in
planning terms and represent a policy approach that clearly resonates with the context of the
NPPF and its desire to deliver sustainable development.

3.50 The sustainability appraisalarious growth model scenarios have been tested through the
sustainability appraisal. This evidence shows that:

T an appropriate balance of housing distribution is needed. Focusing most development
towards Ashford with proportionate development elsewhendges the maximum
benefits in terms of the social, environmental and economic factors;

T moving away from the broad distribution strategy identibetbw can quickly lead to
unsustainable developmemmbalanced communities and harm to the environment;

1 thecountryside is not a sustainable location for large scale development, unless
certain criteria or circumstances apply which make it so within the context of the
NPPF;

3.51 With the above in min@d and taking into account a number of the consideratiotesllisnder
the O0housi ng r eq uthefelonng diséibusoa af housing deeelopnerd
is proposed.

3.52 Development at AshfordAs the Borough's principal settlement, Ashfoegresents the most
sustainable location within the borough @hdrefore where most development should be
located. Ashford s home to about half of the borougho
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proportion of local jobs are located and plans for future economic growth concentrated. There

are awide and fullrange ofloceler vi ces avail able and the towl

needs and those living in a wider rural hinterland. The town has expanded very significantly
in recent years and plays an important role in thereglonal economy of East Kent.

3.53 Ashfordhas always been a walbnnected town in Kent with rail connections in 5 directions

but since 2009, its prime location on the HS1 rail link to London St Pancras has resulted in a
stepchange in reducing journey times to the capital via the major new gloeations at

Ebbsfleet and Stratford. The town straddles the M20 motorway with two junctions providing
quick access to the M25 and London or to the coastal towns and the Continent via Dover and
the Channel Tunnel. The Eurostar rail service provides diverhational rail connections

from Ashford International station to Paris, Brussels and other Continental destinations.

3.54 Aside from a limited number of development opportunities in the Town Centre (Sdis\f

this Plan), the existing urban areaAshford provides relatively few opportunities for
development on a significant scalehe major available brownfield sites in the town have

been identified for redevelopment in the existing development plans, have planning
permission or are under cangtion. Existing green open spaces within the urban area play
important recreational and environmental roles in those neighbourhoods and so would not be
suitable for allocation unless there were exceptional and specific local circumstances.
Therefore, thk existing urban area canray a major role (town centre apairt)

accommodating new development outside those existing siteslacations which may be
brought forward.

3.55 The principal opportunities for new growth lie on the edge of the exiltiifigup area of

Ashford through carefully managed and planned growth. Here, although a numiedir of
establisheeé@nvironmental constraints exist in the forntleéd Kent Downs AONEand the
floodplains ofthe Great and East Stauvers,there are locatizs adjoining the town that
could accommodate new development without seriously undermining the

wider environmental objectivesf this Plan.

3.56 As sucha realistic scale of development on the periphery of Ashford has been identified

through theallocation of a number of sites whiblave the ability to be well integrated with

the existing town and / or committed schenTdss approach has been influencedaby

number of important factors, includitige implementation of the Chilmington development
across the Plan period, the availability of additional motorway junction capacity that is due to
be created by the construction of the proposed M20 Junction 10a and the need to ensure a
consistent supply of available housing sites to cater for differemtegits of the market.

3.57 It is considered that a strategy that relies too heavily on a small number of very large sites,

such as Chil mington Green, to achieve the
sufficiently flexible and instead a more balad@pproach that seeks to distribute new
development across more locations is preferred. This distribution also takes account of the
presence of existing strategic infrastructure and services and the ability to deliver new
facilities as part of new siteldt can come forward in the short to medium term. Similarly, a
strategy that focuses on a larger number of small sites around Ashford would fail to deliver
the critical mass and a comprehensive approach to masterplanning and the delivery of
services thatdrger sites can achieve.
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3.58 Development at TenterdeAlthough only about ongéenth the size of Ashford, Tenterden is
the second largest settlement in the borough and its only other town. It plays a main rural
service centre role for much of the soutbstern part of the borough. It is an attractive,
historic town which is relatively well served by shops and services and is an important tourist
destination which contributes greatly to the rural economy of the borough.

3.59 Development in Tenterden ismtstrained by the High Weald AONB which surrounds it on
three sides and a high quality, wpheserved Conservation Area in its heart that gives
Tenterden its distinctive character. Traditionally, Tenterden has been the focus of relatively
smalls cal eni&cddr ga owt h whi ch has -thpe scalethestheal | y mo
scale of allocations at Ashford. However, the previous Core Strategy identified increased
levels of development for Tenterdand the Tenterden & Rural Sites DPD allocated a
significant development area to the south of the town centre (TENT1) for which the first
phase now has planning permission.

360The high quality of Tenterdenods | andscape se
factors that suggest that new developmetihéntown should be limited, phased and very
carefully planned. Piecemeal allocations would not be an appropriate response and
therefore majornew development in Tenterdenlimited tothe completion of the
masterplanned southern extension tothetownwth can ful fil the towno
over the Plan period without adversely affecting the character of the town.

3.61 Development at village§he borough is home to a wide range of smaller rural settlements
which play a key part in establishing tverall character. Many lie in attractive and /or
designated landscape settings and contain areas of historic value. Some fulfil a local service
centre role and have a range of key local facilities such as a primary school or a post office.

3.62Thegoer nment 6s policy for development in rural
of the NPPF and its supporting Planning Practice Guidance. In para.55 of the NPPF, the
ability of development in one village to support services in a nearby village issitau
example of sustainable development in the rural areas and the practice guidance states that
Aall settlements can play a role in deliveri
blanket policies restricting housing development in some settksrand preventing other
settlements from expanding should be avoided unless their use can be supported by robust
evidenceo.

3.63 In line with this approactihe Local Plan proposes an allocation strategy that has been
assessed against a broad rangesafas, promotingptimum sites that can provide a range of
housing opportunities across the borough. This approach gives considerable weight to more
0l ocal 6 factors and takes account of recent
encouraginghte smahscale evolution of some smaller settlements which might otherwise
stagnate.

3.64 In making Local Plan development allocations, the Council is also cognisant of several
emerging Neighbourhood Plans being promoted by Parish Councils. The Cosmndrikad
closely with these parishes to ensure that their plans are consistent with the proposed strategy
for development set out in this Local Plan and has encouraged them to include an appropriate
scale of local development allocations in their resped@ans.
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3.65 Development in the wider countrysidene of t he NPPFOs core pl ann
recognise the intrinsic character and beauty of the countryside, although it is clear that this
should not be interpreted as applying a blanket restictonew development. Isolated new
homes should be resisted, unless proposals meet the particular exception tests set out in the
NPPF, but there may be scope for the potentiaesof suitable brownfield sites and there is
a need to consider potentialb@omic or tourist related development that will benefit the
wider rural economy of the borough.

3.66 However, except for a handful of very minor site allocations dealing with gypsy and traveller
accommodati on and O0excl us ioposedo allocate eesidentidl he cou
development sites in the wider countryside away from existing villages as such a location will
be usually be more environmentally sensitive and less sustainable in respect of access to
services and reasonable road or rail asctnstead, development in the countryside should be
controlled through appropriate topielated policies which are set out elsewhere in this Plan.

3.67 There are two Areas of Outstanding Natural Beauty (AONBS) in the Boroulé Kent
Downs and HigiWeald. These are statutory designations of national importance where the
conservation of the natural beauty of the | a
objective. The Council has a statutory duty to protect the character of the AONBsjgmd
developments will not be permitted in AONBs unless there are exceptional circumstances
where a need is proven, no other sites or alternative provision are available and any
detrimental impact on the landscape and environment can be moderated. Als@rderelo
located outside an AONB but which would have a significant adverse effect on the setting of
the AONB will also be resisted.

Phasing and delivery

3.68 The final strand relating to the promotion of sustainable development within the Borough is
its phasing and delivery. These are crucial aspects to consider, particularly in the rural parts
of the borough where it is more sensitive and too high a level of housing growth can quickly
lead to unsustainable development that is inconsistent with the mthobpectives of the
NPPF. In light of this, an identification of how housing development is envisaged to come
forward over the Plan period is outlined in the housing trajectory which supports this Plan
(see appendix 5) which has taken into account a nuaitportant factors.

3.69 The spatial context and past completionghe proposed spatial distribution strategy for new
housing in this Plan reflects the most sustainable model of housing delivery for the borough
taking account of key social, economiwaenvironmental considerations and following the
outcomes of the Sustainability Appraisal process. This strategy is reflected in the site
allocations identified in this Local Plan and it is expected that future windfall development
will also follow thesébroad principles and in doing so be consistent with the policy
framework of this Local Plan.

3.70 Underpinning this strategy needs to be a realistic and deliverable set of proposals that provide
the best opportunity to susmanéblewwdye Pl ands hous

3.71 In the past, especially the period since 2008, market evidence points strongly to a continuing
and healthy demand for new residential development in the rural parts of the borough. The
Core Strategy target for housing deliveryhe rural areas has, in effect, been met some 5
years early.
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3.72 In contrast, allocated sites in and around Ashford have not come forward at the rates
necessary to meet housing targets despite full and up to date Local Plan coverage over many
years. Thex are several reasons that explain this ranging from the effects of the wider macro
economic downturn that affected the general housing market, 4&pgitéfic issues of
infrastructure constraints or viability holding up the commencement and subseqgzasgr
of sites. For the major brownfield sites close to Ashford town centre, market confidence has
only just returned to levels where developers are starting to bring proposals for these sites
forward. The viability evidence supporting this Plan beassdbntrast out.

3.73 The Local Plan therefore needs to ensure its policy framework strikes the right balance
between what are two potentially competing aspirations in the NRfRF=aspiration to
Asignificantly boost theiomppgloy defl ilveusiorsag sii
devel opmentd. I n general, it iIs the | ess sus
attractive to the housing market and provide the best returns for landowners and developers.

3.74 The Planning & Compulsory Purchase A602 (section 39 (2)) and the NPPF (paragraph
151) states that Local Plans must be prepared with the objective of contributing to the
achievement of sustainable development. A strategy that focused the delivery of housing in
the rural parts of the boroughowld fail to achieve this be likely to result in many sporadic
developments which together would seriously undermine the character and environmental
assets of the borough. Hence, a balance should be found with a strategy that seeks to deliver
new housing pncipally in areas that are best served by infrastructure, jobs and services or
which have the means to deliver them, and is aspirational but realistic in terms of viability
and deliverability.

3.75 Meeting 5 year housing land supplythe NPPF (paragraptv) requires local planning
authorities to maintain at least a 5 year housing land supply against Local Plan targets. In
recent years, except for 20156, housing completion rates in the borough have not kept pace
with the annual requirement for new hawggindicated by the SHMA or the propodadyet
in policy SP2 below.

3.76 The housing trajectory sets out a realistic timescale for the delivery of housing from
committed sites and those allocated for development in this Plan, plus an assessment of
windfall development on an annual basis. This takes account, in particular, of the timetable
for the proposed M20 Junction 10a scheme indicated by Highways England, and the strategic
constraint on the ability to fully develop out some sites until Junction i0glace.

3.77 The trajectory suggests that it will be unrealistic to expect completion rates over the next five
years to be high enough to meet the annualised housing target for thes&dso recover
the accumulated shortfall against the OAN reguient since 2011. In order to achieve this, it
would require a significantly greater scale of residential allocations across the rural part of the
borough, which would greatly undermine the legitimacy of the strategic model for sustainable
development inite borough which underpins the Plan.

3.78 Therefore, it is proposed that any accumulated shortfall in housing provision since 2011 is
planned to be rectified over a period of longer than 5 years. The trajectory suggests that a
more realistic and deliverbbaim will be achieve this by 2023/24 thus enabling housing
growth to be contained within the scope of the strategic principles of the Plan and to
genuinely constitute sustainable development.
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3791 n order to achi eve t lbaionPflhausirgslevaelopmeatct i ves f
policy SP2 identifies that a minimum proportion of new housing development in the borough
should be located in Ashford or on allocated sites on its periphery, with the balance attributed
to the rest of the borough. The couragicepts that there should be limited flexibility of 10%
around these proportions to aid housing delivery rates but in general it would be unacceptable
for significant additional housing development in the rural areas to substitute for housing
developmenin and around Ashford itself.

3.80 Should a significant deficit in housing delivery remain in place by April 2021, then this would
be dealt with via an earlier formal review of this Local Plan so it can tackle the issue in a
controlled and plated wayi a fundamental principle of the NPPF. Annual monitoring will
ensure that the housing strategy remains up to date and on target and supports the market in a
way that continues to deliver sustainable development.

Policy SP2- The Strategic Approach to Housng Delivery

A total of 12,200 dwellings will be delivered in the Borough between 2016 and 2030
through a combination of committed schemes, proposed allocations and windfall
developments.

The majority of new housing development will be focused at Ashfords the most
sustainable location within the Borough based on its range of services and facilities,
level of population and jobs, access to public transport hubs and the variety of social
and community infrastructure available. With this in mind, land for a minimum of
10,125 dwellings in and around Ashford is identified, including land allocations for
around 4,445 dwellings.

More limited developmenti at a scale that is consistent with their accessibility,
infrastructure provision, level of services available, suitability of sites and
environmental sensitivity T will take place on sites in the rest of the borough. With this
in mind, land for the delivery of 1,030 dwellings is identified, including new land
allocations for around 565 dwellings.

Windfall housing development will be permitted where it is consistent with the spatial
strategy outlined above and is consistent witholicies HOU3, HOU4 and HOUS of this
Local Plan, in order to ensure that sustainable development is delivered.
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The Economy and Employment Development

Current position

381With the growth of the town eocor®mmyhaslgewn,L ast f e
stimulated by critical drivers such as the introduction of International and domestic services
on High Speed 1, transforming Ashfordodés | oca
road infrastructursuch as junctions 9 and 10 on th@@vhave enables employment land to
continue to come forward in developments such as Orbital Business Park and Eureka
Business ParRWith the growth in population within the town, expansion of the retail and
leisure offer has also delivered new jobs toates with the introduction and now planned
expansion of the Designer Outlet Village, the extension to County Square, the development
of the offer at Eureka Leisure Park, and the introduction of brands such as Waitrose and John
Lewis.

3.82 Ashford has traitionally had a very high employment rate within the area with lots of
residents in employment (80%-+), but the challenge has been improving the low average
earnings levels, and bringing more highly skilled employment to the area. Average gross
weekly wage$ave increased in the last 5 years above the local and regional averages, with
increases of 5.7% from £479.10 in 2009 to £506.30 in 2014 for residents in Ashford borough.
This is a stronger growth rate than Kent at 4.5% and the wider South East reg#.at
This shows positive progress for this continued challenge in improving the local productivity
and prosperity of the labour market.

The Key Drivers for Growth in the Borough

3.83 The aspiration is for Ashford Borough to play a key role in termsari@uic development in
Kent, and this is built around its strategic location, excellent transport links, competitive
costs, and the quality of lifestyle for residents and employees.

3.84 Location - The key driver for employment growth within the Ashfordr®agh is the impact
of the introduction of HS1 and the critical
business advantage is its location, as demonstrated through the results of the last Locate in
Kent Perception Survey, which highlighted Aslidfor as Kent 6 s number 1 bus

3.85 HS1-The impact of a 38 minute journey time to London, Kings Cross / St Pancras will result
in companies moving operations out of London to Ashford, but will also result in Kent
companies locating to Ashford take advantage of its central location within Kent and
proximity to London.

3.86 International Links -As hf ord is also the UKO6s Internatio
to Francebs three | argest <citi esalsg Lil®ari s, Lyo
Avignon and Disneyland Paris. With the tax and labour force advantages that the UK
provides, Ashford continues to see the relocation of French companies into the area providing
jobs and investment.

3.87 Highly Competitive T With commercial ppperty costs up to 73% lower than central London,

Ashford provides a real alternative for companies who want to do business within the capital,
but without the continually rising costs.
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3.88 The importance of Place Makingi A key challenge over the nexb Years for Ashford will
be the importance of developing the town into a memorable and saftgghocation.
Ashford already has many recognised benefits
the attraction of investment a continual challengke importance of quality place making
through good design and streetscape will continue to be important in changing this image and
attracting more employment and wealth to the area.

3.89 Broadband infrastructure 1 potential for strong broadband infrasturet available in parts
of the Borough to attract investment, and support development of digital/ new media sectors
will be critical in delivering greater productivity and prosperity within the local economy.

3.90 Rural Enterprise - Although the majority of employment growth will be centred around the
Ashford Urban area, rural economy opportunities for development of rural enterprise,
capitalising on quality of life and accessibility, and including the tourism economy, will
ensurean enterprising and dynamic borough with a choice of employment locations and a
choice in the price of accommodation.

Economic forecasting

3.91 The NPPF requires the Council to use evidence to define the full, objectively assessed needs
for both businesand housing in their areas and then seek to ensure that their Local Plans
meet the needs identified.

3.92 In terms of business development the Council commissioned GL Hearn to carry out a
Strategic Employment Options Report (SEOR) that developed a nwindsgnarios for
economic growth in Ashford borough to 2030 that would be used to set a jobs target to be
included within this Local Plan. There were four potential economic scenarios for the
borough ranging from a 6downsiodanridehdh@nsedan
performanced scenario at the top end. This w
conditions in the UK were significantly worse than they are now.

393At the time, GL Hearn were suggestieng that t
greatest probability of playing out based primarily on the macomomic risks to the wider
global economy creating weaker prospects for growth over a longer period of time. This was
predicted to result in job growth of 9,200 (16%) between 2.1

3.94 In general, the forecasts made in the SEOR enable a range of eventualities to be covered and,
given the current predictions for economic growth in the UK from the OBR and other
institutions, some of the more negative aspects of the forecasts nee@t¢ormdered in
choosing an appropriate employment target for the Local Plan.

395The other economic scenarios considered in t
previous performance of both the maelmnomic factors and local factors and two
0enhanced6 scenarios based on a significant
of the dédenhancedd scenari os -begadkedtorsaedtya on st
lesser degree, the industrial sector. These remain aspiratiokshifiord and steps towards
the creation of the Commercial Quarter are now well under way. However, the creation of a
strong and vibrant office market will take some time and the allocation of an over supply of
land in the early years, especially outsidé¢hef town centre, may be counterproductive in
building on the solid foundations of a statibased new office market. The 2012 report
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focused strongly on those aspects of the Ashford economy that have performed well and
those where there is scope for impgEment given the assets the borough has. This enables

the council to focus land allocations towards the strongest sectors and put in place appropriate
policies to protect existing active employment sites where possible.

3.96 As part of the GL Hearn commiss there was an assessment of the current business sector
strengths and the nationally forecast changes to employment by sector through to 2030. The
sectors where the forecasts for the next 10 years show growth in jobs in Ashford include
business serviceprofessional services, computing services, hotels and catering,
construction, retailing and education and health. Sectors that are likely to see lower
employment growth due to maeezonomic impacts or sectoral changes such as the
automation of processase manufacturing and public administration

3.97 It would seem prudent to set an employment target that is aspirational but also realistic in
terms of its delivery over the next few year
report now appears twe too pessimistic in terms of the mae@»nomic position in
particular and a more appropriate response for the Local Plan would now be a jobs target
based on the ébaselined scenario of 12,600 n

3.98 The SEOR then derivedfarecast of future employment land requirements based on the
anticipated performance of the economy. Based on a jobs target of 12,600 jobs there is a
requirement for 70.9 hectares of land for B class uses over the period forri 2030.

3.99 Since the & Hearn forecasts for the 20 year period 2010 to 2030, and a target of 12,600 jobs
for the Borough, survey figures have been published providing an updated position to
2014.1,500 jobs have been created within the Ashford Borough betwee2@D4,0during a
difficult national and global economic perio@his 3% growth during this period is above
the 2.4% average growth for Kent, but below the 3.3% growth within the South East and
5.2% national growth. Thiseaves a job target of 11,100 between 202@30.

3.100 An additional GL Hearn commission in 2016 to undertake an Employment Land Review: Site
Assessment provides an-dpted employment land requirement for 2@0B0 of 66 hectares
based on the baseline scenario from the 2012 SEOR report

Spatial Approach

3.101 As the main town within the borough and with the strategic transport links, it is proposed that
growth in employment again is concentrated within and around Ashford town, and that due to
its sustainable location, infrastructure and withrale as the heart of the town, that
development is concentrated within the town centre on brownfield sites as the principal
priority for the Local Plan.

3.102 The other primary locations for business demand for sites within the area are those with
excelent access to the motorway network to support their operational needs. Industrial and
Distribution companies have a specific need for good access to motorway junctions, to
minimise the time for supplies to be delivered to and from the $hes also limis the
impact on other areas of the town through additional traffic and congeBtorusinesses
requiring office space, as well as the location®wn centres, some companies will require a
location that enables car bound access to clients acroSstmy.
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3.103 The challenge, spatially, and in the number of development sites within the Local Plan, will
be to ensure that there is a choice of locations across the borough to support different
business needs, and to support competition and choice ththmarket place. Both choice
and the delivery of speculative employment space will stimulate relocations into the
area. The allocation of sites needs to provide some flexibility for the market to adapt to
changes in the economy, whilst providing aisture within which the aspirations of the plan
can be achieved.

3.104 There are 4 key strategic sites for employniemtshfordi the Commercial
Quarter, Waterbrook Sevingtonand Eureka Park but other employment areatso provide
a range oflterndives options for business development.

3.105 The Commercial Quarteri This is the new main business sector of the town intended to
stimulate investment opportunities in new large scale office space based around a high
guality environment with #bcationclose to the domestic and international railway stations.
The site is proposed for up 5,000 square metres of new office floorspace

3.106 Eureka Park - This large office based business park close to junction 9 provides a key
strategic location with egsaccess to the motorway network and the rest of Kent. Previous
planning permissions fd1 floorspacéhave delivered a number of phases of development.
This is a substantial greenfield site with excellent connectivity to the M20 at junction 9 and
the potatial remains for primarily office development with the area being seen as different to
the offer in the Commercial Quarter with lower density development in a landscaped setting.
There is also the opportunily this location to support more flexibilitg deliver a smaller
secondary element of other employment uses such as light industrial around the cleaner
pharmaceutical, medical and health sectors, as well as space for uses such as private
hospitals. The role of Eureka Park is also proposed to evatlehe introduction of higher
quality residential development on an extended site tda@igside the employment
development

3.107 Sevingtoni this site was identified in the Core Strategy and subsequently the Urban Sites and
Infrastructure DPD as a ategic employment site to provide for a range of employment types
and uses buwith the opportunity to cater for some of the larger scale employment uses that
are less suited to higher density, mixed use environments.

3.108 Outline planning permission hagen given (subject to a s.106) for a development of this sort
at Sevington. Approximately 157,000 sq m of floorpsace is proposed in Wdiidin this
figure there is flexibility for up to 140,000 sq m Class B8 (storage and distribution) use; up to
23,90 sq m of Bla/Blc Business (of which a maximum of 20,000 sq m of B1a); up to
15,000 sqg m of B2 (general industry); up to 250 sq m of Al (retail shops) and 5,500 sq m to
accommodate the relocation of Kent Wool Growers from the town centre.

3.109 A masterjan has been produced showing how the quantum of development can be
accommodated on the site whilst limiting the impact on the setting of Sevington church and
the wider area.The masterplan includes substantial strategic planting to help reduce the
impad of the large buildings proposédahis will be complemented by the planting proposed
as part of the junction 10A scheme€his planting will obviously need to mature to deliver
the full benefits long term arrangements will be needed to make sure #neas are
managed and protected, including the potential use of group Tree Preservation Orders.
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3.110 It is likely that the phased development of this site will take some years to be completed. The
planning permission given sets thresholds beyond whiedlalement cannot proceed before
improved highways access arrangements are in place.

3.111 Waterbrook i this site isdentified for mixed use development but to danéy limited
development has taken place on the site wbirhently accommodates the Ashd Truck
stop and lies adjacent to the aggregates recycling facility and railhead. The adjacent Orbital
Business park is nearing completion and there will be a requirement for similar types of
provision with smaller industrial, distribution, office antther sui generis uses within the
area to fulfil requirements that do not fit comfortably within the primary roles of Commercial
Quarter, Eureka Park or Sevington.

Rural employment

3.112 Rural Ashford accounts for around a quarter of all jobs in the Bbrcuproportion that has
remained largely constant over the last 10 years or so. In the rural area workforce jobs have
increased by around 14% between 2003 and 2G@d2bsolute terms this represents an
increase of approximately 1600 jobs.

3.113Inempbyment terms, rural Ashfordds | argest sec
echoing the pattern of employment across the Borough as a whole. The social care,
construction and wholesale sectors also accounted for significant shares of empldyrment
tourism sector also makes a significant contribution to the rural economy.

3.114 It is clear that the rural area plays an important part in the economic prospects of the borough
and this will continue into the future.

Overall requirements

3.115 The Council has concluded that in broad terms there is sufficient land allocated already within
existing adopted Plans to meet the overall land requirements tod@Bthat these should be
rolled forward as allocations in this Local Plan. The range anddfygiee has been identified
as an issue and there are new allocations identified at Leacon Road/Victoria Way and
additional commercial land identified to be brought forward at the Waterbrook site.

3.116 In the rural area, a new allocation is specificpllgposed at Tenterden at the Pickhill
Indusctrial Estate but there has bedimited selection of other possible sites submitted for
consideration. There is currently substantial small scale employment provision in the rural
area and hence the approashasupport appropriate, small scale expansion of existing sites,
subject to necessary planning policy criteria(see policy EMP3).
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Policy SP3- Strategic Approach to Economic Development

be achieved by the following measures:
this Local Plan;

land, premises andestates;

economic development;

f) Improving skills in the workforce

Job growth and economic prosperity will be supported in order to eable the
achievement of a sustainable economy with the intention to deliver 66 hectares of nepv
employment land and a total of 11,100 jobs in the Borough between 20130. This will
a) The promotion and development othe employment locations identified within

b) The appropriate retention of the existing industrial/commercial/business
c) The maximisation of town centre employment opportunities in accordance witly
the strategicapproach to the town centre set out in this Local Plan;

d) Taking a positive approach that reflects a presumption in favour of sustainable

e) Promoting appropriate rural employment opportunities in sustainable locations

Retail and Commercial Leisure Development Needs

3.117 Retail and leisure development plays an important role in the economy of Ashford Borough,

and it is expected that these sectors will continue to contribute to the local econonieover t

plan period. This type of development is particularly important in supporting and developing

a vital and viable Ashford town centre.

3.118 National Planning Policy requires local planning authorities to plan to meet the needs of main

towncentreusesi f ul |l , adopting a

6t own

centrebo

fi

3.119 The Local Plan should allocate a range of suitable sites to meet the scale and type of retail,
leisure, commercial, office, tourism, cultural, community and residential development needed

in town centes.

3.120 The Retail and Leisure Needs Assessment 2015 (RLNA), provides an up to date assessment

of the quantitative and qualitative need for new retail (comparison and convenience goods)

and commercial leisure floorspace in Ashford Borough, up to 2030.

3.121 Tables2 and3 below outline the quantitative need for comparison and convenience retalil

development.

Table 2 - Convenience Retail Need 2015 to 2030 for Ashford Borough

2020 2025 2030
|Ashford Town Centre (fmet) 106 1200 1289 |
Tenterden TowiCentre (Mnet)  [-455 -196 50 |
lLocal/Village Centres (Anet) 1119 225 324 |
IRest of the Borough (fmet) -2,085 -774 464 |
[TOTAL BOROUGH (m 2 net) -2,315 -544 |1,127 |

r
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3.122 The evidence shows there is limited quantitative need for new convenience floargpace
the Plan period across the Borough. However, there is currently an imbalance of convenience
retail expenditure to out of centre stores, particularly in the Ashford urban area, which is
influenced by a lack of foodstore provision in Ashford Town Cerithe RLNA therefore
considered a potential scenario where Ocl aw
centre food stores. This increases the forecast need for Ashford Town Centre #by51m
2025 and 1,084 fiby 2030. Alternatively, this provideke potential to support a deep
discount foodstore of up to 1,673 by 2025 or 2,413 frby 2030.

Table3 - Comparison Retail Need 2015 to 2030 for Ashford Bor8ugh

2020 2025 2030
IAshford Town Centre (fmet)  [-714 14,017 19,170 |
Tenterden Town Centre {met) [9 541 11,122 |
lLocal/Village Centres (Amet) |93 259 1440 |
Rest of the Borough (fmet)  |-3,107 771 5,032 |
ITOTAL BOROUGH (m ?net) [-3,719 5,588 115,764 |

3.123 In the short term, there is limited quantitative need for comparison retail development, when
taking into account the +a@se of existing vacant prime retail floorspace.

3.124 With regard to commercial leisure development, the leisure needs assessment identified the
potential to support new cinema screens in the Borough, new food and drink bedleige
(A3 to A5), and new gym facilities.

Meeting the need for Retail and Leisure Development

3.125 In accordance with National Planning Policy it is important that new retail and leisure
development is focused at Ashford Town Centre first, to hefpatiotain and strengthen its
role in the network and hierarchy of centres
above should therefore be planned for within Ashford Town Centre.

3.126 Since the RLNA was completed, planning permission has d¢reerted for a sbscreen
cinema, hotel, restaurants and cafes, at Elwick Place, adjoining the primary shopping area.
Permission has also been granted for an extension to the Designer Outlet, which provides
additional comparison floorspace and restauramdscafé uses.

3.127 These committed developments provide for the need for comparison retail up to at least 2025,
and cinema, restaurant and café development, for the whole plan period, in Ashford Town
Centre. Given the uncertainty regarding retail forescheyond this time, it is not considered
appropriate to allocate additional sites to accommodate the remaining need for the last few
years of the plan period. In any event, there are sites within the Ashford Town Centre Policy
Area, as set out in Polic§P5 which provide opportunities for development.

“ Based upon constant marlgkiare and taking into accountuse of vacant prime retail floorspace in Ashford
Town Centre
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3.128 With regard to the provision of convenience retail need, in order to maintain flexibility, it is
not considered appropriate to allocate a specific site. The need is only required if it is possible
toredi stri bute the market share to i mprove AsHh
delivery of such a proposal will be very much market driven. It is considered that a flexible
approach should therefore be maintained to enable this proposal toareraslfwithin the
Town Centre Policy area, as set out in Policy SP5 . Proposals will be required to demonstrate
that they accord with PolidgMP9 (Sequential and Impact Assessments) and proposals for
convenience provision out of town will be strongly resisthrough that policy.

Policy SP4- Delivery of Retail and Leisure Needs

The need for retail and leisure development for Ashford Towwill be met within the
Ashford Town Centre Policy Area as defined in Policy SP5; through the delivery of
existing commiments, development proposals in the pipeline, ansite redevelopment
opportunities.

The need for retail development in Tenterden and the local/village centres will be mef
through small scale development and changes of use within and adjoining the
existing centres.

3.130 Ashford town centre is the key focus for shopping and services in the borough and will play
an increasingly important role at the heart
most accessiblecation in the Borough and, with an attractive historic core, is a pleasant
place to visit. It is an important shopping centre, especially for people living in the urban
area, but it competes with centres such as Canterbury, Maidstone and Bludtzatgr.
Borough residents Iiving outside the town Vi
shopping (clothes and omdf purchases) elsewhere. The town centre needs to respond to this
di version of O6spending power écialofferaaxd r e ngt heni
identity.

3.131 With fast rail access not just to and from London but also to the continent, the town centre is
well placed to cater for a growing office market. In addition, the availability of substantial
space in the form of vacant onderused brownfield sites near to the stations present
opportunities for development and change that is unique when compared to other south east
of England locations.

3132 However current mar ket confidenceitablgmai ns ca
carrying higher initial riskThis position is reflected in the viabiligvidence that supports
this Local Plan which shows that schemes are highly sensitive to change and can become
unviable very quickly. The Local Plan responds to these setistilay adopting a flexible
policy approach that is not overly prescriptive and the level of requirements sought from
development here.

3.133 That saidAshford town centre is very much on the cusp of a major transition with an
emerging office markednd growing market interest in investment in other sectors such as
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leisure, buy to rent apartment schemes. This is reflected in recent planning applications and
current ongoing discussions with developers around a number of schemes on important sites
within the town centre. It is therefore crucial that the Local Plan's emergence does not
undermine these discussions or current interest.

3.134 Where these schemes are expected to contribute to the Borough's overall housing numbers,
the sites are referred o the housing trajectory that supports this Plan (Appendix 5). For the
non residential development requirements the contributions from these schemes are reflected
in Policy SP3 and SPdf this Local Plan.

Vision

3.135 A thriving town centre is crucial fahe people who use it day to day but also, more
generally, to make it a more attractive destination for residents of the wider area and for
tourists. The more people that use the town centre the more successful it v tmevn
centres change in respse to the internet and the changing retail market, so the town centre
needs reshaping to provide not just for essential daily needs, but also to create a mix of more
quirky, varied and specialist shopping and entertainment opportunities. This will attrac
people in from a wider area, over a longer part of the day and evening.

3136 The strongest town cenihbusyhncltimesasadargeldécall | day
workforce takes a break and lively evenings after work and as people come badowmthe
centre for specific attractions such as the cinema and to eat and drink. Healthy town centres
also tend to have a significant resident population which helps the place feel active at all
times and brings more spending to town centre businesses.

31 So the Councildos vision is of a town centre
throughout the day and evening; with a stren
growing mix of interesting, independent retailers; and a fast ggpwasident and working
population that brings more activity and spending power to the town.

3.138 Helping to drive delivery of that vision Ashford also has a unique opportunity. High speed
rail services give access to and from London in 38 minuteth@)ctoupled with the
potential for an expanding range of rail services to the continent, places Ashford town centre
in a very special position. Combining the three key factors of fast travel times, relatively low
average house prices and the qualityfefdffered in the area, Ashford is now in a very
competitive position in south east Englatwattract inward investment and jobs growth.

3.139 The supply of readily available land in the town centre for grévebpecially in the area
between the stns and the shopping core is the final, critical ingredient. The town has the
opportunity to move from a relatively small provincial office market to a centre of much
higher ranking by creating a high quality business centre, as an integral parooigarstr
town centre.

3140 I n short, the town centre wild!/l be a key moto
in the new Commercial Quarter will tend to be at higher skill levels and provide opportunities
both for the local workforce and for sorakthose people currently commuting who would
like to work closer to homeAs this town centre office sector grows, a range of secondary
services will be needed to support new office busindssemny sectors of the Ashford
economy will benefit.More jabs in the town centre will bring more spending power for the
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day and evening economy and help to drive a better range of opportunities to eat and drink,
shop and enjoy leisure time.

There are several very important themes that will guide the Céuscilappr oach as t h
centre evolves.

Quiality placemaking: The Council is wedded to delivering quality places, spaces and
buildings for people to enjoy in the town centiiéhe attractive medieval core of the existing
centre, including over 10@sted buildings and the Conservation Area, needs protecting but
alongside this a harmonious blend of new development is needed with bustling streets and
attractive public space®By continuing to demand high design standards this not only brings
pleasurdo town centre users but it helps to encourage investor confidence in the town and
the emerging Commercial Quarter office market and will help to attract further investment.

Design quality means not just the way a building looks but the contnibihigoscheme

makes as a wholehow it animates the street by including active uses on ground floors; how
the spaces around the buildings work and link into the wider townscape; and how special care
is taken to create character at key junctions, cornés plad focal points in important views.

The Council will continue to use its independent Design Panel to help assess the all round
guality of town centre schemes.

A vibrant town centreNational Planning Policy requires local planning authoritigddo to

meet the needs of main town centre uses in f
provision of new shopping and leisure development. A Retail and Leisure Needs Assessment
(2015) has been carried out which shows that the quantitege for new retail floorspace

in the town centre over the plan period is low. The Study found an imbalance between town
centre and out of town food shopping and identifies the potential for additional food shopping
space in the town centre to help addtbss

Shoppers today are tending towards more var.i
environments with a range of other activitiesating, drinking, entertainment®n offer.

Strong town centre management is key to success and thisindludesCounci | 6s di r ¢
influence as landlord of the Park Mall shopping centre.

Ashford, like strong town centres elsewhere, needs to complement traditional strong Saturday
retail trading wi bubyluachtimésaas d large bbeerkiocetakesmy 6
break, and lively evenings after work and as people come back to the town centre for specific
attractions such as the proposed cinema and to eat and drink.

AplacetoliveinThe town centreds r empdieThisgroptbhigul at i o
likely to continue as people are attracted by competitive prices, an improving town centre

with an easy walk to the stations and quick access to London. There are sites available which

can provide for significant residential devetognt. One residential market that may emerge

strongly is institutionally funded apartments in the private rented setiis.sort of

development would help to increase the range of housing choices available; it can be built to
generous space standards &a relatively high density typical of a town centre; and will

therefore lead to a substantial increase in town centre residents.

More residents brings more support for the shops, services and entertainments provided in the
town centre and helge animate the town day and evening. Coupled with the growing
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number of office jobs in the Commercial Quarter and the student numbers at Ashford College
this will create a significant and sustained impetus for town centre regeneration.

A place towork: The Commercial Quarter has the space to create an important new office
centre in south east Englant sits alongside the stations and occupiers will benefit from the
high speed domestic and international train servidé® area can meet the dama of an
emerging office market within an overall masterplan designed to create a fine new place,
characterised by excellent quality treatment of the public reAkra major landowner the
Council is well placed both to drive delivery in this area argkt@and achieve high design
and placemaking standards.

A range of supporting services will be needed as this Quarter gitbese will include
specialist financial, IT, marketing and legal services as well as catering, buildings
maintenance andface supplies. This will benefit town centre businesses as well as firms in
the wider Ashford economy.

Local skills to match opportunitiesAs the office sector expands a growing workforce with a
wider range of skills will be needed providing ekent career opportunities for local people.

The construction of Ashford College in the heart of the town centre, offering increased choice
for local students in both further and higher education, is a crucial component of the wider
economic development the Borough as a whole. The Council will continue to work with

the Hadlow Group both to help shape the curriculum to meet emerging needs and to expand
the presence in the town.

Movement and parkingA careful balance needs to be struck betweemnigireg town centre
parking to serve the retail, leisure and commercial facilities on offer balanced with an
awareness that there is finite road capacity in the town cetwecessful towns attract

traffic and as the economy strengthens this issue agibime more importanin the early

years a relatively high level of parking provision is likely to be sought by investors to help
attract tenanté especially for new officesAs the market strengthens parking on site to

support future schemes may needé provided at a lower ratio to make sure that the

available road space is managed effectively, including making enough provision for shoppers
and residents needs.

Much has been achieved to make the town a pleasant place for people on foahgrhbkid
pedestrianised centre, the Elwick Road shared space and other street improvements (e.g. to
West Street). As a result it is easier for pedestrians to walk to the town centre ands to enjoy it
once there.The Council will continue this approach by kireg sure that developments in the
town centre play their part to improve the pedestrian environment and the attractiveness of
the town centre as a whole.

A deliverable strategyThe opportunities in the town centre are considerable and there is
growing market interest. Evidence indicates, however, that many schemes remain only
marginally viable and the comparatively high build costs needed to deliver a quality product
are not yet reflected in returns from development. Pioneer investments in helatitested
sectors of the Ashford town centre marketg. new town centre offices; private rented
apartments; leisure projedtsnay therefore be unable to support the full range of normal
developer contributions set out elsewhere in this P¥ehere his is the case, viability
assessments will be needed to test these issues with a realistic approach being taken that
reflects the risks investors are taking and the need to help stimulate investor
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confidence.Once confidence has been created furthersimvents are likely to flow that will
benefit the town centre and Borough as a whole.

Experience of viability assessment in the town centre shows that residential schemes are, as
yet, generally unable to meet the range of developer contributiamsastructure that is

needed, including affordable housing. The Council has a track record of working with
developers to minimise these costs to avoid inhibiting regeneration in the town centre, in line
with the National Planning Policy FrameworRrivaie rented sector apartment schemes will
bring a new product to the choice of homes on offer in the town, help broaden the market and
are supported by national planning policin the light of this, the Council recognises that it

may be inappropriate to raethe policy requirement for affordable housing on town centre
housing sites where viability is an issas,set out in policy HOUL.

As the Council is a major landowner in the town centirecluding the Park Mall shopping
centre; Vicarage Lanec park and a substantial part of the Commercial Quiarteés able to
help deliver well planned and high quality development. Over the duration of the Plan this
can make a huge contribution to the regeneration of the town centre.

The Town Centr@olicy below picks up these themie is supportedy a specific site

policy for the Commercial Quarter (see site policy S1). The general policy approach is
deliberately flexible to accommodate a range of potential uses in the town centre that help to
meet the vision and approach set out abdwvean emerging market a degree of pragmatism

is essential to be able to respond to changing market demidatienal planning policy

supports a markegware approach of this sort.
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SP5- Ashford Town Centre

Proposals coming forward in Ashford town centre (as shown on the policies map), will
be supported in principle where theyhelp to deliver the vision set out above and where
they promote high quality design that is appropriate to their location. Arange of
principal uses may be acceptable including retail, offices, leisure, residential and hotel
Other complementary uses may include, voluntary and community uses and health
facilities. Proposals in the town centre will need to comply with sequentiést
requirements set out in policyEMP9 .

Proposals will be assessed against the following criteria:

a.

All schemes will need to demonstrate a quality of design that makes a significan
contribution to improving the character of the town centre. Thisincludes not
just the buildings proposed but the spaces around them and links to the wider
public realm. Mixed use developments are encouraged and street frontages of
buildings should include active uses that help bring a sense of vitality to the
street sene. New development proposals on major and/ or prominent sites will
be expected to have been subject to public exhibition/ consultation and be subjg
to review by the independent Ashford Design Panel

Residential development in the town centre is encourag, for example, making
use of space above shops but the opportunity also exists to provide a range of
types of home, including the potential for serviced private rented apartment
schemes.

Further expansion of further and higher education facilities at theKent College
complex will be supported subject to design and other skgpecific
considerations.

A balanced approach to office parking needs will be taken in order to help
stimulate early investment in the town centre, whilst considering long term
impacts on road capacity and the needs of shoppers, residents and other users
As the market strengthens and further developments come forward this
approach is likely to be subject to formal review.

Where a development proposal comes forward that clearly demotrates it

would meet the vision and design quality set for the town centre but is of
marginal viability, the Council (taking specialist advice) will explore a flexible
approach to seek to reduce the costs of contributions to infrastructure and
affordable housing, provided the resulting proposal does not create a serious af
unacceptable level of impact.
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Design Quality

Delivering development that is of high design quality and is sustainable is a key Council

priority. The Nati onal Pl anning Policy Framewor k i
the Government attaches to design as O6a key
from good pl anniTnhged Hrpaameaw 05r6k NPePgFu)i.r ees O6r o b u
policiesd ( pa i thisdaplersetntheseouwt.a | pl ans

The need for good design applies in all areas of the Borough, whether in a sensitive village or
countryside setting; on the periphery of Ashford or within the town a&@zen thescale of
development that needs to be planned for in the Borbwgipecially in and around Ashford

town- it is crucial that high quality designandplaca ki ng si t s at the top
agenda. To be successful it is critical that as strorgpasensus as possible is built with

local communities affected by developmeRbr over a decade the Council has worked in

this way and has received national awards reflecting the best practice it has set.

The design process

Design issues start tamerge even before the draft local plan stage when potential site

allocations are discussed with local people and site promoters before becoming site policies

in the Plan.To build community involvement from the outset and work with local people to

drive design quality the Council may use a variety of téasich as public exhibitions/

surgeries and collaborative design workshopise actual combination of tools used will

depend on the scale and nature of the site in quedtiational design guidanceesc h as 0 The
Manual for Streetsodo;the Kent Design Guide, d
Documentsand, in the rural areas, Village Design Statements help to make up the package of
supporting design guidance.

The O6Bui | di nitgs afuseful tobl fof thee @ounhcd and l&cal people to use to

explore design options and then to help assess housing proposals. As the most strategic local
plan site allocations come forward, the Council will set up design workshops, funded by the
develoger, to bring representatives of the local community to work together with developers,
their designers and service providerhis is established beptactice in line with NPPF

advice (para 66)Theseworkshops help to build a masterplan based on kiegiples of
placemaking and are a well established part of the planning process in the Borough that
helps to provide a clear basis for planning applicati@ysbuilding a consensus with the
community and other stakeholders they create greater ceff@intyestors with the cost

savings that implies.

There is a long established and independent Ashford Design Panel that the Council uses to

test emerging proposals and to allow those promoting development to explain their design
approach.The exgrt second opinion the Panel provides is invaluable and the conclusions it
reaches are used to help inform officersdd as
Committee in making decisions. Larger developments, or those of smaller scale but on a
prominents i t e, are referred to tTthshaPmmseelativelyt t he ¢
early in the design process to help shape good quality proposals and avoid wasting time and
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money on poorly designed schem@sis reflects the advice in the NPPF (paka that local
authorities should have such arrangements in place.

3.163 Design and Access statements are required with most types of planning application. They
should demonstrate how the Council ds key des
Neighbairhood Plans have been taken into account and reflected in project desggn.
findings of any public involvement in exhibitions or design workshops should be summarised
with an explanation showing where they have influenced the design.

3.164 If good design is undermined during the construction process then any amount of good design
on paper can be undonkarge construction projects are complex with many playsis>
contractors, service providers, étand it is not surprising that genuine mistagas happen.
Sometimes the problems are compoundeddmor workmanship; the use of the wrong
materials; or not following the agreed plans.

3.165 Creating great places demands an attention to detail and care in constribgddouncil
has had too mamgxamples of poor delivery on site which lets down residents and
undermines the quality of place aspiredtoin Ashfékdé a result a o6Qual ity
Il nitiatived has been set up which involves s
regularly check that schemes are being delivered corre&ppotting any issues early will
reduce the risk of repetitive mistakes being made and the costs of putting things
right. Developers are encouraged to work with the Council in this way to the mutual benef
of all parties.

Key Design Qualities

3.166 a) Character, Distinctiveness and Sense of Placéhe Borough is made up of many
different places, each with their own distinctive characteristics of development form,
landscape and surrounding space, bottoheand new. All development proposals need to
reflect their local context, particularly where this has a special character or features of
interest, whether built or natural.

3.167 Where the built environment is of decent quality, new proposals shewddrsitive in terms
of scale, height, layout and massing to the surrounding buildings. Where the surrounding
development is fragmented or of poor quality, development proposals will be expected to
help repair the urban fabric and generate distinctivemgdsgood quality architecture and
careful treatment of the space around the buildigblic art has a key role to play in helping
to add to |l ocal character and peopleds enjoy

3.168 In areas of significant new development very careteingion needs to be given to creating
new places with their own sense of character and plaager developments may need to be
broken down into separate areas with their own character but within an overall masterplan
linking the parts togetheart ofthis involves working with existing character, for
example, retaining historic reference points to help create a sense of local identity and
distinctiveness Masterplans and development briefs which are prepared to support site
policies have a key rok® play in helping shape a sense of place and supporting planning
applications, infrastructure planning and delivery.

3.169 More generally, where historic features existcluding listed buildings, conservation areas,
ancient roads, green lanes and byways and sites of archaeological intleesst must be
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respected by new development and, where appropriate, carefullyabeggrith new
development.

3.170 b) Ease of MovementPlaces should be designed so that they are easy to use on foot but also
successfully cater for cars and other vehiclsjor developments whether in town centres
or peripheral new housing arégaseed a network of intetonnected routes that tie them into
the surrounding areal his offers pedestrians and cyclists more choices of route and these
people help to animate placdskewise new housing areas based on linked routes perform
better than exnsive culde-sac systems.

3.171 Equally new developments need to be designed with the needs of vehicle users in mind and
parking.Sufficient spaces are needed to avoid inappropriate parking and these need to be well
designed so that they are used by msisl Often visitor parking is best accommodated on
street with the street designed to provide clear parking spaces but also having sufficient width
to allow this without causing congestion.

3.172 c) Legibility: Places should have a clarity of form aagldut that create identity and help
people understand them. This can be achieved through street layout and variation in density
in particulari the centre of places often being marked by an increase in the density and
height. Other important tools includeh e pl acing of more interesti
the end of vistas and views, on corners and intersections or incorporating natural features like
mature trees and pondkegibility (and sense of place) is undermined by unthinking
repetition, bladness in design and a lack of reference to context.

3.173 d) Mixed Use and Diversity:All successful centres whether in town, village or new
housing arearely on a mix of uses, activities and variety and choice of property types.
Ashford town actre uses on ground floor frontages of the main streets is needed helps to
bring life to the centreln a similar way within new housing areas a grouping of local shops,
live-work units and community facilities can help create a successful céhitiding-in
flexibility is importanti space reserved for future facilities and buildings designed to be
capable of residential or shop/ office use on the ground floor are good examples.

3.174 e) Public safety:Designs should be based on a clear distinction leztyeeblic and private
spaces.New buildings and/or landscape should create continuity of form and enclosure to
the street, and allow overlooking and natural surveillance of the street or openHpace.
clarity in design thinking will help create a s&fevironment by reducing the potential for
antisocial behaviour and crime.

3.175 f) Quality of Public Spaces and their future managementThe quality of public spaces
does much to define the overall quality of the place. It depends on a number of glement
which need to be carefully taken into account at the design -stagessibility, degree of
enclosure, size, the quality of materials and street furniture, lighting, planting, orientation,
public art, how well it is overlooked and the uses in and sodiog the space.

3.176 The pattern of public spaces and how well they are linked together is crucial in an urban
setting but also in new developmenihe functions of the space need to be understood and
reflected in masterplanning and detailed design.

3.177 The quality of the public realm depends on how well it is maintaiied. often private
management arrangements put in place by developers have not been robust and residents
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3.178

3.179

3.180

3.181

3.182

3.183

3.184

have suffered as a resuRroperly funded, longerm management and m&nance
arrangements are needed to make sure that the quality of place is protected iTheure.
basis for such arrangements will need to be clear when planning applications aietheade
Council firmly believes that these schemes work best where iharstrong degree of
resident involvement.

g) Flexibility and Liveability: Refurbishment, conversion and extension are usually more
sustainable and energy efficient than demolition and new build. With an ageing population

the adaptability ohomes is more important than evétew homes should be designed with

sufficient space to provide a good quality of life for residéristh issues are now dealt with

in the Building RegulatonsThe Counci |l 6s | ocal guidance com
frameworki for example, dealing with external space in gardens and balconies, and external
storage (for bins etc).

Major new developments also need to have some adaptability bt example in new

local centres, land may need to be reservédrtlp provide for future needs as they emerge;

and the ground floor design and ceiling height of buidings at key locations can be designed to
accommodate a range of future uses.

Communications infrastructur e ndsandlikelyt o be ab
future demands in mindThe normal expectation will be that new development includes

ducting and fibre optic cabling to the home unless there are technical issues that prevent this

or abnormal costs.

Developments should be adaptatel designed to reduce vulnerability to the effects of

climate changeThis may involve a range of featuriefor example, on site sustainable

drainage to help deal with intense rainfall events, and tree planting on the northern sides of
streetsandinfgul i ¢ spaces to provide shade i n summe
effects. Practice will inevitably change and further guidance will be produced when

needed.

h) Richness in detail:Attention to detail is an essential part of design qualltyual

richness requires quality in design, materials and workmanship. In larger buildings, the

design of the facades will need to be broken down to ensure that they have a human scale,
avoid the repetitive use of the same visual elements and are visteigsting. Details such

as window design, recessed and projecting features, surface treatment and transition between
materials need as much attention as any other aspect of design.

There is clearly a role for high quality traditional designs iam@a with astrong historic
character but quality modern buildings will introduce variety and interest into the townscape
and present a good opportunity to add examples of the architecture and styles of our own
period into the landscape.

i) Effici ent use of natural resourcesBuildings and landscapes should be designed to make
efficientuse of natural resources during construction, operation and maintenance. This

will contribute to climate change mitigation and adaptation, and reduce the ecological
footprint of HAheGdumitwdll@&cively encouragh the design of new
buildings that minimise the need for energy and water consumption, use renewable energy
sources, provide for sustainable drainage, support wateserand incorporafecilities to

recycling of waste and resources. Sunlight and energy efficiency should be considered as an
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integral part of the layout through passive solar design and natural ventilation systems.
Developments should also consider whide performance andosts. Ashford Borough is a
largely rural area and includes an area which is one of the least polluted by artificial light in
southeast EnglandProtecting the rural parts of the Boroughnd particularly the Dark Sky
areal will help to protect the dracter of the countryside and reduce wasted energy use (see
policy ENV4).

Policy SP6- Promoting High Quality Design

Development proposals must be of high quality design and demonstrate a careful
consideration of and a positive response to each of tf@lowing design criteria:

Character, Distinctiveness and Sense of Place

Ease of Movement

Legibility

Mixed use and Diversity

Public safety

Quiality of Public Spaces and their future management
Flexibility and Liveability

Richness in Detall

Efficient use of Natural Resources

—“S@hp oo

Development proposals should show how they have responded positively to the design
policy and guidance in relevant Neighbourhood Plans and Village Design Statementg.

Devel opers are strongly encour algyeMdnitdrirg
I nitiatived which works to make sure t
planning permission is given is delivered on site.

o0 O
L O

— -
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4.1 This section of the Local Plan deals with a set of detailed site speaalittces.

4.2 These site policies set out a range of criteria that development of the site must adhere to and
the policy should be read in conjunction with the reasoned justification that precddeset.
are number of other relevant policies set oudhis Plan that will applyo all sites, as well as
those specific criteria set out in the site policy, which have not been repeated in the site
policies.These include, but are not limited to:

affordable housing requirements (policy HOU1),

Sustainable Urdn Drainage Systems (policy ENV9),

parking provision (policies TRA3 (a) and (b),

improvements to bus services (policy TRA4),

the protection of the integrity of European Sites and enhancement of biodiversity
(ENV1),

sewerage and draining provision (polici#8),

delivery of community provision and facilities (policy COM1),

delivery of sports, recreation and play space (policy COM2),

delivery of needed infrastructure (policy IMP1).

=A =4 =4 4 -4

=A =4 =4 =

4.3 The Local Plan should be read as a whole, but in the event abaflict between a site
specific policy and a generic policy, the site specific policy should take precedence.
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Commercial Quarter

This area, adjacent to the stations, will become the dynamic new main business gbetor of
towni a new office quarter complemented with smaller scale residential, retail and space for
eating and drinking. The area plays a key part in delivering the wider vision for the town
centre and, for this reason, a specific site policy is needed.

Throughout the area the emphasis will be on creating a network of routes and space and a

very high quality public realri each phase of development making its contribution to this.

This network should be animated by local amenities such as small sHepsprchars and

public art. A central public space within the Quarter will enable a local focal point to be

created. This will help set a standard that will give added confidence to future investors and

help bring forward further growthAn a p p r ogvre dF réaDneeswor k6 provi des
this developmerit this may well require updating to reflect market trends as these change

over the relatively long period it will take to complete all phases of the Commercial Quarter.

Different parts of the sitedve different roles to play. In the Dover Place area, there is
potential to reuse heritage buildings and create new flexible space to house smaller office
users for example, IT and media businesses and small workshop space office suites as well
as suppding retail and venues for food and drinkhis is the entrance to the area from the
stations and needs to take advantage of the inherent character of some of the buildings that
remain to provide an appealing and welcoming with a lively mix of usesgwisking

buildings and new ones working in an interesting juxtapositibhe benchmark for the
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4.7

4.8

4.9

4.10

4.11

quality of public realm expected throughout the area has already been set in the works carried
out in this area.

The riverside frontage of the sitevigll suited to a residentidd mix of uses providing

riverside access and direct pedestrian access over a new bridge to the South Park and Stour
Centre. The listed Whist House should be restored as part of the development of this part of
the site eitheto its former residential use or a suitable alternative use.

The first phase office development is likely on the area of the existing car park and at least
two further phases can be accommodated on land controlled by the Borough Council. As the
devdopment progresses the remaining uses on thé #ie Kent Woolgrowers and the

Royal Maili have previously indicated they will seek to relocate, creating space for a further
series of phased developmenthe Design Framework provides an indicativegihg and

car parking strategy as development takes place.

The northern part of the site also includes existing offices and Ashford Bowling, alongside a
public car park owned by the Council. This land is not required to come forward to deliver
the levé of development envisaged in the policy below but are suitable locations for office
development and are well placed to respond if the Commercial Quarter devgiopsased.
The car park is considered a suitable location for a future Multi Storey Garudbsing its
accessibility to the Town Centre and existing access onto Station Road. Should this come
forward, the possibility of providing an additional access onto Tannery Lane should be
considered as part of the proposal to help with traffic movesmerhis area. Proposals
coming forward on the northern part of the site will need to demonstrate how they will
complement the delivery of what is envisaged on the remaining parts of the Commercial
Quarter.

Unlike many parts of the town centre wle predominant, historic scale efi3toreys

exists, there is the opportunity for larger scale development blocks here. The topography of
the Quarter slopes away from the town centre so that taller buildings are less prominent and,
of course, Internatimal House is a existing landmark featuleis not proposed to replicate

the height of International Houselevelopment fronting Station Road should avera@e 5
storeys. There may be scope for building(s)-8fstoreys closer to the centre of the Qerart

and International House but this would depend on a clear design rationale being agreed for
the site as a whole and this would need to be tested through detailed modaiitige

riverside, 24 storeys is likely to be the appropriate range.

Non-residential development the Commercial Quarter will be required to provide
proportionate contributions towards the delivery of stratpgr&ing provision in the town,
such as the delivery of town Centre Multi Storey Car Park and or a Park and Ride sit
outside the Town Centre area.
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Policy S1- Commercial Quarter

The Commercial Quarter is proposed to become an important new office based distric
playing a key role in creating jobs for the town centre and growing the wider economy
of the Borough. The site has the potential to deliver up to 55,000 sq m of new office
floorspace.

In addition to offices, other secondary uses such as residential apartments, small scal
retail and/ or leisure uses and a hotel would also be appropriate in this Quarter,
providing they complement the wider objective to deliver the substarsai commercial

space envisaged here. The site also has the potential to deliver residential apartmentq.

To the northern part of the site, a multi storey car park is envisaged to come forward.

The Quarter should be delivered in phases and thisneedstobeg ded by a
Framewor kd which may need revising as
public realm linking the component parts of the Quarter and more widely to the
stations and shopping heart of the town centre needs to be of an especiailyh quality
and each phase will need to be designed and delivered with this in mindctive uses
will be needed to help animate key routes and important focal points at junctions.

Development in this Quarter should generally be an average of&storeys above
ground level although slightly taller buildings may be appropriate towards the heart of
the site. The riverside frontage should generally not exceed 4 storeys.

Non-residential development inthe Commercial Quarter will be required to provide
proportionate contributions towards the delivery of strategic parking provision in the
town, such as the delivery of &own Centre Multi-Storey Car Park and / or a Park and
Ride site outside the Town Centre area.

\174
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4.12

4.13

Land North -East of WillesboroughRoad, Kennington
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The site is located on the nomlastern edge of the built up area of Ashford. It is bounded to
the west by Willesborough Road, and the residential development of Little Burton Farm. To
the east is the Ashford to Canterbury railviag, with Conningbrook Country Park and Julie
Rose Stadium over the railway line. Residential development is proposed (part of which has
planning permission) on the Conningbrook site, and will run from Willesborough Road,

al ong hal f o foouhdarg onsthe ptieedside & thesrailway Ime. Linear
residential development along Canterbury Road forms the-m@stern boundary of the site.

To the north and east lies further agricultural land.

The site is best and most versasitgicultural land (approximately 60% being Grade 1)
predominantly in arable use, with a small area of the northern corner of the site, being a
separate smallholding not in active use. This part of the site contains redundant agricultural
buildings. The s# is slightly undulating and slopes downwards from sought to north

east, towards the railway line and the open countryside to the north.
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4.15

4.16

4.17

4.18

4.19

4.20

4.21

The site is located on the edge of the existing urban area, and half of its boundaries are
currently adjacerto residential development. Once the Conningbrook site has been
developed, the site would form a wedge of open land between residential developments on
three of its sides. The site is located close to existing services, and in particular there is an
oppotunity for the Conningbrook Country Park and Julie Rose Stadium to become a hub for
local facilities, adjacent to the site.

The site is proposed as one of the strategic housing allocations in this Plan, and is considered
appropriate for residentiakgtelopment in line with the strategy for the distribution of

housing as outlined in PolicyP2 . The boundary of the site has been informed by the
characteristics of the existing built form, in particular the extent of residential development
along Canterry Road, and to minimise the extent to which the development extends into
open countryside.

The site, which is approximately 40 ha in size, is allocated for primarily residential
development with a capacity of up to 700 dwellings. The site shaddratlude a serviced
area of land sufficient for the provision of a Two Form Entry Primary School (currently 2.05
hectares).

Development of the site will need to pay particular regard to the topography of the site, and
its relationship with the suwstunding built development. The design and layout of the site
must take into account the residential amenity of the occupiers of existing residential
properties along Canterbury Road, Willesborough Road, Canon Woods Way and Orchard
Lane.

The existingree/hedge lines along the boundaries of the site shall all be maintained and
improved other than along Willesborough Road where there may be some loss in order to
provide the necessary vehicular accesses to the site. The provision along the railway line
should provide a suitable visual and acoustic barrier.

The landowner of the northern corner of the site has indicated an interest in delivering self
build properties on that area of the site. In accordance with gady6 the development

will be requred to deliver a minimum of 5% of the dwellings as-elild, and this area of

the site is considered to be suitable to provide for this requirement.

The primary vehicular access to the site should be provided from the Willesborough Road.
The exactocation and form of the access shall be determined following an assessment of the
traffic generation onto the Willesborough Road. A secondary/emergency vehicular access to
the site should also be provided, and the most appropriate location for thseulto be
considered in liaison with the Local Highways Authority.

There are also two potential minor access points to the site from Canterbury Road, however
they are relatively narrow and located between residential properties and the Crofamtbtel,

it may not be possible to obtain the necessary visibility splays. These accesses are therefore
only likely to be suitable for very limited levels of traffic, however they may be considered

for the secondary/emergency access. Development proposdie fitet must therefore

include a detailed assessment as to the suitability of any access onto Canterbury Road, in
liaison with the Local Highways Authority.
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4.25

4.26

4.27

4.28

4.29

The transport modelling carried out in support of the Local Plan has demonstrated there will
be an impact of the proposal upon the wider transport network. A Full Transport Assessment
will be required to be submitted in support of a planning application for development of this
site. This should consider the impact of the proposal on the widenedadrk, and make
recommendations to improve capacity at existing junctions where necessary and possible.
Funding for an extension of existing bus services in the area should be part of a package of
measures designed to ameliorate the impact of additiafifdt.

The combination of this proposal and the development permitted and proposed irfsfélicy
at Conningbrook means that there will be additional traffic at M20 Junction 10.
Consequently, no occupations of the residential development ont¢hmasy take place prior
to the completion of Junction 10a, in accordance with Policy TRAL.

There are two public rights of way running eastst across the site. One provides an at

grade pedestrian crossing over the railway line into the ConningQrowktry Park. The

other diverts north to meet a further public right of way which runs just beyond and along the
northern boundary of the site, and provides a furthgrade pedestrian crossing over the
railway line. Given the proposed scale of develeptrhere, combined with that at
Conningbrook means that considerable additional use of-tirad¢ crossing could be
expected. The Council 6s preferred solution
new pedestrian / cycleway bridge over thewaiyf in order to provide safer access into the
Country Park from the site and wider area. Therefore, proposals for the development of the
site must fully investigate the potential for it to deliver a new single bridge crossing over the
railway line, with tte intention of retaining the PRoWs as far as possible. In addition, the
proposals for the site must also include cycleways and pedestrian routes that link
Willesborough Road and Canterbury Road through the site.

Part of the site, along the eastermibdary with the railway line is located within Flood Zone
2. In line with the National Planning Policy Framework, it is unlikely that residential
development on this part of the site would be considered acceptable but a full flood risk
assessment will nead be carried out in consultation with the Environment Agency. In the
event that this area cannot be used for residential development, it should be utilised for
publically accessible open space.

Development of this site presents an opportuniip¢orporate a sustainable drainage system
that will contribute to managing surface water for the benefit of flood risk, water quality,
biodiversity and amenity. A drainage strategy will be required to show how the impact of the
development will be reduceabrough site design and SUDS techniques.

It is important that existing sewerage infrastructure which crosses the site is protected and
future access secured for the purposes of maintenance and upsizing. Liaison with the relevant
infrastructure companat the time is recommended.

The northern corner of the site contains features that have the potential to support protected
species and biodiversity. Further detailed investigation will be required to determine whether
the site does support protettgpecies and biodiversity, and proposals should include any
mitigation necessary in order to minimise any impact upon nature conservation.

Part of the site is located adjacent to the railway line. It is likely due to the location of the
flood plain,that only a limited number of properties will be located directly adjacent to the
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railway line. However, the development proposals will need to demonstrate how they have
been laid out and designed in order to minimise the impact from noise and vibratie o
amenity of future residents of the development. A noise and vibration assessment will be
required to be submitted in support of the planning application for the development.

4.30 The former Orchard Lane Landfill site is located on the northern laoyrad the site, and
there is evidence of soil contamination on parts of the site. Detailed proposals for
development here will need to investigate this and ensure that any land contamination is
appropriately dealt with prior to development taking place.

4.31 Kent County Council (KCC) is currently searching for a site for a 2FE primary school within
the Willesborough and/or Kennington area in order to meet the need for primary school
places. This site provides a suitable location for the provision ofreaprischool to meet this
need. This development will be required to provide the land for the school, and make a
proportionate S106 financial contribution towards primary school places to meet the needs
for primary school places generated from this devetagm

4.32 Due to the current pressures with regard to primary school places it is envisaged that the
primary school will be delivered in the initial stages of the development and this could be
achieved prior to the completion of M20 Junction 10a. Liawitirbe required with KCC to
ensure the school can be delivered in a timely manner and to agree the details for doing this.
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Policy S2- Land north -east of Willesborough Road, Kennington

Land to the north-east of WillesboroughRoad, Kennington, is proposed for residential
development forup to 700 dwellings. A serviced area of land shall be provided within
the site for the development of a two form entry primary schoolDevelopment proposals
for the site shall be designed and id out to take account of the following:

a. The topography of the site and residential amenity of neighbouring occupiers of thg

b.

C.

In addition, the development shall:

No occupation of the residential element of the development shall take place until the
proposed M20 Junction 10a is complete, in accordance with PolidjRAL.

site.

A full flood risk assessment that has been prepared in consultation with the
Environment Agency.

Primary access to the site shall be provided from Willesborough Road, with the
location of a secondary/emergency access to be determined following further
investigation into the feasibility of access onto the Canterbury Road, in liaison with
the Local Highways Authority.

New pedestrian and cycle routes are to be provided throughout the development
with connections to existing routes. The PRoWs running through the site should be
maintained and incorporated within the development, where possible. Proposals
must investigate, and deliver, if feasible, a pedestrian and cycle bridge crossing ov
the railway line to maintain the PRoW and provide access into the country park.

The existing trees and hedgerows along the boundaries to Willesborough Road, the

railway line, and the northern countryside shall be retained and enhanced, except
to provide suitable access.

Proposals for ecological mitigation and enhancement measures are to be provided
on the site informed by a habitat survey.

The location of the primary school site shall be determined following liaison with
Kent County Council, and the site should be made available in the initial stage of
developing the wider site.

Provision of an extension to the Green Corridor, allotmentsnd areas of informal
open spae to meet the needs of the development.

The need to minimise the impact of noise and vibration from the railway line on the
amenity of future occupiers of the development, informed by a noise and vibration
assessment.

Make improvements to the local road network, where necessary and achievablg
informed by a Transport Assessment carried out in liaison with KCC Highways
and Transportation.

Provide a proportionate financial contribution to the delivery of Highway

E n g | a ahdn@edor asnew M20 Junction 10a.

Provide a financial contribution to the extension of existing bus services in the
area to serve the development.

Provide a proportionate contribution towards primary education to contribute
towards the delivery of the primary school on site.

Ensure that any land contamination issues are satisfactorily resolved or
mitigated.

er
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Court Lodge
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The site lies to the south of Pound Lane, east of Long Length and north of Magpie Hall Road.
It is largely flat, arable and grazing land which lies partly within the floodplain of the
WhitewaterDyke which passes through the site. It lies immediately to the south of the
existing builtup extent of Ashford (Knights Park).

The site is proposed for up to 950 dwellings, although a final site capacity should be
determined following a detailed amttlusive site masterplanning exercise that should inform
any planning application for development on the site. In order to achieve a consolidated and
sustainable form of development here, the built footprint should be on the northern half of the
site toenable closer links to the existing development to the north. This will necessitate the

remodelling of the Whitewater Dykebds floodpl

should be set out to provide publically accessible open space and eglahoigigation areas,

that will form an extension of the Discovery Park area proposed to be formed west of Long
Length. A detailed Flood Risk Assessment will be required to support any planning
application to ensure the latest flood modelling advice afiodnration can be taken into

account in the detailed layout for the site. As part of this remodelling, opportunities to
improve channel flow in the Dyke should be taken to provide potential flood benefiteon

and downstream. The design of Sustainabkariaige Systems (SuDS) on the site will also

need to ensure that drainage measures contribute to ensuring that existing properties near to
the site are not adversely affected by the development.
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4.35 The masterplan will also need to demonstrate how thedelimg of the floodplain and the
delivery of SuDS form part of a wider landscape strategy for the site that seeks to utilise the
higher ground to the eastern boundary as part of a broader buffer area to the properties that
front Ashford Road as well aaridscaping within the built up areas to create attractive public
realm and natural shading.

436 To provide a focal point for the community,
centred6 for the provision odm d@haswilldlsonedddtoy r et a
include land for the provision of a new 2FE primary school to serve the local area, which the
developer will be expected to fund in part, and up to 350 sq.m. of serviced local employment
(B1) space. A Community building should@ be provided at the local centre which is
designed so that its space may be used on a flexible basis by different community groups.

The precise scale and specification of this building should be determined in association with
the Borough and Parish Cazils and other local stakeholder groups. The provision of the
services and facilities at the local centre will need to be phased in accordance with the
masterplan for the development of the site taking account of the availability and capacity of
nearby fadities.

4.37 The Local Centre will also need to be sited at the confluence of the main vehicular links
through the development. This will, initially, include a route from the north via Merino Way
and a route from the west via Long Length. This latteterauill also form part of a new
60strategicdb route through the development to
singlecarriageway link road to the east of Knights Park linking with the A2070 junction at
Park Farm (Forestall Meadow). It is expetthat the development will help to fund the
delivery of this new link road. In addition, the layout shall also provide for the delivery of a
route to the soutlkeast as far as the site boundary to deliver a connection to the proposed
development allocatioat north of Steeds Lane and Magpie Hall Road (see policy S4).

4.38 The route of the Roman Road that passes through the site should be utilised to create a
strategic pedestrian route through the development area that also accesses the Local Centre
directy. Further pedestrian links east to the site boundary should be provided to enable
connectivity to Kingsnorth village and the green buffer planned to the south of Kingasorth
part of a wider pedestrian route corridor from Discovery Park to the west.

4.39 Within the built footprint of the development, proposals should be brought forward for a
variety of areas with different characters based on a varied set of design parameters and
residential densities. Each character area should be defined by adagietéhierarchy that
encourages connectivity and activity and takes account of its surroundings and context as
well as its purpose in the wider development area. For example, it is expected that the area
around the Local Centre would be characterisecelatively higher density development
with a more 6urband feel and include a mixtu
southern periphery of the built footprint overlooking the open space and parkland should
have a lower residential density chaegisted by more detached properties in larger plots. A
detailed design émodel 8 for each character a
development and used to inform final dwelling capacities and layouts for specific phases.
This should includenean and maximum net residential densities for each area.

4.40 This exercise will also need to show how the affordable housing elements of the scheme
should be integrated amiistributed across different phases of the development.
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4.41 An equipped plagpace should be provided close to the local centre and opportunities for

4.42

4.43

more informal play should be provided within the publically accessible open space in the
southern half of the site. The development also provides an opportunity for new community
allotments to be provided. These should be located in an accessible location with suitable
parking facilities.

Given the scale of publically accessible space and ecological reserve areas to be created on
the southern half of the site, it is importanttttieere are suitable long term management
arrangements in place. Development proposals for this site should include a management
plan for these areas that will need to be funded for a period to be agreed with the Council.

The masterplan for the sivall establish a minimum of 4 phases for the development. The

initial phases shall include the delivery of the enabling works to the floodplain and the
establishment of the ecological reserve areas to allow translocation of protected species.
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Policy S3- Court Lodge

Land at Court Lodge Farm is proposed for residential development for up 950
dwellings and a Local Centre, incorporating a new 2FE primary school, a set of local
retail and employment space and a new community building. The development shall
also provide amajor new area of publically accessible open space that will form an
extension to the planned strategic Discovery Park land that lies to the west of the site.

Development proposals for this site shall designed and implemented in accordance wih
an agreedmasterplan for the general layout and delivery of development and related
infrastructure on the site. The masterplan shall include details of the following
elements:

a) Flood mitigation - being informed by a full flood risk assessment prepared in
consultation with the Environment Agency, including levels and features to
be introduced to manage flow along the Whitewater Dyke corridor.

b) Drainage- The layout and treatment of surface water through the use of
SuDS should be provided as an integral part of the larstape design and
open space strategy along with acceptable maintenance arrangements.

c) Ecologyi full details of ecological mitigation measures to be provided on the
site and proposals for their implementation and future maintenance.

d) Landscaping and publicopen spacé details showing where strategic areas ¢f
landscaping and open space provision on the site, including any allotments,
will be established.

e) The OL oc alade@ied hlockdayout showing how residential and
non-residential uses will relateto each other, including details of the
arrangement of the public realm, equipped play space and any public
parking facilities.

f) Design and Layout principlesi a series of principleghat set out the
prevailing scale and form of the urban environment to le created in different
parts or phases of the development. This will include the mean net residentipl
densities and maximum storey heights in any phase as well as road
hierarchies, streetscape treatments and building to street width ratios.

g) Vehicular, pedestrian and cycleway access both at the edge and within the
siteT in conjunction with the road hierarchies to be set ouabove, details of
linkages and connections to be provided throughout the built and open partg
of the site, including the utilisation d the route of the former Roman Road.

h) Phasingi details of the proposed phasing of built development and
infrastructure, including any necessary mitigation works either on or off site.
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In addition, the development shall also:

Provide primary vehicular access from Long Length to Pound Lane via the
Local Centre to enable connection to the Pound Lane Link Road to the north.
Vehicular access to the soutiheastern boundary of the site shall also be providegl
as part of any proposaldor the development of the site. Any other links to local
roads will be determined as part of the masterplan to be agreed.

Provide a proportionate financial contribution to the delivery of the Pound Lane

Link Road and the del i v emeyforanfewMl0ghwhy

Junction 10a.
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Land north of Steeds Lane and Magpie Hall Road
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4.44 This site lies to the north of the Steeds Lane/ Magpie Hall Road axis and either side of the
Ashford Road. The sitis in predominantly agricultural use with scattered homes and clusters
of houses with a more linear pattern of development along Ashford Road adjoining the site.
The predominant character is one of gently undulating farmland rising towards the north of
the site to a small ridge from which there are good views of the surrounding countfiyside.
the north of the site there are more trees reflecting a stronger field pattern and sense of
enclosure.This area is an important part of the wider setting of Kingsh village
Conservation AreaTo the south, the more formal landscape of the cricket field and the
cluster of homes at the southern end of Bond Lane contrast with the mainly agricultural land
around on both sides of the Ashford Road.

4.45 The main hipway framework is the crossing of the north/ south Ashford Road and the east /
west Steeds Lane/ Magpie Hall Road whilst towards the eastern side of the site, Bond Lane is
a pleasant meandering rural lane.

4.46 This site is proposed for residential deyeteent of up to 320 units, although a final site
capacity should be determined following a detailed and comprehensive site masterplanning
exercise that should inform any planning permission for development on the site. There is
potential for residential dedopment in three distinct parts of the site. The land north of the
cricket ground forms the principal area of new development but smaller, secondary areas
west of Ashford Road and east of Bond Lane can also contribute to the creation of a new
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4.47

4.48

4.49

4.50

4.51

4.52

settlement \ich has different and varied characters as part of it and which are part of a wider
vision for how the area in general can be brought forward in a sustainable, high quality way.

The importance of avoiding coalescence in this area is emphasiseterisand so the

northern extent of built development here needs to be carefully controlled. Development
should sit below the ridge line that lies south of Kingsnorth village, with the ridge and the
space between it and the village itself forming a strategen buffer to protect the setting of
Kingsnorth and create a sense of separation from the new development. The protection and
enhancement of existing landscaping in this area is a key policy objective here and should be
reflected in landscaping proposdbr the development of the site.

In the area north of the cricket ground, the opportunity exists for a mix of residential densities
but within an overall mean net density of around 20 dph. This should reflect a rural, village
style character thatould be appropriate in this location whilst allowing for some pockets of
slightly higher density commensurate with many village layouts.

To the east of Bond Lane the setting is more rural and a significant and well defined gap of
open countryside iseeded between the area proposed for development and the community at
Stumble Lane to avoid the areas coalescing. The Ancient Woodland at Isaac Wood forms a
natural and visual boundary to the site and it will important that there is a significant
landscapeé and open buffer between the woodland and the built footprint here. Consequently,
low density homes in large plots are appropriate in the rangel2tet dph.

To the north of the properties in Magpie Hall Road, the land is ecologically senaitive a
forms part of the drainage areas from the higher land to the north, so development potential
here is more limited. This land also directly links to the areas proposed for ecological and
drainage mitigation associated with the neighbouring Court Lodge &ite and the wider
extension of Discovery Park (policy S3). Therefore, development is proposed north of the
watercourse that passes through this area, to be accessed from a new road that will eventually
link through to the proposed Local Centre at Chodge. Development will help to animate
this route and should wrap around the contours avoiding the higher ground to the north.
Development here should also be at relatively low residential densities reflecting the
characteristics of existing properties Ashford Road and Magpie Hall Road i.e. at a mean

net density of around 15dph.

Given the size and varying nature of different parts of the site and the need for great care in
designing the relationship with neighbouring uses and countryside, therptes for the site

needs to define the precise developable areas of the site and these will form the basis for
setting actual net residential densities. Initially, masterplanning will need to establish a
reasonable relationship between each area of egelabment and existing homiegor

example, by sensitively designing and locating public open spaces and surface water drainage
areas. More widely, the masterplanning will establish the detailed form of the place and the
way its layout relates to theicket ground at its heart. A comprehensive masterplan will help

to build confidence for existing residents about those areas that will be developed and those
that will be protected for the long term.

A landscape strategy will be needed as a keygsdhe masterplan. It will set out where

public space and play areas will be provided; where landscape buffers are to be created, their
scale and the planting proposals therein; the location of sustainable drainage features; areas of
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protected habitat; fdpath links to the wider area and a viable, long term management plan
for all these areas.

4.53 There are several listed buildings close to the boundary of the site (two on AshfordviRoad,
on Magpie Hall Road antivo on Bond Lane). Their settings neede preserved. There may
be also be archaeological constraints on the site and therefore, a historic landscape survey and
assessment will be needed.

4.54 The primary vehicle accesses to the site should be from Ashford Riaaffic management
measureput in place as part of this development at points north and south of the
development area to mark the entrance to this enlarged community to control speeds and
improve the environment of the main thoroughfare should be considEnesiwill enable
junctions onto the Ashford Road to be of a less intrusive scale and design. The highway
access created to serve development to the north of Magpie Hall Road will need to be
designed to serve as the start of a road linking to the adjoining proposed Court Lodge
development arealLand will need to be reserved and funding made available to complete the
construction of this road to the site boundafis will help to improve the road network in
the area and spread traffic movements around the south of the town.

455 Similarly a package of traffic management measures will be needed on the more minor roads
I Magpie Hall Road; Steeds Lane and Bond Liate help manage and limit traffic flows to
levels that are appropriate given their rural nature and lack of pat&rhgiting, etc. Within
the development itself, a network of routes should be established to inform a less urban
character commensurate with the generally lower density and vtgigeeform of
development.

4.56 Provision of sports and leisufacilities will be required to meet the community needs arising
from the development. This could be met in part through improvements to the existing cricket
club and its facilities.

4.57 Public rights of way cross the site linking to Kingsnorth villagghtonorth and the wider
countryside to the soutbast and west. A network of footpaths and cycleways is needed
within the site and linking to the wider area, including links in anwast direction to the
Court Lodge site.

4.58 The scale of developmealiocated here in this Plan will not support local shopping on its
own but the passing trade along Ashford Road provides an opportunity for a local
convenience shop to serve new and existing residents. The detailed location and access
arrangements for augable site fronting the Ashford Road will be established at the
masterplanning stage. Similarly, the present scale of development would not support the
provision of a new primary school as part of this allocation but proportionate contributions
will be required.

4.59 Given the location, number of units proposed and size of the site, 30% of the dwellings shall
be provided as affordable housing, in accordance with Policy HOUL.

4.60 In allocating this site, it is acknowledged that a more sustainable fatevelopment that
would sustain its own services and facilities may be achieved by a greater scale and extent of
development in the future. The land south of Steeds Lane presents an opportunity to extend
this allocation in the future so that a new Locah@e to complement that to be created at
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Court Lodge Farm may be formed and a moresdiicient scale of development achieved

with a more distinctive identity and character of place created. The masterplan for the site
required by this policy shouldsad acknowledge the potential future expansion of this area,
particularly in establishing potential connectivity and the treatment of the boundary with
Steeds Lane. The potential of the area south of Steeds Lane should be considered as part of
the formal reiew of this Local Plan.
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Policy S4-

Land north of Steeds Lane and Magpie Hall Road is proposed for residential
development, for up to 320 dwellings.

Developmentproposals for this site shall be in designed and implemented in accordan
with an agreed masterplan for the general layout and delivery of development and
related infrastructure on the site. The masterplan shall include details of the following

elements:

a)

f)

9)

h)

Land north of Steeds Lane and Magpie Hall Road

re

Design and layout principlesi a series of models or codes that set out the

prevailing scale and form of the urban environment to be created in each of
the three separate areas of the site (north of the cricket ground; east of Bongd
Lane and west of Ashfod Road).This will include the mean net residential
densities to be created in each area as well as road hierarchies, streetscap¢
treatments and building height to street width ratios.

Highway access proposals details of junction arrangements on Ashford
Road, Steeds Lane and Bond Lane.

Traffic managementi details of any traffic / speed management measures
proposed on any adopted highway within the site.

D

Ecologyi details of ecological mitigation measures to be provided on the sit
and proposals for theirimplementation and future maintenance.

Landscaping and open space details showing where strategic areas of
landscaping and open space will be provided, including the retention of a
significant open buffer area between the northern extent of the built pa of
the development and Kingsnorth village as shown on the policies map; and
between the eastern extent of the built part of the development and the site
boundary.

Drainage’ the layout and treatment of surface water drainage through the
use of SuDS shdd be provided as an integral part of the landscape design
and open space strategy along with acceptable maintenance arrangements
and, west of Ashford Road, be compatible with drainage proposals serving
the proposed Court Lodge development.

Pedestrian / cgleway routes- provide a network of pedestrian and cycle
routes throughout the development with connections to existing rural routes
and public rights of way and to the new development at Court Lodge.

Community facilities 7 Public open space and suitablgquipped play areas
needed to serve the development, taking the opportunity to create a sense pf
the heart of the community being based around the cricket field at the main
traffic corridor i Ashford Road. A local convenience store should be locategl
herein a way that can take advantage of passing trade. A specific set of
projects related to the scale of needs arising from the development will be
identified in consultation with the local community and the cricket club.
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In addition, the development slall also:-

I.  Provide a proportionate financial contribution to the delivery of Highway
Engl andds scheme for a new Junction

ii.  Provide a link road from the Ashford Road to the boundary with the adjoining
Court Lodge Farm development.
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Land South of Pound Lane
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4.61 This site lies to the south of Pound Lane and west of Ashford Road. It is flat, arable land that
provides part of the setting of the village of Kingsnorth, which lies to the norteamtdThe
site also adjoins the proposed Court Lodge Farm site allocation to the west (see policy S3).

4.62 The land rises gradually from north to south towards a shallow ridge that ruris eeesst
either side of Ashford Road. Development of the siterveied to take account of the
strategic context provided by the nearby Court Lodge Farm and Steeds Lane/Magpie Hall
Road proposed allocations and, in particular, the key objective of avoiding coalescence of
development areas. To this end, the southertngbdine site should remain free from
development so that it may form part of a broader swathe of open space that runs south of
Kingsnorth (to the east) to the extension to the Discovery Park (to the west) and provides for
the physical separation of Kingsh village from new developments to the south. This area
should be publically accessible with pedestrian and cycleway links created across it that will
form part of a wider pedestrian / cycleway network linking Discovery Park in the west to the
land sou of Kingsnorth village in the east. A landscaping strategy for the site should reflect
this requirement and the need to provide some visual separation from the adjoining proposed
development at Court Lodge Farm.

4.63 The principal access to the site sltbbe gained from Ashford Road with a secondary access
to Pound Lane. The potential for vehicular access directly west to the proposed Court Lodge
site should not be prejudiced in any proposed layout on this site, and pedestrian and cycleway
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4.64

4.65

4.66

4.67

links shouldbe provided to the site boundary to achieve connectivity to the proposed Court
Lodge Local Centre in due course. The potential for signalising the Pound Lane / Church Hill
/ Ashford Road crossroads and closing the western arm to vehicles should beategtstig

once the link from Ashford Road to Pound Lane has been delivered.

The Whitewater Dyke flows close to the northern boundary of the site and a full Flood Risk
Assessment will need to be undertaken to inform a detailed layout for developmieat on t
site. Similarly, given the topography of the site, proposals for sustainable drainage systems
will need to form part of the layout on the site to ensure that runoff conditions are at least no
worse than in an undeveloped state.

It is important tlat the amenities of the residents of the handful of existing properties on the
southern side of Pound Lane are protected in the layout and orientation of any new
development. This should mean that there is adequate separation and screening provided as
partof any development on this site.

The proximity of the site to Kingsnorth village, the Park Farm District Centre and the

proposed Court Lodge Farm Local Centre means that it would not be necessary for this site to
accommodate additional new local reational, educational or community facilities.

However, proportionate financial contributions to deliver, improve, extend or refurbish

existing or planned facilities as appropriate will be sought to mitigate the additional demands
generated by developmdmtre. Informal and publically accessible open space should be
provided as part of the undeveloped land at the southern end of the site.

It will be important for development here to pay regard to the nature of nearby existing and
planned housing iterms of establishing an appropriate scale and density. To the north of
Pound Lane, Riverside Close accommodates a series of mainly terraced properties whilst the
nature of the properties on Pound Lane itself and along Ashford Road tends to be mainly
detadied or semidetached. Consequently, a an&hge net residential density of around

25dph is likely to be appropriate here which would generate a residential site capacity of
around 100 dwellings. In accordance with policy HOU1, 30% of the dwellings ositthis

shall be provided as affordable housing and there should be a mix of dwelling types and sizes
to reflect the nature of the surrounding area.
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Policy S5- Land South of Pound Lane

Land south of Pound Lane is proposed for residential delopment, forup to 100
dwellings. Development proposals for this site shail:

a)

b)

d)

In addition the development shall also:

1 Provide a proportionate financial contribution to the delivery of Highway
Englanddés scheme for a new Junction

Retain the southern part of the site free from built development, with the
creation of pedestrian and cycleway links across the land from Ashford Roagl
to the western site boundsy.

Provide primary vehicular access from Ashford Road and a secondary accegs

to Pound Lane. Proposals shall also enable the ability to provide a vehicular
connection to the boundary with the adjoining Court Lodge Farm
development.

In addition to the pedegrian and cycleway connection in (b) above, provide g
network of pedestrian and cycleway links through the built part of the site
including a connection to the site boundary with the adjoining Court Lodge
development.

Provide a landscaping plan for thesite, to be agreed by the Borough Council
to create a significant visual break with the adjoin Court Lodge development
and to screening to the houses and gardens of any adjoining residential
properties.

Be subject to a full Flood Risk Assessment, to be iggd by the Environment
Agency and the Borough Council. The layout and treatment of surface wate
drainage will need to ensure that there is no adverse flooding or drainage
effects to any neighbouring properties.
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Former Newtown Works

4.68 The former Newtown railway works site lies between Newtown Road and the main railway
domestic and highpeed railway lines. The site is one of the largest available areas of
brownfield land in the Borough. The site contains six listed buildings which together form a

very i mportant heritage asset and a ro¢dminder
railway engineering. Part of the site has recently been developed for housing with over 100
new homes.

4.69 Suitable proposals for the site include residential, tourism uses, workshop and office
employment space, and small scale specialist retail uses.

4.70 The listed railway sheds are the dominant feature in a very linear form along most of the
length of the sité they provide some noise protection from the maintenance works and
operational railway running along the north east boundary of the sitedoma very important
| ocal heritage asset reflecting the townods r

4.71 The site is closely linked to the adjoining former Klondyke Works (Policy S7) and together
both sites have substantial undeveloped areas with the potential to actateswitable
development that will both regenerate this area but also be an attractive place to visit for a
much wider public.Given these opportunities, and the relationship between the site and the
communities and other uses surrounding it, developstentld be planned comprehensively
and proposals need to be based on an agreed masterplan for the whaleisiell also
determine how the development is phased.
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4.74

4.75

4.76

4.77

4.78

4.79

Vehicle access is available from either end of the Newtown Works site witlistied clock

tower and gatehouse providing much interest and character at the western access opposite the
Klondyke site, whilst at the eastern end of the site, the new housing development helps to
frame the entrance point. Detailed junction design wildnteeprotect the settings of the

listed gatehouse and clock tower, reduce related signage and safety barriers to the minimum
and be able to handle the substantial pedestrian movements that are likely to arise in future.

Whilst the primary access witle from the western end of Newtown Road, additional traffic
generated by the development will aggravate the situation on Crowbridge Road where there
is a narrow, humped back bridge. The masterplan for the site will need to include proposals
for signalisaton here to tackle this.

A network of cycle and pedestrian routes is needed to show how the planned development on
the site links to surrounding areas and helps to reverse the current, relatively isolated nature
of the sites.

There is a strongaportunity to take advantage of the many visitors to the Designer Outlet
Centre and the proximity of the domestic and international railway stations to attract people

to this area to enjoy the railway heritage and help to make a mix of potential usesiwiabl

turn this will help to secure a long term future for the important listed buildings on the site
which are a key part of Ashforddés heritage.

The residential capacity of the site will be influenced by the eventual mix of uses and the type
of homes built and so this policy only suggests an indicative capacity of about 450 homes to
be provided on the site (including the 108 already constructed). Substantial employment
floorspace is likely to be created within the existing listed buildingspecidly the main
locomotive shedConvenience retailing to support the residential development on the site
should be limited to no more than 450 sg.m. of any retail space created and any other retail
units should be specialist and small scale in nature andré#rated to not have a significant
impact on the vitality and viability of the Town Centre.

The policy approach to the mix and combination of uses needs to be relatively flexible to help
create the opportunity for a viable scheme to come forwatavihdund the reuse and

repair of the listed buildings and make good use of this substantial brownfield asset. There
are, however, some key constraints that need to shape emerging schemes.

Before full development of the site can take placesidf highway improvements are needed

to provide additional capacity at the A2070 Orbital Park junction and a clear commitment to
the delivery timetable for the new Junction 10a on the M28e threshold set for the

guantity of development that can be odedpon the site as a whole before these

i mprovements are committed i s based on the
on the Newtown and Klondyke site$he relatively close proximity to the stations and town
centre and the bus service thgh the area provide the opporturtireduce the car based

trip rate arising from the development of the area.

Residents in the area have long been concerned about pressures arisirggrisetgrarking
from visitors and those working in the aréacomprehensive approach is needed that links
any major development proposals on these sites to the provision of appropriate parking
controls (for example, through a controlled parking zone) and a package of traffic
management measures.
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A comprehenive development proposal for the area will need to bring together land use
proposals with traffic planning and parking issues and deal with thgeref the historic
buildings. The layout of the development should derive from an historical analysessitieth

and create fine quality public spaces as the setting for both the linear form of the main listed
sheds, and more intimate spaces around the other smaller listed buildings and the western
entrance to the sitelhis should also determine the besttecior throughtraffic in the ared
whether along Newtown Road or through the site itsalfid for public transport access.

The heritage of the area needs to be reflected strongly in emerging proposals and special care

given to the sensitive restadion and rause of the remaining listed buildings, including the

huge main locomotive shed. There may be scope for innovative but high quality design
interventions to help enable-usei for example, within the main shed. The masterplan will

need to sha how phased development of the site will enable the restoration, conversion and
reuse of the | isted buildings and o6trigger
development to this phased strategy for recovering the historic assets.

The scale of new buildings should be carefully related to the scale of the listed buildings
both the imposing main shed and the smaller ancillary buildings. A scalé stoteys will

be appropriate over much of the site with key corners and lando@atkdns within the site
having special prominencduilding frontages and uses along the busiest parts of the public
realm should be 'active’ to add interest and vitality.

The site was levelled for their former railway use resulting in a signifadzange in levels
where the land rises to the Newtown Road boundary. This has the effect of reinforcing a
sense of separation between the site and Newtown itself, the railway village that once
supported its workers. Residential development on the NewRnad frontage should face

the street and be designed to help integrate it with the existing residential area at Newtown
including respecting the predominanthBXtorey scale.

Three dimensional modelling will be required so the impact of newlibgikcan be tested

and the scheme designed to create views of the listed buildings. Given the important heritage
assets in the area and the likely demand for high levels of public access, the design of the
public realm is especially importantor example development proposals should include

details of the design of outdoor lighting and street furniture, signage, bus shelters, public art
and landscaping. The site designs will need to incorporate good public transport facilities,
cycleways and pedestriaoutes that link to the train station, Designer Outlet Centre and the
Town Centre and also clear plans to meet the car parking needs of residents and visitors.

The impact on trees and biodiversity must be assessed prior to any development. There are
number of mature trees on the southern boundary along Newtown Road. A clear strategy will
need to be agreed for retention of important trees and replacement new planting where
appropriate.

Details of a scheme to deal with contamination of landaargtoundwater must be submitted
and approved for each phase of development and a programme of building recording to
ensure that the historic buildings are properly examined and recorded. Archaeological field
evaluation works must also be carried outtmngite, along with any subsequent mitigation
measures, before development commences. Capacity in the local sewerage system is
insufficient to service the proposed development. It will be necessary to upgrade the existing
local sewerage infrastructure befalevelopment can connect into it. It is also important that
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4.87

existing sewerage infrastructure which crosses the site is protected and future access secured
for the purposes of maintenance and upsizing. Liaison with the relevant infrastructure
company atltte time is recommended.

Affordable housing will need to be provided in line with polt®U1, subject to the

viability of the overall package of proposals, recognising the considerable investment

required in providing long term protection for thedis buildings. Starter homes will be an
important element of any affordable provisiofhe affordable homes already created on site

as part of the completed phase of development can be counted towards the future requirement
arising on the site.
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Policy S6- Former Newtown Works

The site of the former Newtown Railway Works is proposed for a mixed use
neighbourhood based around the regeneration of the area through the restoration of th¢
range of listed railway buildings to create an attractive new place to live and work and
for visitors to enjoy.

Suitable proposals for the area include residential, tourism uses, workshop and office
employment space, and specialist, smadcale retail uses of a type that would rto
seriously impact on the town centre.

A comprehensive masterplan / development brief for the site and the adjoining
Klondyke works should be prepared to inform the precise scale and mix of developmen
here but it should include a new mixed use neighboudod with at least 350 additional
homes and a substantial area of commercial floorspace.

Development proposals for this site shall be in accordance with the agreed masterplan
development brief and:

a) ensure the restoration and reuse of the listed buitlings on the site;

b) provide a sensitively design access to the site from Newtown Road taking
account of the listed buildings affected;

c) be based on a parking strategy that provides adequate public and etreet
parking to best meet the needs of residents drvisitors;

d) fund the signalisation of the Crowbridge Road bridge, and traffic
management works required as a result of the development;

e) accord with a detailed agreed phasing schedule that will include the timing of
the redevelopment of the listed building on the site;

f) deliver excellent and comprehensively planned public realm as part of the
development, including a detailed range of materials, proposals for outdoor
lighting and street furniture, signage, bus shelters, public art and
landscaping;

g) provide new pedestrian routes and cycleways throughout the development
and convenient links to existing routes to areas around the site and local
services and the town centre;

h) retain important trees and be based on a sitevide landscaping plan;

I) provide detailsthat deal with contamination of land and/or groundwater,
building recording and archaeology.

Only development that would generate no more traffic than would have been generated
by the equivalent of the previous lawful uses of the site, shall be built amttcupied in
advance of the granting of a Development Consent order for the construction of the
proposed M20 Junction 10a and until additional capacity has been provided at the
Orbital Park A2070 junction.
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Former Klondyke Works

This former rdiway works site is located on Newtown Road close to the residential area of
Newtown and the McArthur Glen Designer Outlet Centre lies on the other side of the
Ashford to Hastings railway line to the west.

The site is closely linked to the adjoiningriner Newtown Works and together both sites

have substantial undeveloped areas with the potential to accommodate suitable development
that will both regenerate this area but also be an attractive place to visit for a much wider
public. Given these opportities, and the relationship between the site and the communities
and other uses surrounding it, development should be planned comprehensively and
proposals need to be based on an agreed masterplan for botfisisewill also determine

how the developent is phased.

There is a strong opportunity to take advantage of the many visitors to the Designer Outlet
Centre and the proximity of the domestic and international railway station to attract people to
this area to enjoy the railway heritage aniplie make a mix of potential uses viable.

Planning permission has been granted for the Ashford International Model Railway Centre
and associated parking on the site, which will be a significant visitor attraction for the
Borough. If circumstances the future were to change then an appropriate alternative use
could be for a suitable residential development on the site.

In terms of the possible residential development of the site, the location of the site makes it
suitable for a relatively higtensity development. A building scale e 3toreys is
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appropriate but both the scale and positioning of buildings at the southern end of the site will
need to respect the domestic nature of the surrounding houses and converted school.

Whilst theprimary access will be from the western end of Newtown Road, additional traffic

generated by the development will aggravate the situation on Crowbridge Road where there
is a narrow, humped back bridge. The masterplan for the site will need to includsgisopo

for signalisation here to tackle this.

On the site there is a marked level change to the south which adds to the strength of
containment of the site from the residential area to the south. The site borders the Hastings

railway line and beyond #t the Designer Outlet Centre which has planning permission for a

significant extension up to Newtown Road.

Before full development of the site can take places# highway improvements are needed

to provide additional capacity at the A2070 @abPark junction and a clear commitment to
the delivery timetable for the new Junction 10a on the M28e threshold set for the
guantity of development that can be occupied on the site as a whole before these

improvements are committed is based onithes t or i c ,

on the Newtown and Klondyke site$he relatively close proximity to the stations and town

6f al

backo

posi

centre and the bus service through the area provide the opportunity to reduce the car based

trip rate arising frm the development of trerea.

Residents in the area have long been concerned about pressures arisirggrisgtqgrarking
from visitors and those working in the area. A comprehensive approach is needed that links

any major development proposalstbe sites to the provision of appropriate parking controls

and a package of traffic management measures.

Given the important heritage assets in the area and the likely demand for high levels of public
access, the design of the public realm is espgamportant- for example, development
proposals should include details of the design of outdoor lighting and street furniture,

signage, bus shelters, public art and landscaping. The site designs will need to incorporate
good public transport facilitiesycleways and pedestrian routes that link to the train station,
Designer Outlet Centre and the Town Centre and also clear plans to meet the car parking

needs of residents and visitors.

The impact on trees and biodiversity must be assessed paioy ttevelopment. There are a
number of mature trees on the southern edges of the site and a clear strategy will need to be

agreed for retention of important trees and replacement new planting where appropriate.

Details of a scheme to deal witbntamination of land and/or groundwater must be submitted

and approved for each phase of development and a programme of building recording to

ensure that the historic buildings are properly examined and recorded. Archaeological field
evaluation works mustlso be carried out on the site, along with any subsequent mitigation

measures, before development commences. Capacity in the local sewerage system is
insufficient to service the proposed development. It will be necessary to upgrade the existing
local severage infrastructure before development can connect into it. It is also important that
existing sewerage infrastructure which crosses the site is protected and future access secured
for the purposes of maintenance and upsizing. Liaison with the relefrastrincture

company at the time is recommended.
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Policy S7- Former Klondyke Works

The site of the former Klondyke Railway Works is proposed for a tourism/visitor
attraction use such as the Ashford International Model Railway CentreA suitable
alternative use would be for residential development.

A comprehensive masterplan / development brief for the site and the adjoining
Newtown Works site should be prepared.

Development proposals for this site shall be in accordance with the agreed masterplan /
development brief and:-

a) provide a sensitively design access to the sites from Newtown Road;

b) be based on a parking strategy that provides adequate public and treet
parking to best meet the needs of residents and visitors;

c) fund the signalisation of the Crowbridge Road bridge, and traffic
management works required as a result of the development;

d) deliver excellent and comprehensively planned public realm as part of the
development, including a detailed range of materials, proposals for outdoor
lighting and street furniture, signage, bus shelters, public art and
landscaping;

e) provide new pedestrian routes and cycleways and convenient links to existihg
routes to areas around the site and local services and the town centre;

f) retain important trees and be based on aite-wide landscaping plan;

g) provide details that deal with contamination of land and/or groundwater,
building recording and archaeology.

\v
o

Only development that would generate no more traffic than would have been generat
by the equivalent of the previoudawful uses of the site, shall be built and occupied in
advance of the granting of a Development Consent order for the construction of the
proposed M20 Junction 10a and until additional capacity has been provided at the
Orbital Park A2070 junction.
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Lower Queen's Road
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The site is at the eastern end of Lower Queens Road and adjacent to the Invicta Press works
to the south. Existing residential development lies to the north and the site adjoins the green
corridor to the east. The northdralf of the site is currently unmanaged woodland, with the
southern part currently forming the Invicta Press car park.

Residential development will be acceptable on this sitagdo 40 dwellings. Alternatively,

this site could form the first pha®f a wider redevelopment scheme with the potential to
create an attractive residential riverside environment close to the town centre in tandem with
the redevelopment of the adjacent Mace lane industrial estate to the south. A redevelopment
of the widerarea, in excess of the 40 units, will require the provision of a primary access onto
Mace Lane

The primary access to this site should be from Lower Queens Road but if there is a wider
redevelopment of the wider area, in excess of the 40 units vilebe a requirement fothe
provision of a primary access onto Mace Lane and at this point the potential to restrict access
into the whole site from Lower Queens Road, including full closure, should be thoroughly
investigated.

The area has antedctive setting next to the green corridor but any development will need to
demonstrate how it would make a positive contribution to the setting and appearance of the
green corridor through innovative design and layout. Development must be of an appropria
scale and reflect existing development in the area ranging betvieist®reys in height.
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4.104 Given the location, size and number of units envisaged for the site, 30% of the dwellings
shall be provided as affordable housing in accordance withyRé@d) 1.

4.105 An existing sewer runs beneath the site and any layout of development will need to ensure
that the existing sewerage infrastructure on site is protected and future access secured for the

purposes of maintenance and upsizing. Liaison witmeleyant infrastructure company at

the time is recommended.

4.106 Access to open space and recreational facilities will need to be improved by linking
development on the site to the wider network of existing pedestrian/cycle paths surrounding
the site New pedestrian/cycleway routes that improve accessibility into and through the
Green corridor to the east shall be provided.

a)
b)
c)

d)

Policy S8- Lower Queens Road
Land at the end of Lower Queens Road is proposed for residential use (up to 40 units)|

Development prgosals for the site shall:

Provide the primary vehicular access to the site from Lower Queens Road
Ensure the built form and layout respects the setting of the green corridor

Ensure the development is of an appropriate scale ranging betweer32
storeys inheight

Provide links to existing pedestrian/cycle paths surrounding the site,
including improving accessibility into and through the green corridor to the
east of the site.
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Kennard Way, Henwood
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4.107 This site is located on the north eastedge of Ashford Town Centre, off Hythe Road. It is
situated between a residential area to the south and east and the Henwood Industrial estate to
the north and west. It has previously been designated as part of a wider Henwood
employment allocation in thieocal Plan 2000 and Urban Sites DPD 2012 and obtained
outline permission in 2008 for employment use (now expired) which was not completed. For
these reasons, the site is now considered suitabtedioiential development, due to its close
proximity to therecently developed residential areas in Gordon Close and Kennard Way.

4.108 The site is currently comprises rough scrubland, with a pond and some mature vegetation in
the western part. The adjacent Industrial estate comprises of a mix of warehouses, offi
blocks and open storage areas. The residential areas to the south anel reastly twe
storey terraced and sewétached houses. The site currently contains two access points, one
from the Industrial Estate in the north amtk from Kennard Way, wHicis a private road,
unadopted by the Highways Authority. The site has good access to local services due to the
edge of town location.

4.109 Residential development is suitable on the eastern side of the siteprdnaiies a
developable residential arehapproximately 0.45h& his could accommodate around 25
dwellings depending on house size, layout and de$gbe in keeping with the existing
residential areas, dwellings should be 2 storey, terraced omstathed properties, which
front the road \were possible, with the potential for higher storiesarthernparts of the site,
where it adjoins the Industrial buildings. The design and layout, partictherielationship
between the industrial and residential areas requires careful planningute eo
detrimental impacts on the residents.
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4.110 Given the location, size and number of units assumed on the site, 30% of the dwellings shall

4.111

4.112

4.113

be provided as affordable housing in accordance with policy HOUL.

The developmerghould preferablypeaccessed from a new junction mid way along the
boundary with Kennard Wayf, land ownership issues here can be resolVéd. existing
vehicle access between thiee and Henwood should be retained for emergency access
purposes only, and could be redirecterough the new access point. Cycle links and
pedestrian footpaths should be created that link in with the existing network.

The site is constrained in the west due to the pond, and lies within flood zone 2 here.
Thereforethis areashould be lanscaped and kept free from development, to be used as an
ecological area and/or informal open green space and/or SUDS. This will also create a green
buffer area between the residential areas of Wallis Road and Gordon Close and the existing
employment builchgs in Henwoodand the boundarieshould be enhanced with additional
landscaping. A full flood risk assessment, in consultation with the environment agency
should be undertaken prior to any development taking place.

The site falls within an ared archaeological potential, and also has the potential to contain
contamination due to the neighbouring uses. Appropriate surveys should be undertaken in
consultation with the relevant bodies prior to planning application stage.

Policy S9- Kennard Way, Henwood

Land at Kennard Way, Henwood is proposed for residential development for up to 25
dwellings. Development proposals for this site shall:

a. Be designed and laid out to take account of residential amenity. Particular
attention needs to be given to the tationship between the residential and
industrial areas around the site;

b. Provide primary vehicle access on Kennard Way, preferably in the centre of th
site. An emergency access point should be retained between the site and
Henwood Industrial Estate;

c. Ensure residential parking provision is provided in accordance with policy
TRA3(a) and fund implementation of suitable onstreet parking restrictions for
non-residents;

d. provide new pedestrian and cycle routes throughout the development with
connections to exisng routes and local services;

e. Retain and extend the tree boundary between the site and Henwood, to screer
the industrial buildings from the new residential development and provide new
landscaped boundary along the southern edge of the site to lessen viwial
impact of the development, particularly from Gordon Close;

f. Protect and enhance ecological areas the western part of the site, including the
existing pond,;

g. Include a full flood risk assessment prepared in consultation with the
Environment Agencyand provide SUDS in accordance with ENV9

A1~
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Gasworks Lane
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4.114 This site is adjacent to the Town Centre and located between the railway and Leacon Road.
The site was used for the storage and distribution of gas, and as a depot for Southern Gas
Networks. However the site is now clear and the gas holder that was on tharsite has
been decommissioned and demolished. The site is an opportunity to deliver sustainable
development on a brownfield site next to the Town Centre.

4.115 Given the size of this site and its relationship to adjacent sites, developmenttshould
planned comprehensively and proposals will need to be consistent with a wider agreed
approach based on a masterplan for the redevelopment of the whole site. This will also
determine if phasing is required and how this will be achieved.

4.116 Residetial development should be the principal use on this site and should be in the form of
mainly flatted accommodation, however townhouses are also acceptable. They should be
designed in a way that provides a strong street frontage to Leacon Road andygemayall
from 3 to 4 storeys in height. A gradual transition in scale to the lower height employment
buildings to the west will be required. The northern elevations along the railway frontage
should create a positive edge to the development and includgahiabes.

4.117 Towards the western end of the site, where it adjoins the existing Leacon Road Industrial
estate, some employment development could be appropriate in order to provide a transition
from an industrial to a more residential character. Tbidd be in the form of some mixed
use buildings or smaller scale buildings suitable for light industrial or office uses.
Employment development and site layout issues may warrant an additional access to the
approved access to Gasworks Lane.
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4.118 In addtion, there may also be scope to include complementary small scale retail or office
uses at the ground floor. With this in mind, residential development provided at ground floor
level facing Leacon Road shall have internal heights that are a minimumetdfés, to
provide greater flexibility for uses at ground floor level.

4.119 Proposals for developing the site will need to be accompanied by an assessment of any
contamination arising from the existing or previous uses and proposals will need to
demongtate how any remaining contamination issues can be resolved.

4.120 Sustainable drainage should be provided inline patlicy ENV9 and early liaison is
required with Southern Water regarding connections to the sewerage system at the nearest
point of adguate capacity and future access to the existing sewerage system for maintenance
and upsizing purposes.

Policy S10- Gasworks Lane

This site is proposed for residential development (up td50 units) and shouldbe of a
general scale of between-38 storeys in height. A masterplan for the whole site will need
to be agreed prior to the granting of planning permission.
Schemes should prowe a range of different types and sizes of housing accommodatiqn
in the form of flats and potentially townhouses. Some limited employment use towardg
the western end of the site and retail / office uses at ground floor level is also
encouraged.

Developmern proposals shall:

a. Ensure residential parking provision is provided in accordance with
policy TRA3 (a) and fund implementation of suitable onstreet parking
restrictions for non-residents;

b. Provide new pedestrian and cycle routes throughout the developmiewith
connections to existing routes and local services;

c. Include a full flood risk assessment prepared in consultation with the
Environment Agency.
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Leacon Road
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4.121 This site lies to the south of the Ashfardonbridge railway line antb the immediate east
of the Matalan retail building and car park. Along the southern edge, the site directly fronts
onto Leacon Road and the route into the industrial area to the edstkh#tirough to the
Domestic and International Stations.

4.122 The whole site is considered suitable for a mix of residential and commerei28 Bdes and
should be developed in accordance with an approved masterplan. The connection of Leacon
Road and Victoria Road has transformed the potentithi®frea, creating high quality
urban street with good public transport connections into the town centre, as well as providing
an efficient throughroad for traffic wanting to byass the town centre. It has a prominent
position along Leacon Road with the eastern and seesh corners of the site being highly
visible in the streetscape. As such, residential development would be suitable on part of this
brownfield site.

4.123 The scale of any residential development should relate well to the surrounding area.
Residential dvelopment along thieeacon Road frontage should be primarily 3 storeys in
height reflecting a narrower corridor along this part of the route reducing in scale from
development allocated in the town centre to the east. However, the prominent eastern and
sauth western corners could accommodate an additional one or two storeys to create some
variety and interest in the streetscape. Development should have a strong built form with well
designed frontages to reflect the high quality urban route and a posititveeturn frontage
should also be created along Beaver Lane.
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4.124 Part of the site lies within flood zone 3. It is critical that development follows sustainable
design principles to mitigate any risk of flooding either on the site or elsewhdetated
flood risk assessment, prepared in consultation with the Environment Agency, will be
required to support any planning application for development here.

4.125 The area to the rear directly adjoins the Ashioficbnbridge railway line and thereas
existing railway siding that links into the site that used to be part of the former Bombardier
Works site that is now vacant. This part of the site should accommodate primariBg B1
uses. The opportunity to potentially use an existing connectior t@iflvay line is an
important one and the development of a masterplan for the site should fully investigate the
possibility of retaining and using that link if possible.

4.126 The relationship between uses on the site is crucial and the masterplaseditbrensure
appropriate and adequate separation of uses that delivers a high quality environment for any
future residents on the site.

4.127 Given the location, size and numbersofisingunits envisaged othe site, 30% of the
dwellings shall be prodied as affordable housing in accordance with policy HOUL.

4.128 There could be access points directly into the proposed residential scheme from Leacon Road
but access to any commercial development at the rear of the site should via the existing
Beaver Lae access or potentially from the eastern edge of the site. A small strip of land
along the southern boundary of the site will be required to fully create the parameters for
theLeacon Road / Victoria Road route and this land should not be developed.

4.129 The site lies opposite the Stour river corridor which lies within the identified green corridor
area and in accordance with poliEV2 proposals on this site should make a positive
contribution to the setting, role, biodiversity, accessibility and ame&altie of adjacent
green corridor area. In relation to this, the national cycle network runs through the green
corridor opposite the site, connecting Victoria Park and Singleton Lake which are important
areas of open space within this urban setting. eveént must be designed so that it is well
connected to the existing footpath and a cycle network and provides an attractive and safe
route for pedestrians and cyclist to the town centre.

79|Page



Policy S11- Leacon Road

This site is allocated fora mix of residential development (up to 100 dwellings) and
commercial (B1- B8 uses)

Development proposals shall come forward in accordance with a detailed masterplan
for the site that should be based on the following principles:

a) Provide residentialdevelopment along the Leacon Road frontage;

b) Provide commercial development adjoining the railway line and fully
investigate the potential to utilise the existing railway sidings as part of any
commercial scheme;

c) Provide a high-quality development with built frontages to Leacon Road and
Beaver Lane;

d) Ensure appropriate and adequate separation of uses within the site;

e) Create new access points to the site from Leacon Road and improve accegs to
the development via Beaver Lane andetain a small strip of land dong the
southern frontage for the creation of the full extent of the highway;

f) Connect to the existing network of footpath and cycleway routes;

g) Include a full flood risk assessment prepared in consultation with the
Environment Agency;

h) Make a positivecontribution to the setting, role, biodiversity, accessibility
and amenity value of the adjoining green corridor area
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Former K College, Jemmett Road
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4.130 This site is currently a further education college campus located on Jemmett Road wi
walking distance of the town centre, railway station and Victoria Park. The site is currently in
use as an important educational facility for the borough but the College will sheldlyate
to a site within the town centre which is under constoncéind hence there is the potential to
redevelop this site once the relocation has taken place.

4.131 Most of the southern half of the site accommodates the college buildings and a significant
amount of hard standing and car parking. The northern htiedfite tapers into the former
Ashford South Primary School access road and is largely overgrown scrub with a number of
trees, although it was once occupied by buildings in educational use. The disused nature of
this part of the site means that it hasegrée of ecological value.

4.132 The principle of redevelopment to residential uses has been established on this site linked
with the redevelopment of the adjoining Former Ashford South Primary School (Policy S13) .
Residential redevelopment of the sitas previously granted outline planning permission by
the Council under reference 07/00117/AS.

4.133 Immediately abutting the western boundary of much of the site is the public right of way,
Jemmett Path, that is also part of the 'Learning Link' whiehnm&jor northsouth
enhancedpedestrian / cycleway route from the town centre to Stanhope. Development
proposals for the site must not detrimentally impact on the retention or use of Jemmett Path
and must widen and make enhancements and improvemenis doder to increase its
attractiveness to users.
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4.134 Development of this site must facilitate the ability to bring forward development on the
adjacent former primary school sitexd must be designed to be cohesive with the design
approach taken onehadjacent site. As part of the development, twonalyement access
points from Jemmett Road shall be provided through to the site boundary adjoining the
learning link for vehicular access to s&&3 to be creatédthese are shown on the Policies
Map.

4.135 The design and scale of development here will need to take account of the character of the
surrounding residential areas of Noakes Meadow and Jemmett Road and any scheme
proposed on the adjoining former school site. The design should ensure tieatdaastial
amenity of existing neighbouring occupiers is protected. Any development proposals would
need to provide a frontage to Jemmett Path and public open space to ensure that safety
through natural surveillance of this community area is achieved.

4.136 The site is within close proximity (150 metres) of Victoria Park, a strategic recreation facility
providing play equipment for different age groups, areas of open space for informal play and
more formal areas of planting. Therefore, a contribution tdsvanhancement of these
facilities at the park may be more suitable than the requirement for development of play
facilities onsite. However, the site does provide the opportunity to provide more local areas
of public open space, which should form parthef overall site design.

4.137 The northern part of the site contains a number of mature trees within the site curtilage, some
of which are protected by a Tree Preservation Order. These should be considered for
retention to help provide wildlife havertgbitat links and visual softening of the
development.

Policy S12- Former K College Site

Subject to the relocation of the K College campus to the Town Centre Site, the site
Jemmett Roadis proposed for residential development. Development proposdisr the
site shall:

a) provide two vehicular routes through the site from Jemmett Road to the site
boundary adjoining Jemmett Path and (Policy S13)

b) enhance and improve the Jemmett Path/Learning Linkpedestrian and cycle route
and cease existing vehical use of the Learning Link once one of the routes required
under a) has been provided,;

c) ensure that the scale, design and character of the development takes account of thi
character of the surrounding area and any scheme proposed on site S13;

d) ensurethat there is no significant impact on the residential amenity of neighbouring
occupiers;

e) provide contributions towards the provision, enhancement and maintenance of
Victoria Park; and

g) retain the protected trees within the site and provide appropria¢ additional planting.
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Former Ashford South School, Jemmett Road
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This former primary school is principally vacant with a small number of the buildings being
let on a shorterm basis for community uses and clubs. It is located off Jemmett Rdad an
provides a rare opportunity to develop a partly brownfield site within walking distance of the
town centre, railway station and the existing strategic Victoria Park. However, there are
current plans to reise theschool buildings for a period of tintgd no more than 8 years, as a
temporary school to meet the education needs of development in the urban area, currently
under construction, until new provision is provided in that specific location.

The site is landocked, located to the west of thesting K College site (Policy S12nd

north of the Ashford Oak Tree Primary School. However, with the college pursuing a scheme
to relocate to the town centre and a redevelopment scheme proposed for the Jemmett Road K
College site redevelopment of th@iner primary school site becomes deliverable with

access to the site being provided througheitjeining college site.

The concept of redevelopment to residential uses has long been established on this site and on
the adjoining K College sitesh& Council has previously resolved to grant planning

permission (07/01789/AS) for up to 158 units and the site is currently allocated in the

adopted Urban Sites and Infrastructure Development Plan Document.

Immediately abutting the eastern boundafryhe site is the public right of way, Jemmett
Path,that is also known as the 'Learning Link' which is a major-sorith pedestrian /
cycleway route identified in the Core Strategy. This strategic routeway is termed the
‘Learning Link' due to its cloggroximity to several schools and colleges and extends from
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the town centre to Stanhope. Development proposals for the site should not detrimentally
impact on the retention of the 'Learning Link'.

Development of this site should be cohesive withatifjacent K College rdevelopment
proposals but it is important that the development of this site is able to function as a self
contained development in its own right. Consequently, the design and scale of development
of the scheme would need to take astoof the character of the surrounding area and the
scheme proposed on the adjoining K College site and ensure that the residential amenity of
neighbouring occupiers is protected and not duedened, this is particularly the case on the
northern boundar Any development proposals would need to provide a frontage facing the
Learning Link to ensure that natural surveillance of this community area is achieved.

The site lies adjacent to the Ashford Oak Tree Primary School and the opportunity €hould b
taken to provide an additional pedestrian and cycle access to the school via this development
site.

The site is within close proximity (150 metres) of Victoria Park, a strategic community
facility providing play equipment for a number of age gsigreas of open space for
informal play and more formal areas of planting. Therefore a contribution towards this
facility may be more suitable than the requirement for an onsite play facility. However, the
site does provide the opportunity to provide moal areas of open space, which could
form part of the overall site design and aesthetics.

The closure of the school has led to loss of a playing field that was used by the wider
community and arrangements will have to be made to secure thearsemropriate
alternative playing field in the locality.

The western boundary of the site contains a number of mature trees which would need to be
retained as part of any new proposal, this will not only provide a natural boundary to the site
buthelp smooth the transition between the surrounding housing and new development. The
existing mature trees within the site curtilage, some of which have a TPO should also be
retained to add design features to the new development and to provide wildlifie hade

habitat links.
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Policy S13- Former Ashford South School, Jemmett Road

—+

The former Ashford South Primary School site is proposed for residential developmer
(up to 110 units) Development proposals for the site shall:

a) be accessedia the adjoining K College (S12) site;
b) enhance and improve the 'learning link' pedestrian and cycle route way;

c) ensure that the scale, design and character of the development takes account of thje
character of the surrounding area and the scheme proged on the adjoining K Collegeg
site;

d) ensure that there is no significant impact on the residential amenity of neighbouring
occupiers;

e) provide an additional pedestrian and cycle access through the site to the adjacent
Ashford Oak Tree Primary school;and

h) retain the mature trees on the site.
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Park Farm South East
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4.147 The site is located adjacent to thew residential development known as Bridgefield. The
site is currently in agricultural use. Finn Farm Road forms the westersouthern boundary
of the site and it also adjoins the Ashford to Hastings railway line. Directly to the west is a
bridge that crosses the railway line and the A2070 meeting at awhsetaffic light
junction joining Finn nkdarQim eReosaedma nBorso cGkrneaennd sL
and north western boundary of the site is formed by Cheesmans Green Lane which directly
adjoins the existing development at Bridgefield. Once built, the Park Farm Southern Link
Road (anticipated to be delivered in 2014l link this area to new extensive residential
development being constructed at Finberry to the east of the site. The site rises to a ridgeline
in the southern western corner of the site and the eastern part of the site lies within flood
zones 2 and 3.

4.148 The overall context of this site has recently changed as it now adjoins the new development at
Bridgefield and, with the extent of other development that has taken place in this part of
Ashford since the adoption of the Core Strategy (2008) andsthatrently underway, it is
considered that the site can now form part of an integrated network of development and
supporting infrastructure that could be well connected to adjoining development and services
and therefore the principle of developmenthis location is now considered to be
sustainableThe existing developments in the area are well served by public transport via
local bus services and there is a proposal for a rail station along the adjacent Ashford
Hastings railway line. Developmernt this site should make provision for local bus services
and contribute towards the provision of the Ashibliastings rail station if required.
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The gross site area is approximately 11 hectares which includes a much smaller developable
area which isiot affected by flooding constraints. This smaller area has potential for up to

250 dwellings depending on size and layout considerations and could achieve net residential
densitiesto reflect the adjoining development at Bridgefield.

Given the loation, size and number of housing units envisaged on the site, 30% of the
dwellings shall be provided as affordable housing in accordance with policy HOU1.

Given the character and appearance of the adjacent development, a schénstooéy

buildings would be most appropriate here. A mix of dwelling sizes and types will be required.
The design and layout must take account of residential amenity of neighbouring occupiers.
Due to the ridgeline in the south of the site, particular attention is neédggaido the site's
topography and it is crucial that the higher, more prominent parts along the ridgeline within
the site are kept free from development.There should be a generous soft landscaped edge
provided along the southern boundary to provitlamsition into the wider landscape and to
minimise the visual impact of new development in this location. Existing trees and
hedgerows which define the other boundaries should be retained where possible.

In terms of vehicular access to the site, phimary vehicular access point to the site is shown
on the Policies Map and is located in the western edge of the site and would adjoin to the
existing controlled junction at Finn Farm Road. The existing arrangement at this junction is
unsatisfactory wh a three way signalised junction and the opportuniigt be taken to

improve the junction arrangements if possible by providing an access point into this site.
There is also a proposed vehicular access point into the site from Cheesmans Green Lane
indicated on the Policies Map. Cycle and pedestrian links will need to be provided throughout
the site to help integrate the development with existing development at Bridgefield.

The eastern part of the site lies within flood zone 2 and 3 which is urisuiba development
but may provide an area for sustainable drainage, the conveyance of water, open space
including an extension to the existing green corridor that runs adjacent to the eastern
boundary of Park Farm East.

Development of this site psents an opportunity to incorporate sustainable drainage that will
contribute to managing surface water for the benefit of flood risk, water quality, biodiversity
and amenity. The Sustainable Drainage SPD should be adhered to in establishing suitable
options for surface water disposal.

The developable area outside of the flood constraints will need to be supported by a full flood
risk assessment which should be carried out in consultation with the Environment Agency.

It will be necessary topgrade the existing local sewerage infrastructure before development

can connect to it. Liaison with the relevant infrastructure company at the time is
recommended.
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Policy S14- Park Farm South East

The site south east of Bridgefield is proposefdr residential development for up to 250
dwellings.

Development proposals for this site shall:

a.

Be designed and laid out to take account of the residential amenity of
neighbouring occupiers. Particular attention needs to be given to the topograph
of the gte and dwellings should be orientated to enable overlooking and natura
surveillance of open areas. The development should be no more thai3 2toreys
in height.

Investigate the potential to provide a primary vehicle access from the traffic
controlled junction at Finn Farm Road to improve the overall junction
arrangements, as shown on the policies map.

Make provision for links to the public transport network including contributions
to the rail station along the AshfordHastings railway line if required;

Ensure parking provision is provided in accordance with SPD/fund
implementation of suitable onstreet parking restrictions for non-residents.
Provide new pedestrian and cycle routes throughout the development with
linkages into the wider network and adjoindevelopments.

Provide generous soft landscaping along the southern edge to lessen the visua

impact of the development and retail existing trees and hedging where possiblg.

Extend the existing green corridor along the eastern part of the site.
Include afull flood risk assessment prepared in consultation with the
Environment Agency; and Provide SUDS in accordance with the SPD.
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Finberry North West

4.157 The site lies to the south of the A2070 and west of the Ashiidestings railway linelt
represents an opportunity to integrate additional residential development with a currently
under construction and award winning high quality residential led development called
OFinberryd on t he e degetopneeitisBendpdelverglirsuariitoe cur r e
outline planning approval (02/00278) for a total of up to 1,100 residential units (including
110 live work units) and 70,000 sgm of business floorspace, together with mixed use
community facilities, landscaping and public open space.

4.158 The land covered by this policy was to be the location of 70,000 sgm of business floorspace,
live work units and residential uses approved in the outline permission. It was envisaged to
come forward in large scale employment buildings and relatively higéitgeasidential
accommodation, although the outline permission for this part of the development has now
expired.

4.159 The Council and landowners have been in dialogue regarding this land parcel for some time,
as it has been clear that the significamies@nd form of the employment space permitted was
unlikely to be delivered. This position is reinforced by employment evidence that supports
this Local Plan which identifies the area as a secondary location for employment use.
Significant levels of emplapye nt gr owt h s houl d i nstead be f oc¢
employment areas (Commercial Quarter, Eureka Park, Waterbnob&evington).

4.160 The Local Plan therefore provides the opportunity texamine what role this larghould

now play in achievig a sustainable and deliverable planning solutione which meets the
wider objectives of this Local Plan and is consistent wighNPPF.With this in mind, this
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