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Application Number

18/00413/AS

Location

Land at Lenacre Hall Farm, Sandyhurst Lane, Boughton
Aluph, Kent

Grid Reference

00953/45875

Parish Council

Boughton Aluph and Eastwell

Ward

Boughton Aluph and Eastwell

Application
Description
Applicant

The development of 21 new residential dwellings, access,
drainage, car and cycle parking and landscaping.

Agent

ECE Planning Limited, Brooklyn Chambers, 11 Goring
Road, Worthing, BN12 4AP

Site Area
(a)

Millward Designer Homes Limited, c/o Agent.

197/113R, 2S

1.48 hectares
(b) Boughton Aluph
PC – R,
Westwell PC R

(c)

KHS – X, EHM – X, KCC
SuDS – X, KCC Biodiversity
0 X, KWT – R, SWS – X, EA
– X , ABC Drainage – X
KCC Education – X, ABC
Housing X, Kent Police – X

Introduction
1.

This application is reported to the Planning Committee because it involves the
erection of more than 10 dwellings and therefore is classified as a major
development that requires determination by the Planning Committee under
the scheme of delegation.

Site and Surroundings
2.

The site subject of this planning application comprises some 1.48 hectares of
agricultural land located to the north of Ashford. The site is located within the
parish of Boughton Aluph on the boundary with the parish of Eastwell.

3.

A site plan is shown as Figure 1 below and as an annexe at the end of this
report.
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Figure 1: Site Location Plan

4.

The site is located on the edge of the built up area of Ashford, with residential
development located to the south along Sandyhurst Lane with the recreational
open space and sports pitches of the Sandyacres Sports and Social Club
directly to the west.

5.

Public Right of Way AE207 runs adjacent to the western boundary running in
a northerly direction. The footpath, which is outside of the site meets footpath
AE208 to the north-west.

6.

Figure 2 below shows an aerial image of the site in the context of the
surrounding development. It also shows public right of ways AE207 & AE208
illustrated as blue dashed lines.
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Figure 2: Site within the context of Sandyhurst Lane and public footpaths.

7.

The site comprises an agricultural field used primarily for the grazing of
horses, bounded by hedgerows and native tree species to the north, south
and west. To the north east is a small area of ancient woodland. The site is
well screened with intermittent views into the site from the road.

8.

The land to the north is formed of undulating pasture land, grazed by sheep,
divided into a series of small fields by native hedgerows with trees.

9.

The site is located approximately 60-80m above ordnance datum (AOD),
located on land that falls south eastwards towards the Great Stour valley as
detailed in Figure 3 below.

Figure 3: Site Topography
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10.

Sandyhurst Lane is a residential area of individually designed dwellings,
predominantly detached and sited within relatively large gardens. These
dwellings are generally a mixture of two storey dwellings, bungalows and
chalet style properties. At this part of Sandyhurst Lane the dwellings are all on
its southern side.

11.

The surrounding residential area comprises a mixture of house types of
various designs. Figures 4, 5 & 6 below illustrate this existing character.

Figure 4: Character of Sandyhurst Lane

Figure 5: Character of Sandyhurst Lane
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Figure 6: Character of Sandyhurst Lane

12.

The site is located within the Hothfield Heathy Farmlands Landscape
Character Area, defined as covering an area from the north western suburbs
of Ashford to include Godinton Park and Hothfield Common and is crossed by
both the M20 and CTRL. Within this Character Area there are a number of
subdivisions, with the site being within the HHF2 Sandyhurst Farm area. The
condition of the area is summarised as a highly variable pattern of elements
with discordant mix of farming, a business park and recreation giving a
fragmented character. Sensitivity which is defined by sense of place,
landform, extent of tree cover and visibility, is concluded to be low (visibility:
moderate). The sense of place is concluded to be weak and visibly
intermittent. The policy recommendations for this area are to create
(landscape character) with a priority to plant native species.

13.

The North Downs AONB is located approximately 375 metres to the east,
separated from the site by a further area of agricultural land and Lenacre
Street.

14.

The site is located within Floodzone 1 (low probability) – a less than 1 in 1,000
probability of fluvial flooding.
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Proposal
15.

Full planning permission is sought for the erection of 21 two storey dwellings,
access, drainage, car and cycle parking and landscaping.

16.

The proposal includes 40% affordable housing consisting of:
Affordable Housing
2 bedroom
3 bedroom
total

17.

The remainder of the dwellings would comprise general market housing,
specifically:
Market Housing
3 bedroom
4 bedroom
5 bedroom
total

18.

5
3
8

5
6
2
13

The vehicular access to the development is proposed from Sandyhurst Lane
at the southwest corner of the site via a new priority junction which would also
include pedestrian access. This access would be located approximately 45
metres east of the Sandyacres Sports and Social club vehicular entrance. A
further pedestrian only access onto Sandyhurst Lane is proposed to the east
adjacent to a new pond to be created on the site. Figure 7 below details the
location of these proposed access points.
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Figure 7: Proposed vehicular access point and pedestrian access points

19.

A drainage pond would be located at the eastern edge of the site, intended to
function as both a SuDS feature and provide ecological enhancements and
visual benefits.

20.

A landscaping scheme is also submitted detailing boundary treatments
consisting of both new planting and retaining existing features.

21.

The layout also proposes a 15 metre buffer intended to reduce any impact on
the adjacent woodland.

22.

74 car parking spaces are proposed as a mixture of open spaces, garages
and car barns comprising of:

23.

o

32 open allocated spaces

o

10 allocated spaces under carports.

o

16 parking spaces within double garages adjacent to their respective
plots.

o

16 visitor parking spaces in the form of lay-bys.

The applicant proposes to replicate the Kentish vernacular in terms of the
traditional design and materials of the dwelling. There would be a mixture of
terraced properties (plots 1-6 & plots 11-13), semi-detached dwellings (plots
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7-10) with the remainder being proposed as detached properties. Materials
are proposed to include new and reclaimed stock brickwork, plain clay tiles
and oak and timber boarding.
24.

Figure 8 below shows the proposed layout of the development.

Figure 8: Proposed Site Layout

25.

The proposal seeks to apply the following design principles:


A design in keeping with the scale and development of the immediate
area.



The creation of new pedestrian connection to Sandyhurst Lane.



Creation of a new pond for the benefit of new residents but also with
some benefits to existing residents.



An outward looking design maximising the setting of the site and taking
advantage of existing and newly created viewpoints.



Spacious gardens providing large amounts of private amenity space for
the new residents.
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26.



The retention and enhancement of existing hedgerows where possible.



No development being proposed within the buffer to the existing
ancient woodland.



The minimisation or elimination of adverse impacts of lighting and light
spillage from the proposed residential development.

Figure 9 shows the proposed design of the dwellings and the proposed street
scene.

Figure 9: Proposed street scenes

27.

In support of the application, the following information has been submitted by
the applicant and is summarised below:

Planning Statement


The applicant has sought informal advice from the Council, This application reducing on the number of dwellings proposed and with an amended layout has taken account of that advice.



The application has been informed by the National Planning Policy
Framework, National Planning Practice Guidance and the Development Plan.



The site is located on the edge of the built up area of Ashford. Bus stops
nearby on Faversham Road provide frequent services to Ashford Town
Centre and Faversham to the north. Footpaths and cycle routes also link the
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site to key employment and retail areas. There are primary and secondary
schools located in close proximity to the site. The site is considered to be
sustainable.


The site is not within a Conservation Area but there are 3 heritage assets
within the vicinity which have been considered.



The site is not within the AONB or any other landscape designations.



The character of the surrounding development is that of urban fringe with a
suburban vernacular.



Ashford Borough Council (ABC) has assessed the site as part of a wider site
within the Ashford SHLAA 2017 study. There appear to be no identified issues
with the site having been both available and suitable for development in a
location that has good access to service. The site has been left for the
Neighbourhood Plan process to determine whether it should be allocated with
the Boughton Aluph, Eastwell and Goat Lees Neighbourhood Plan rather than
allocation within the emerging Ashford Borough Local Plan. The
Neighbourhood Plan is at an early stage of development and since there is no
draft version, no weight can be given to it.



ABC cannot demonstrate a valid 5 year housing land supply. The shortfall is a
material consideration which, having regard to the provisions of paragraph 47
of the NPPF should be afforded significant weight in determining this planning
application. In the context of paragraph 49 of the framework, this land supply
shortfall renders the development plan policies for the supply of housing out of
date and engages the tilted balance as set out in paragraph 14 of the NPPF.



The proposed development would cause no adverse impacts that would
significantly and demonstrably outweigh the considerable economic, social
and environmental benefits. The delivery of 21 new homes, of which a
considerable proportion would be affordable housing, in an area which has a
need must weigh heavily in the planning balance.



The proposal is however considered to be entirely compliant with the policies
of the emerging Ashford Borough Local Plan and all other policies contained
within the Development Plan.



The studies and assessment carried out on the site confirm that there are no
physical or environmental constraints that would prevent the principle of
residential development or require disproportionate development costs to
provide the necessary site infrastructure. The surrounding neighbouring land
uses are suitable for a residential development on the application site. Access
would be secured from Sandyhurst Lane.

Ashford Borough Council - Report of Head of Development Management and Strategic Sites
Planning Committee 18 July 2018

___________________________________________________________________


Having regard to the section 38(6) of the Planning and Compulsory Purchase
Act 2004 and paragraph 14 of the NPPF planning permission should be
granted.

Design and Access Statement


Millwood Designer Homes is an award winning house builder with an
established reputation in the South East with a renowned interpretation of
local vernacular architecture, creating individually designed homes, which
complement and enhance the surrounding environment.



The site offers many opportunities such as: providing Ashford with much
needed new housing supply, increasing connections to public footpaths and
the adjoining road network, a mature landscape framework around the site,
gently sloping topography, adjoining existing housing of mixed architectural
style and density, a mixed pattern of development fronting the main roads and
more intimate cul-de-sac of higher density housing area opposite the site,
existing vehicular and pedestrian access serving the site, which it is possible
to relocate to meet current standards, excellent links to the urban area and its
plethora of local services and facilities and transport connections,
improvements to existing local drainage infrastructure, traffic calming to
Sandyhurst Lane (subject to KCC approval), broadband network
improvements and a new village pond.



It is considered that there are few physical constraints but consideration has
been given to the following issues: setting with a Landscape Character Area &
need to protect the existing landscape framework, whilst aiming to enhance
landscape character of the site with new planting, need to preserve and
protect the ancient woodland, flooding and drainage issues, need to protect
residential amenity of adjoining properties, as well as creating a good
standard of amenity for future residents, preserve and improve the biodiversity
value of the site, create filtered views within the development through to the
adjoining countryside, ecological constraints.



Ecology and biodiversity - the proposal has implemented the suggested
mitigation measures proposed within the Preliminary Ecological Assessment
and provides for significant enhancement by virtue of these measures. The
proposal can therefore demonstrate that the scheme would enhance the
biodiversity of the site.



Flooding/drainage - The proposed development is located within an area of
low probability from flooding, would not increase the risk of flooding elsewhere
as a result of development, and is considered acceptable from a drainage and
foul water sewerage perspective and is therefore consistent with the
requirements of section 10 of the NPPF.
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Trees – None of the trees on or adjacent to the site is the subject of a tree
preservation order (TPO) and they are not located within a conservation area.
To facilitate the development, 8 individual trees will require removal and 1
group will require partial removal. In addition to this, the development will
breach into the RPA of the 1 individual tree and 1 hedge.



An impartial landscape and visual appraisal (LVA) of the proposed
development has been produced on behalf of the applicant. An indicative
development layout was presented by the project architect at an early stage of
the project, so that baseline studies could be undertaken, and potential
landscape and visual effects could be identified. This process allowed the
design to be revisited, so that any mitigation measures recommended by the
landscape architect to avoid, reduce or minimise potential adverse effects
could be incorporated into the final scheme. Where viable these
recommendations have been incorporated into the final development
proposals and are presented on the submitted Illustrative Architectural Site
Plan (BDB).



In terms of architectural layout, scale and massing, the layout has been
designed with the surrounding rural edge character in mind. This relatively low
density development, and the urban design principles underpinning the layout
and architecture, have been developed following pre-application advice.



The siting, design and character of the vehicular and pedestrian entrances
into the site have also been carefully considered, to mitigate potential
landscape and visual impacts. This includes addressing the glimpsed views
into the site gained from Sandyhurst Lane to the south.



The pond and adjacent landscape treatment in the eastern part of the site is
positioned in a depression in the topography alongside Sandyhurst Lane,
where a gap in the vegetation currently allows views into the site.



It is proposed to provide a wide mix of house sizes ranging from two bedroom
to five bedroom. The dwellings would be two storey in height which is
comparable with the surrounding area.



40% affordable housing is proposed. These would be two and 3 bedroom
dwellings.



The design of the dwellings is proposed to be traditional, incorporating design
detailing commonly found in the area. This would include: traditional pitched
roofs (hipped, gables and catslides), punctuated rooflines to create a varied
and interesting townscape, traditional forms and shapes, design articulation in
the form of chimney stacks, entrance door canopies, a variety of individual
house designs contributing to a high quality, attractive residential
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environment, high quality palette of materials including reclaimed stock
brickwork, plain clay tiles, oak and timber boarding.


The houses would be energy efficient and designed to meet the current
Building Regulations.



The dwellings would be constructed from timber frame sourced from managed
forests which provide highly insulated dwellings.



Provision will be made within individual residential curtilages for adequate
general and recyclable waste storage facilities, cycle storage and water butts
for rainwater recycling.



A proportion of reclaimed stock bricks would be used that not only reduce the
CO2 emissions from manufacture but also provide an instantly aged
appearance to the new development.



The soft landscape works would be implemented by a suitably qualified and
experienced landscape contractor during the first planting season following
occupation of the buildings or completion of the development.



A landscape management plan would include the management aims and
objectives for amenity areas, frontages to private dwellings (until the agreed
hand–over to the new owners of the property) site boundary vegetation and
the new pond area. This would ensure the establishment, longevity and
continued thriving of the soft landscape treatment and retained landscape
features within the site.



Car parking is proposed in accordance with the Council’s adopted parking
standards.



The proposed layout has been tracked to ensure that refuse collection is
sensible and within the suggested parameters. Refuse storage areas will be
located within the rear gardens to the properties with collection taking place
on–street to the front.



The Design and Access Statement concludes that the proposals would be
fully acceptable in design and access terms.

Landscape and Visual Appraisal


The site is located within the Wealden Greensand National Character Area
(NCA). Although the proposal may result in an impact or change at a local
scale, the proposal is assessed to be of an insignificant size and scale to have
a notable impact on the Character of the Wealden Greensand NCA.
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It is not considered that the proposals would have a negative impact upon any
of the nearby heritage assets. There are no listed buildings within the site
itself.



The Conservation Area is approximately 700 metres away from the
application site at its closest point.



The topography of the land means that it falls south eastwards.



The closest PROW is located just beyond the western boundary. The North
Downs National Trail is located approximately 13.5 km to the north.



The general pattern of development immediately adjacent to the southeastern and north-eastern boundary of the site is mainly characterised by
single storey detached residential properties along Sandyhurst Lane, with
some houses having converted roofspace. Development to the south and
south-west of the site on Sandyhurst Lane increases to 2 and 2.5 storeys in
height.



There is a small cluster of converted barns adjacent to Lenacre Hall
farmhouse, to the north-east of the site. Opposite this on the eastern side of
Sandyhurst Lane, is a small cul-de-sac called Watsons Close and to the north
of this, is a similarly sized group of 2 storey houses clustered around a
courtyard.



The scheme would be viewed as an extension of the existing built area and
therefore the impact upon the amenity of the prow would not be significant.



The site has a small visual envelope, and the nature of its low lying
topography and coherent vegetation structure along its boundaries and
beyond would, restrict publicly accessible (and private) views of the proposed
development to a small number of locations close to, or in the immediate
vicinity.



The proposed development would not be unattractive, or need to be screened
from view. Proposed mitigation planting would serve to reinforce the effect
already provided by existing vegetation structure in softening and filtering
views.



In terms of private visual amenity, it would affect a small number of properties
along a short section of Sandyhurst Lane to the south. Properties along
Lenacre Street are anticipated to be largely unaffected, as views of the upper
parts of the new development (if gained at all) would be glimpsed only, and
would merge with those already glimpsed along Sandyhurst Lane to the
south.
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The proposed development would not be visible from the Kent Downs AONB,
and would not adversely affect its setting.

Desktop Contaminated Land Report


The site is mapped as being underlain by superficial head deposits over Gault
Formation.



The site is not located within any groundwater protection zones or a flood risk
zone.



The site is in an intermediate probability radon area, however, no protective
measures are reported to be required in the construction of buildings on the
site, in respect of protection from radon gas.



The qualitative contamination risk assessment has identified Low to Moderate
risks from the following potential contaminants on the site:





o

PAH, metal and asbestos associated with fly tipping and made ground
within infilled ponds,

o

Pesticides and herbicides (associated with the current and historical
agricultural use of the site), and

o

Potential for on-site migration of gas from infilled pits and landfill sites
within 325m to 550m of the site.

A geotechnical risk assessment has identified potential substantial risks from
the following:
o

High groundwater table and potential requirement for dewatering.

o

Soil heave and shrinkage associated with cohesive soils, and

o

Potential for naturally occurring selenite crystals within clay to produce
ground that is aggressive to concrete.

Recommendations are provided for an exploratory site investigation, including
geotechnical and laboratory testing of soils and 6 No. fortnightly gas
monitoring visits to assess ground gas risk.

Flood Risk Assessment/Foul and Surface Water Drainage Strategy


The site is undeveloped greenfield land of grazed agricultural fields.
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Reference to the British Geographical Survey map indicates that the site is
underlain by Head (Clay and Silt) Superficial Deposits overlying the
Folkestone Formation 9Sandstone) Sedimentary Bedrock. Soil type in this
area are freely draining slightly acidic loamy soils.



There is a small ditch running along the eastern boundary of the site, classed
as an ordinary watercourse.



The site is not located within a groundwater protection zone.



Surface water is currently intercepted by a combination of natural infiltration,
evaporation, evapotranspiration and by the ditch running along the eastern
site boundary. Surface water enters a 52.5cm diameter culvert located to the
south east of the site within the highway verge. The culvert crosses under
Sandyhurst Lane and outfalls to an ordinary watercourse to the rear of b362
Sandyhurst Lane.



The proposed development would create impermeable areas of 0.35 hectares
of external hardstanding and 0.22 hectares of roof areas.



The NPPF seeks to steer new development towards areas with the lowest
probability of flooding. The site is located within Floodzone 1 which has the
lowest probability of flooding. In accordance with table 3 of the NPPF
Planning Practice Guidance all development is suitable within Floodzone 1.



In line with updated guidance on climate change allowance, the proposals
have taken account potential; increases in rainfall intensities and flood
flows/levels predicted to occur in the future and over the lifetime of the
development.



The site is considered to be low risk in relation to flooding from land (surface
water) and flooding from ground water. In addition, there have been no
recorded incidents of foul flooding in the area.



It is acknowledged by KCC that the culvert has previously flooded but the
reasons for this are unknown. It is considered most likely that this flooding
was as a result of a lack of routine maintenance.



It is proposed that ground floor levels will be set a minimum of 150mm above
external ground levels.



On site surface water drainage design will meet the design standards required
of Approved Document H of the Building Regulations, Ashford Borough
Council’s Sustainable Drainage Supplementary Planning Document and best
practice guidance given in C753 of the SuDS manual 2015.
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In terms of off-site impacts, the proposed development would have no impact
upon flood risk elsewhere.



Flooding as a result of overwhelmed on-site drainage systems during extreme
rainfall events which exceed the drainage design performance criteria is the
only residual risk which could affect the site.



There would be a safe and dry access route to and from the site during a 100
year event.



The development would have a strong focus on SuDS, designed to manage
surface water runoff in a sustainable manner, minimising the impact of the
development on the quantity/quality of runoff and maximise amenity and
biodiversity opportunities. SuDS techniques that are considered to be
appropriate for this development include: Rainwater harvesting, permeable
surfaces, pond, geocellular storage.



Green roofs as a SuDS feature and rainwater harvesting have been
discounted due to the traditional design of the housing proposed and
cost/complexity.

Heritage Statement


There are no designated heritage assets within the site.



There are designated heritage assets within the study area.



The proposals are considered to have a negligible effect on the setting of the
nearby heritage assets.



There are no known non-designated heritage assets within the development
site.



Mapped historic field boundaries, of local significance may survive and below
ground remains.



The site has the potential for, as yet unknown, heritage assets (archaeological
remains) to be present.



Previous disturbance of the site is limited in scale.



Should any archaeological remains be present they may be impacted by the
proposed development if works are undertaken in these areas.
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Preliminary Ecological Assessment


The site does not lie within or adjacent to any statutory designated sites. It is
considered highly unlikely that the development would cause adverse effects
to these areas or the surrounding landscape due to the scale of the
development and the distances involved.



Tile Lodge Wood LWS lies approximately 125 metres west of the site. No
direct impacts are predicted as a result of the proposals, and the existing
connective hedgerow along the northern site boundary is to be retained and
buffered.



The site lies adjacent to a compartment of ancient semi natural woodland and
the site boundary would not come within 15 metres of the ancient woodland,
which is the recommended minimum with Natural England standing advice.



During construction, tree protection fencing would be put in place.



The majority of the habitats on site are common and widespread throughout
the area and the UK as a whole. Development would be restricted to the
species poor grassland which is a habitat of low ecological value. It is
considered that the development of the site would not impact upon the
ecological functionality of the wider landscape and with appropriate
enhancements, there are opportunities to enhance the biodiversity value of
the site through the proposals.



The trees on the site are considered to be of negligible value to roosting bats,
lacking features typically associated with bats such as woodpecker holes or
hanging bark.



Based on the surveys undertaken, foraging and commuting bats are known to
use the site, albeit, common species in low numbers. The loss of short
grassland would be of a negligible impact to foraging and commuting bats.
However, a sensitive lighting scheme is to be incorporated into the design.
Enhancements for bats such as bat boxes are recommended.



No evidence of badgers was found on the site. A recently excavated mammal
hole was identified but considered to be of insufficient size and atypical
shape. As a precautionary measure, it is recommended that the hole is
monitored and an updated badger survey undertaken prior to the
commencement of any works. Precautionary methods of work are
recommended to take account of badgers during construction work.
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The site is known to contain a population of grass snakes and slow worms.
The grassland on the site is currently of negligible value to reptiles. It is
recommended that the current management regime is maintained.



Nesting birds may use the trees and scrub on the site. It is recommended that
clearance work be undertaken outside of the breeding bird season (MarchSeptember inclusive) or immediately after a nesting bird check by a suitable
qualified ecologist.



The site is not considered to be constrained by other protected species such
as a great crested newt, dormice, otters and water voles. Therefore no further
surveys are required for these species.



The proposals include a range of habitat creation measures aimed at
improving the ecological value of the site post development. Enhancements
include the incorporation of a SuDS pond, native tree planting and a new
native hedgerow along the western site boundary.

Statement of Community Involvement


The consultation strategy sought to involve a wide range of interested parties.
Including the following target groups: local residents, Councillors, members of
the Parish Council, neighbourhood planning representatives, statutory
stakeholders and other interested parties.



On the 24th July 2017 stakeholder, neighbours and interested parties were
invited to attend a public exhibition at the Sandyacres Sports and Social Club
to give feedback on the proposed development at Lenacre Hall Farm. On the
25th July local Councillors were also invited to attend. A total of 449
invitations were sent out with a further 53 sent to Councillors.



Those who attended the exhibition (a total of 71 people), were invited to
provide written feedback. 34 of the attendees provided feedback.



Exhibition boards were also available to view online with people being able to
submit comments. 8 additional responses were received online and another 4
via email.



The public consultation raised a number of points which the project team have
taken into account. The main concerns are summarised as follows:
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o

Respondents were generally positive about the scheme with a majority
agreeing that they would like to see a high quality housing
development in this part of Ashford.

o

The majority of respondents also agreed with the proposed quantity of
housing, the housing mix, size and type. As well as this, a majority of
the respondents supported the proposed layout (including the location
of the housing and amount of open space) which the development
proposes.

o

A residential use would be more favoured and considered more
appropriate for this site, rather than commercial/retail/employment
uses.

o

Many positive comments were received about the overall design of the
proposals, the proposed open space, the retention of the
woodland/trees and the retention/provision of cycle and public
footpaths.

o

The key concerns raised over the development on site were to do with
the potential increase in traffic, the protection of the ecology on site,
how drainage of the site will be dealt with, residential amenity concerns
and concerns raised over the proposed access.

The proposal has been amended where possible and appropriate to take
account of the feedback received.

Transport Statement


The site would be accessed via a new priority junction onto Sandyhurst Lane.



The proposed development site is located within acceptable walking distance
of several local facilities. Larger retail facilities and services can be accessed
by cycling or public transport.



The local public transport network is easily accessible from the site, with bus
stops located within 500m of the proposed site access. Bus services from
these stops provide access to Ashford Town Centre, local schools, and the
local rail stations. The development would therefore be well served by local
facilities.



As agreed with Kent County Council during pre-application discussions, the
available visibility splays at the proposed site entrance meet the minimum
requirements. The access roads within the development have been designed
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to accommodate the standard Kent County Council refuse vehicle, fire
appliance and pantechnicon.


The site access junction has been assessed using PICADY and would
operate at a fraction of its capacity during the AM and PM peak hours. During
the busiest time segments, the access junction would operate at a predicted
maximum level of 2% of its capacity. The junction would therefore have
minimal impact on the capacity of Sandyhurst Lane.



The proposal has been designed in accordance with the Council’s Residential
Parking and Design Guidance SPD.



A 7-day Automatic Traffic Count survey has been undertaken on Sandyhurst
Lane to establish existing traffic flows. To assess the potential impact of
development traffic on the local highway network, TRICS analysis has been
undertaken to predict the number of trips generated by the development
during the AM and PM peak hours.



An assessment of Personal Injury and Accident has been completed based
on data from Kent County Council. Analysis of the results has shown that
there is no underlying problem with the street geometry which could be
exacerbated by an increase in traffic flows.



The proposed development would not have a significant impact upon the local
highway network.

Arboricultural Impact Assessment and Method Statement


There are no trees within the application site that are subject to Tree
Preservation Orders. The site is not located within a Conservation Area.



8 trees are proposed to be removed (T93 - Goat Willow, T94 - Ash, T95 Hawthorn, T103 & T104 - Ash, T105 - Apple and T108 - Field Maple).



1 group of trees are proposed to be partially removed (G92).



The development would breach the root protection area of 1 tree and 1 hedge
as a result of the construction of access and parking areas (T18 and H110).



Tree T98 would require crown lifting to a minimum of 3 metres to allow
visibility when entering and exiting the site.



The report contains a method statement and recommends that this
methodology is observed by site personnel to ensure the adequate protection
of existing trees.

Ashford Borough Council - Report of Head of Development Management and Strategic Sites
Planning Committee 18 July 2018

___________________________________________________________________
Utilities Statement


The sewerage undertaker for the area is Southern Water Services Ltd.



The records indicate a 150mm diameter foul sewer within the applicant’s site,
running south eastwards immediately to the rear of the gardens of the houses
on Lenacre Street.



Other foul sewers are shown on the records but these cannot be accessed
from the site without crossing third party land.



There are surface water sewers shown on the records, but they are not
accessible without crossing third party land.



There are two potential points of connection for a foul sewer.



Surface water drainage – There are ditches and a pond shown on the existing
site suggesting that the site is impermeable meaning soakaways are unlikely
to be effective. There are no suitable surface water sewers accessible in the
vicinity of the site, so a positive drainage solution is unlikely to be possible. It
is likely therefore that on-site storage would be required, with a controlled
discharge to the existing green-field runoff.



The water supplier is South East Water.



There is a 500mm diameter ductile iron water main on the northern side of
Sandyhurst Lane, crossing to the southern side outside of no. 362. This is
assumed to be a trunk main at high pressure. There is a further main on the
southern side of Sandyhurst lane. This supplies Watsons Close and is
assumed to be a smaller diameter pipe and lower pressure.



There is a further cast iron main in Lenacre Street.



It is unlikely that the 500mm diameter main would be available to serve the
site, but depending on available capacity, the other main in Sandyhurst Lane
could provide a point of connection.



At the southern end of the site, the 500mm diameter main appears to be in
the verge and therefore may require lowering to accommodate the proposed
new site entrance.



The gas distribution network operator for the area is SGN. SGN’s records
indicate that there is a 90mm diameter polyethylene gas main on the northern
side of Sandyhurst Lane. The location varies from the verge to the highway
but at the location of the proposed accesses to the development, it is in the
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verge. There is a 63mm diameter polyethylene main in the verge on the south
side of Lenacre Street.


It is assumed that the point of connection would be given to the main in
Sandyhurst Lane. However, the main is only 90mm diameter and does appear
to serve a significant number of properties, so it is possible that off-site
reinforcement may be required.



The electricity network operator (DNO) for the area is UK Power Networks
(UKPN). UKPN’s records indicate: a substation to the west of the site in the
sports centre land - this appears to be part of a HV loop, and provides a
connection to a pole mounted transformer (PMT), an HV overhead cable, a
HV cable in the verge to the north side of Sandyhurst Lane, an LV cable on
the south side of Sandyhurst Lane, at the western end of the site, a LV cable
in the front gardens of Lenacre Street.



There is a minor chance that the site could be fed from the LV network and
points of connection may be available in two locations, where the proposed
access road enters the site. It is however more likely that a substation on the
HV network will be required to serve the site. It may be possible to
amalgamate this with the diversion of the overhead cables and PMT.



Unless the overhead HV cable across the site can be accommodated within
the layout and remains entirely within open space, it would have to be
diverted. It would be sensible to divert it underground. In this instance a new
substation would be required and a combination with the replacement of the
PMT would probably be the most economical solution. A possible location
would be close to pole 738328.



The HV cable crossing the access would also have to be lowered.



The telecoms operator for the area is Openreach BT. Their records indicate
underground cables in the southern footway of Sandyhurst Lane at the
eastern end of the applicants land. There are underground cables in the north
verge at the western end of the applicants land. There are also various pole
mounted overhead BT cables on both sides of Sandyhurst Lane serving
various individual properties.

Planning History
Planning history relevant to this site is detailed below:
17/00005/EIA – Environmental Impact Screening Opinion for residential
development at Lenacre Hall Farm for up to 99 dwellings.
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A decision was issued confirming that an Environmental Impact Assessment was not
required.
17/01613/AS – Hybrid application for up to 89 new residential dwellings consisting of
a full planning application for the development of 21 new residential dwellings,
access, drainage and landscaping to the south of the site and outline planning
application with all matters reserved except for access for the development of up to
68 new dwellings with associated access, landscaping, open space and community
orchard at the land to the north and west of Lenacre Hall Farm, Sandyhurst Lane,
Ashford.
This application is being held in abeyance and has yet to be determined.

Consultations
Ward Member: The Ward Member, Cllr Michael is not a member of the Planning
Committee. He has objected to the application and his comments are detailed below:


The applicant now has two planning applications before ABC. Submission
17/001613/AS is a hybrid application for 89 homes and seeking detailed
planning consent for 21 homes. This submission seeks detailed planning
consent for 21 homes. It is clear the intention is to develop the land beyond 21
homes and while it might be argued each application should be considered on
its own merits this cannot be the case here otherwise it is tantamount to
deceiving people as to the true intention.

[HoDM&SS comment: This application is for 21 dwellings and must be considered
as such. Should planning permission be granted for this development it does not
guarantee that the applicant’s other scheme – application 17/01613/AS - would also
be approved as this is yet to be considered by the Planning Committee. The
application has to be considered on its own merits]


The site is not in the submission Local Plan. The site was rejected by ABC
following the call for sites as it is not suited to sustainable development and
the site has bio diversity and landscape value.
[HoDM&SS comment: The site was not considered within the Local Plan call
for sites because a neighbourhood plan is proposed. Sites were not allocated
in this area for this reason.]



Speculative development such as this cannot satisfactorily address
infrastructure needs as they are incoherent and place unacceptable pressures
on local roads and vital local amenities such as schooling. They do not reflect
the vision and aspirations of local communities to have real sustainable
developments that take due regard for landscape and setting.
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NPPF places a priority to develop brownfield land, lower grade land, and land
that has no discernible value, before seeking to develop land of more value.
The Ashford Local Plan by rejecting this site is in full accordance with the
NPPF and fully satisfies Ashford’s Objectively Assessed Housing need.



National Planning Policy looks to conserving and enhancing the natural
environment and that planning should seek to protect and enhance valued
landscapes, geological conservation interest and soils; recognise the wider
benefits of ecosystem services; minimise impacts on biodiversity and provide
net gains in biodiversity where possible contributing to the Government’s
commitment to halt the overall decline in biodiversity, including by establishing
coherent ecological networks that are more resilient to current and future
pressures. This site and the surrounding landscape is exactly what
Government Policy refers to. The rural north side of Sandyhurst Lane is a
valued biodiverse landscape that forms an integral part of the wider ecological
networks. Development of the land for housing will severely impact this
network.



Planning Policy places great importance on protection for ecological networks
and to halt their decline. The Government is committed to increasing not
decreasing the area of important wildlife habitats through the UK Biodiversity
Action Plan (UK BAP).



The land is to the north of Sandyhurst Lane and is green-field. It is a
distinctive and established boundary between the Rural and Urban
settlements of Boughton Aluph and Eastwell. Development here would be an
encroachment of the urban settlement into the distinctive rural countryside
and will bring development pressure on other large areas of land to the north
of Sandyhurst Lane and the Faversham Road.



Land to the north of Sandyhurst Lane is a distinctive and important local
landscape and its very character softens the urban / rural edge, making it a
tranquil and pleasant place to enjoy the great outdoors for those that live in
Sandyhurst Lane and for those that visit to enjoy the walks through the
network of public footpaths and streams. Land to the north is what gives
Sandyhurst Lane a sense of place, an important planning consideration. Local
Plans are key to delivering sustainable developments and are essential to
avoiding random developments as by nature they are unsustainable.



The site is not close to a bus route or shops. It is outside the local primary
school catchment area and the school is oversubscribed with no capability for
expansion. The Ashford Local Plan has been careful with chosen sites and
their location so that developments are more able to fund public transport and
shops, and provide schools to support; and it is a key consideration of plan

Ashford Borough Council - Report of Head of Development Management and Strategic Sites
Planning Committee 18 July 2018

___________________________________________________________________
making to ensure the Ashford Local Plan development strategy chooses sites
that are sustainable in every sense of the meaning.


The Lenacre Farm proposal is an opportunist development that is wholly
unsustainable. Sandyhurst Lane is part of a road network that can be severely
stressed during peak times. And while traffic will always be an issue, this area
north of Ashford must be sensitive to the restrictions of the local road network,
their limits, and their inability to expand. Development here will have an
unacceptable impact on residents’ enjoyment of their homes and the place
they live. Ashford Development Plan has chosen sites with the least impact on
the local road networks, that are able to expand, and S106 monies are fully
able to fund. Large scale development of this nature would not be in keeping
with the current linear form of development in Sandyhurst Lane, and would
severely impact upon its rural landscape value and the character setting. The
site is visible from the wider landscape. This part of Sandyhurst Lane is in a
rural setting and is surrounded by fields. For residents, this setting would be
negatively impacted by development because of the harmful effect to the
landscape character.



The site is in close proximity of another local Wildlife site and is an integral
and important part of the wider ecological network within this region. The site
itself is known for its wildlife. Homes bring with it domesticated animals that
are known to seriously affect wildlife habitats, and this impact from housing
cannot be eliminated, and so close, adjoining wildlife areas will be devastated.



Development is contrary to what is stated by Ashford Landscape SPD, Policy
TRS17. Development in rural areas shall be designed in a way which protects
and enhances the particular landscape area within which it is located and
where relevant any adjacent landscape area. The proposed development will
entirely obliterate the landscape and severely affect the adjacent landscape
area. Policy context 2.3 states: The Government also acknowledges that
there are landscape areas outside the nationally designated areas that are
particularly highly valued locally and a local approach to their protection could
be acceptable. It states that tools such as Landscape Character Assessments
(LCA) can provide sufficient protection for these areas without having to label
areas with rigid designations, which may be unduly restrictive. It suggests that
criteria-based policies in Local Development Documents could therefore be
an acceptable approach that provides sufficient protection (PPS7, paragraphs
24-26). Ashford Borough Council has decided on a criteria-based approach
based on an LCA to protect the areas of local landscape importance within its
boundary. Land north of Sandyhurst Lane which includes the proposed
development site is just such an area and indeed Ashford Borough Council
purchased the adjoining Sandyacres sports ground some years ago for the
very reason to protect the landscape area from potential development. Policy
context 3.2 states: Landscape is therefore about people and places, a
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landscape's uniqueness contributes to society, the economy, the
environmental value of the area and a person’s perceptions. For example, an
area can play an important role in people’s lives, contributing to a sense of
identity and well-being, or it may be home for a particular type of habitat or
species. Land north of Sandyhurst Lane which includes this proposed
development site is just such a landscape area.
Westwell Parish Council – Object. Comments summerised as follows;


The 40% affordable housing proposed is in conformity with HOU1 for the rural
parts of the borough, but there is no confirmation whether all or some of these
are specialist or lifetime homes.



The application is presented as the first stage of a larger hybrid scheme to
which the Parish Council has already objected under application
17/01613/AS.



It is not windfall development nor is it an allocated site in the submitted Local
Plan.



The development would add to congestion and traffic problems along a lane
that already has on-street parking for existing properties and it has “rat run”
traffic between the A251 and the A20, to avoid Trinity Road: a habit that is
likely to increase as the strategic site S20 ( Eureka) is developed . No road
improvements are proposed.



The development would be on agricultural land immediately next to a
woodland to the north east and a recreation hub to the south west. It would be
an incursion into an agricultural and wildlife area, significantly increasing the
recreational pressures and inhibiting countryside access and amenity for the
residents of Goat Lees and Sandyhurst Lane for whom Sandyhurst Lane is a
vital rural access gateway from the urban area of Ashford to the rural part of
borough.



The proposed lighting would create an urban character in a dark skies area
that is rural in character.



There is an absence of mains sewerage.



The site is in the setting of the AONB.



As the hybrid application is not supported by a site policy in the submission
local plan this application cannot be phase 1 of policy that does not exist. This
application should not be permitted with this much policy conflict and rural
incursion without any clear rationale as a windfall application.
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[HoDM&SS comment: This application is a different to the hybrid scheme. The
application must be considered on its own merits. Application 17/01613/AS is not
being considered at this time]
Boughton Aluph Parish Council – Object. Comments are summarised below:


The development would not be in accordance with the Local Plan.



The development would conflict with the emerging Neighbourhood Plan and
the views of parish residents evidenced by a household survey held in 2016.



Any built development on this site will breach the established boundary
between built and rural areas. It is a green-field site beyond the confines of
the settlement;



Encroachment into a valued and sensitive landscape resulting in visual harm.



The proposed development is poorly placed and unsustainable in relation to
local amenities and services;



Congestion in the local road network would result if the development was
allowed.

Kent County Council Highways and Transportation – No objection following
receipt of amended plans seeking to address concerns previously raised. Comments
summarised below:


Initial objections have now been overcome by the provision of increased
visitor parking provision, the reduction in the width of the access to prevent
any obstructive parking, the provision of soft landscaping to help prevent any
obstructive car parking within the site and the provision of rear access gates
to all terraced properties.



Suggest planning conditions relating to a construction management plan, the
retention of parking spaces, provision of cycle parking facilities, visibility
splays, and surfacing.

Kent Police – No objection. Recommends that the applicant meets with Kent Police
to discuss crime prevention.
Environmental Health Manager – No objection subject to conditions
Kent County Council (Lead Local Flood Authority) – No objection subject to
conditions. Comments as follows:
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The proposed drainage scheme including the use of permeable paving,
geocellular storage, a pond with an outfall to a ditch is feasible and would
manage the surface water from the site.



The proposed development is likely situated on a boundary between
sandstone and less permeable Gault clay bedrock. The exact position of the
boundary is not known and therefore we would recommend that ground
investigations are carried out during the detailed design stage to identify if
infiltration could be an option. If infiltration is viable then a change in the
detailing of the permeable paving and the pond to allow infiltration is
recommended.



Under the current proposal the pond outfall enters into the ditch that is outside
the redline boundary of the site. The ditch however still falls under the riparian
responsibility of this site. Therefore, as part of the responsibility we
recommend improving and maintaining these ditches to reduce the risk of
flooding at the site boundary.

Ashford Borough Council Project Office (Drainage) - No objections. Commenting
that the principles of the surface water management scheme proposed by the
applicant within the Flood Risk Assessment & Drainage Strategy (by BDR Civil &
Structural Engineering Consultants dated February 2018) are considered
acceptable. Conditions are recommended in line with those recommended by KCC.
Kent County Council Ecology – No objection subject to conditions. Comments
summarised below;


In relation to the ecological information submitted in support of this planning
application, sufficient information has been provided. If planning permission is
granted, a condition should secure the implementation of ecological
enhancements.



The application provides opportunities to incorporate features into the design
which are beneficial to wildlife, such as native species planting, the installation
of bat/bird nest boxes, and the management of the on-site SUDS pond.
Measures to enhance biodiversity should be secured as a condition of any
planning permission.

Kent Wildlife Trust – Object. Comment as follows;


In relation to the consideration of protected species – no issues and
welcomes the proposed enhancement of site boundary habitats, the
installation of a SuDS corridor and the creation of a landscaped buffer to the
adjoining ancient woodland
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No explanation of how green infrastructure incorporated in private house plots
is to be maintained, monitored and (if necessary) remedied.



There is no mitigation for the additional recreational pressure (and domestic
animal predation) on the Ancient Woodland blocks and to the Local Wildlife
Site.



The established footpath network to the west of the application boundary
provides a direct route between the application site and Tile Lodge Wood.

Southern Water – No objection.
Kent County Council (Education) – No objection. Requests contributions towards
primary and secondary education along with library contributions, social care, youth
services and community learning.
Ashford Borough Council (Street Scene and Open Spaces) – No objection.
Requests contributions through S.106 agreement.
ABC Housing – No objection subject to the provision of 40% affordable housing
(social rented/shared ownership).
Environment Agency – No comments.
197 neighbours consulted, 113 letters of objection received and 2 letters of support.
Comments are summarised below.
Objection comments:


The land is not zoned and there is universal objection from local residents and
the Parish Council.



21 houses is better than 89 but all residents know that if this is unopposed the
next phase will surely follow.



The crossing point is located on a blindspot.



The developers put in a larger application then a smaller one to appease
residents.



There is no need for extra housing.



The site is not allocated.
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The utilities statement suggests that the development could connect to the
main sewer but this is questioned.



The proposal does not address flooding problems.



The road is unlit and the site is on a bend. The proposal would be harmful to
highway safety.



It is disappointing that officers have given informal advice/support/approval.

[HoDM&SS comment: The NNPF states that in terms of pre- application advice
“early engagement has significant potential to improve the efficiency and
effectiveness of the planning application system for all parties. Good quality preapplication discussion enables better coordination between public and private
resources and improved outcomes for the community”. At the pre-application stage
officers will only ever provide advice and give an officer level view on any application
that might come forward. This is the case.]


There are homes already proposed at Eureka Park and more at Kennington
and Hothfield.



The emerging Local Plan provides for more than enough housing to meet the
requirements.



Local infrastructure and services are already stretched.



Sandyhurst Lane is already very busy with traffic.



The rural boundary should be retained.



The development would result in noise and light pollution.



The development would not directly benefit any of the local residents.



Trees will be removed and habitats lost.



There would be additional traffic as a result of the development.



Surface water runoff and drainage is a concern.



This application is a ploy for a larger scheme.



This is an AONB.
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[HoDM&SS comment: The site is not located within the AONB which is some
distance away]


The Local Plan has always indicated that this land forms the natural boundary
between the urban sprawl and the countryside. To grant planning permission
would be in breach of this agreement by ABC.



The rural nature of the landscape would be harmed.



A letter to residents by the developer inviting them to an exhibition is not a
consultation and the interpretation of the feedback is misleading.



The road would have limited visibility.



The additional traffic would result in pollution. The development would
negatively impact the woodland.



Wildlife would be impacted.



More hard surfacing would generate more surface water runoff and flooding.



Leave a legacy of countryside and farm land not of greed and concrete
jungles. If this goes ahead there is going to be many more applications
appearing for many more acres to be ruined in this area.



Houses are not more important than farmland.



The site is remote from bus stops.



The development would ruin the tranquillity of the rural lane and footpaths.



Development should be located on brownfield sites of which there are plenty
available.



The Local government boundary Commission stated in June 2017 area west
of Sandyhurst Lane was more of rural than of urban nature.



Hedgehogs hibernate on the land.



Infrastructure is not there to support the development.



Sandyhurst Lane is a rat run.



The surrounding roads already suffer with frequent heavy traffic.
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The proposal is too dense for the area.



The pond will attract mosquitos, rates and snakes.



There will be at least 2 cars per household and an additional 21 children if you
count one per household. The schools will not be able to take them.



The proposal would be harmful to the visual amenity of the street scene.



The field is currently occupied by horses and residents like to stop and pat
them. This will be lost.



During operation stack traffic is stationary along the lane.



The William Harvey Hospital cannot cope currently.



The development would create yet another housing development.



There should be no development here.



The development would be another street where all the houses look the
same.



The surrounding roads are already potholed and congested.



There is an established convention that Sandyhurst Lane is the urban
boundary and there would be no development beyond it.



The development would result in a loss of amenity for the residents of
Watsons Close.



There are many older people living in the area.



The land is farming land and should be used for such a use.



ABC has already identified other green-field sites.



The designs, however tasteful are not in keeping.



A lane is not meant for large amounts of traffic.



The development would be dangerous for pedestrians and cyclists due to
increases in traffic.



Views of the countryside would be lost.
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There should be no more building here.



Allocations should be left to the neighbourhood plan.



This is the wrong location for development.



This is about profit rather than suitability.



The development would not comply with planning policy.



This is a trick from the builders who are now proposing 21 homes.



Residents comments in relation to the developers other planning application
are still valid.



The neighbourhood plan survey was carried out in 2016. 75% of respondents
felt that the site was unsuitable for development.



The application is premature as it comes before the neighbourhood plan.



The development would make it unsafe to cross the road.



House prices would be affected.



Not enough parking is proposed.

Support comments:


Most objections are "not in my back yard".



The houses suggested, spacing and landscaping are high quality.



There is no border, as houses exist on both sides of Sandyhurst Lane and
Lenacre.



There is a desperate need of additional housing and this would be a pleasant
development.

Sandyhurst Lane Residents’ Association – Object. Comments summarised below:


Sandyhurst Lane is a winding, narrow and mainly unlit.



Access to all public transport is either from Faversham Road (Canterbury and
Ashford) or Potters Corner (Maidstone and Ashford), the latter along the unlit
part of the Lane with no footpath.
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The Lane is a route for through traffic and suffers congestion. Planned
development will make this worse.



The proposed development of 21 dwellings would represent a 7% increase in
the total number of dwellings in Sandyhurst Lane and its immediate side
roads. The Application provides for 65 parking spaces implying a further
increase of up to 60+ cars using the Lane and commensurate increase in
pedestrian and cycle traffic.



The Applicant’s Transport Statement, which accompanies the planning
application, claims (para 8.11) that this development will increase peak hour
traffic by only 4% to 5%. This contradicts the statement in application
17/01613/AS that the same 21 dwellings will increase peak hour traffic by 7%
to 8%. Given that 21 dwelling represents an increase of 7% in the number of
dwellings in the area, this suggests that the original figure is more likely to be
correct and that the revised lower figure is not justified.

[HoDM&SS comment: Application 17/01613/AS is not for consideration under this
application]


Should this application be approved, it will open up the prospect of the full
development of the site with 89 dwellings, which the applicant admits would
increase peak hour traffic by 24% to 26%. This is a totally unacceptable and
unsustainable increase on top of the already excessive traffic congestion and
delays.



During the construction phase, all site traffic - materials and operatives - will
need use of the Lane, for access, queueing and parking, adding not only to
peak time congestion but also significantly increasing commercial vehicle
movements throughout the working day.



In the SLRA survey of residents in the local area, 100% of respondents
agreed that Sandyhurst Lane is not suitable for the increase in vehicular traffic
which would result from the proposed development.



The SLRA opposes this development on the grounds that it “would generate
levels and types of traffic movements, including heavy goods vehicle traffic,
beyond that which the rural roads could reasonably accommodate in terms of
capacity and road safety” on Sandyhurst Lane and at its access junctions,
contrary to Policy TRA7 The Road Network & Development in the Draft Local
Plan.



The SLRA opposes this development as, during the construction phase, the
proposed development site is, de facto, a new employment site which should
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not be permitted since it fails to demonstrate how it will meet the requirements
of paragraphs
c. there would be no significant impact on the amenities of any neighbouring
residential occupiers; and,
d. it can be demonstrated that the development will not generate a type or
amount of traffic that would be inappropriate to the rural road network that
serves it.
Of Policy EMP5 New employment premises in the countryside in the Draft
Local Plan.


It has long been recognised that Sandyhurst Lane/Lenacre Street provides
the urban/rural boundary on the northern side of Ashford. If permitted, this
development would be on the rural side of this boundary.



This boundary has recently been implicitly confirmed in Policy S20 of the Draft
Ashford Local Plan 2030 and explicitly by the Local Government Boundary
Commission for England (LGBCE), in their review of electoral arrangements
for Ashford Borough Council, 2017, which states: “We received a number of
submissions suggesting that Sandyhurst Lane be included wholly in the
Downs West ward. We have therefore made a small modification to the ward
boundary between Downs West and Goat Lees to include the entirety of
Sandyhurst Lane, Lenacre Street and Eastwell Grange in Downs West.” “The
submissions we received strongly opposed the inclusion of part of Sandyhurst
Lane, Lenacre Street and Eastwell Grange in the Goat Lees ward and cited
good local evidence that supported its inclusion in a ward of a more rural than
urban nature. We have therefore amended the boundary between Goat Lees
and Downs West to include the whole of Sandyhurst Lane within the Downs
West (rural) ward.”



In the SLRA survey of residents in the local area, 99% of respondents were
opposed to any large scale developments on the north (rural) side of this
boundary. In a wider 2016 survey of Boughton Aluph & Eastwell residents for
the Neighbourhood Plan, 91% of 482 respondents considered it was
‘important’ or ‘very important’ to maintain this urban/rural boundary.



The SLRA opposes this development on the basis that it is contrary to both
the spirit and intention of the GADF and the more recent LGBCE
recommendation and violates the recognised urban/rural boundary north of
Ashford. The SLRA opposes this development on the basis that it fails to
comply with both the objectives and criteria for large development set out in
paragraphs
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a. To focus development at accessible and sustainable locations which utilise
existing infrastructure, facilities and services wherever possible and makes
best use of suitable brownfield opportunities and
b. To protect and enhance the Borough’s historic and natural environment
including its built heritage and biodiversity of Policy SP1 Strategic Objectives
in the Draft Local Plan.


SLRA is the only organisation that represents the views of all the residents of
Sandyhurst lane. The views of the SLRA were not sought by the applicant. A
previous survey showed that 75% of respondents felt that the site was not
suitable for development.



The ancient woodland is small and therefore vulnerable. The proposals
contravene the standing advice of Natural England.



The pedestrian link to Sandyhurst lane proposed next to the “village pond”
exits onto a dangerous bend in the road. In order to accommodate this exit
extensive visibility splays have been proposed. These include cutting the
under storey of a part of the ancient woodland that verges onto Sandyhurst
lane and pruning overhanging branches, as well as cutting back suitable
hedgerow screening. This would be a major cause for concern under Natural
England Standing Advice. Given the size of the proposed development this
footpath exit should be scrapped, to minimise unnecessary hedgerow damage
and damage to the ancient woodland.



Connectivity between LHF wood and TLW has been ignored in this
application. The previous hybrid application proposed increasing the
connectivity between the two woodlands by planting an ecological corridor. No
additional planting is proposed between the woodlands. This means that the
connectivity between the two woodlands would be adversely affected (see
later comments on bats)



The light pollution from homes, street lighting and additional cars, even given
sensitive street lighting schemes, will have an adverse effect on the woodland
wildlife. Sandyhurst lane has one set of subdued street lights. This is
essentially a dark area and even 21 homes will have a major impact.



This is clearly changing in the landscape of the area from its rural nature,
increasing disturbance to wildlife from additional traffic and visitors and
reducing the amount of semi-natural habitats next to ancient woodland. The
construction phase has the potential to cause a major impact on the wood
increasing dust and pollution and changing the water table or drainage of
woodland.
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This development is likely to affect bat foraging and commuting habitat and
may affect roosts in the ancient woodlands.



Wildlife survey questionnaires of residents living close to LHF carried out last
year indicate a number of properties have ponds, with all but a few reporting
newts present. These ponds need to be surveyed as they are within the 500m
zone to establish presence or absence of great crested newts.



The soil is of a good quality not inferior as the LCA suggest.



The visual impact will be harmful. Houses would be seen above the tree line.
The rural setting will be lost.



The development is unsustainable.



The layout, design and density would be out of character with the area.
Design would be unsympathetic. There are issues with the layout that should
be resolved. It is not clear if street lighting is proposed.



Concerns about noise generate by the development.



Flood risk concerns.



Concerns about the ability of local infrastructure to cope with the increase in
dwellings in the area.



The capacity of the local broadband network is a concern.



The application flies in the face of the democratic process. It is not supported
by planning policy and there is no need for the housing proposed.

Planning Policy
28.

The Development Plan comprises the saved policies in the adopted Ashford
Borough Local Plan 2000, the adopted LDF Core Strategy 2008, the adopted
Ashford Town Centre Action Area Plan 2010, the Tenterden & Rural Sites
DPD 2010, the Urban Sites and Infrastructure DPD 2012, the Chilmington
Green AAP 2013, the Wye Neighbourhood Plan 2015-30 and the Pluckley
Neighbourhood Plan 2016-30. The new Ashford Local Plan to 2030 has now
completed its examination hearing sessions and the Council has received
post-hearings advice from the Local Plan Inspectors; as a result such its
policies should now be afforded weight.

29.

The relevant policies from the Development Plan relating to this application
are as follows:-
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Ashford Borough Local Plan 2000
GP12

Protecting the Countryside and Managing Change

EN10

Development on the edge of existing settlements

EN27

Landscape Conservation

EN30

Nature Conservation Sites

EN31

Important Habitats

EN32

Important trees and woodland

LE5

Equipped Public Open Space

LE6

Off-site provision of Public Open Space

LE7

Play Facilities

LE8

Leisure Facilities

LE9

Maintenance of Open Spaces

CF6

Standard of Construction

CF21

School requirements for new housing development

Local Development Framework Core Strategy 2008
CS1

Guiding principles to development

CS2

The Borough wide strategy

CS4

Ashford Urban Area

CS8

Infrastructure Contributions

CS9

Design quality

CS10

Sustainable Design & Construction

CS11

Biodiversity and Geological Construction

CS12

Affordable Housing

CS13

Range of Dwelling Types and Sizes

CS15

Transport

CS18

Meeting the Community’s needs

CS18a

Strategic Recreational Open Space

CS20

Sustainable Drainage
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Tenterden & Rural Sites DPD 2010
TRS17

Landscape Character and Design

TRS18

Important Rural Features

TRS19

Infrastructure provision to serve the needs of new developments

Urban Sites and Infrastructure DPD 2012
U0 – Presumption in favour of sustainable development
U23 – Landscape character and design
U24 – Infrastructure provision to serve the needs of new development
30.

The following are also material considerations to the determination of this
application:Ashford Local Plan to 2030 (Submission Version December 2017)
SP1

Strategic Objectives

SP2

The Strategic Approach to Housing Delivery

SP6

Promoting High Quality Design

HOU3a

Residential windfall development within settlements

HOU5

Residential windfall development in the countryside

HOU12

Residential space standards internal

HOU14

Accessibility Standards

HOU15

Private external open space

HOU18

Providing a Range and Mix of Dwelling Types and Sizes

EMP6

Promotion of Fibre to the Premises (FTTP)

TRA3a

Parking Standards for Residential Development

TRA5

Pedestrians
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TRA6

Cycling

TRA8

Travel Plans, Assessments and Statements

ENV1

Biodiversity

ENV3a

Landscape Character and Design

ENV4

Light Pollution and Promoting Dark Skies

ENV5

Protecting important rural features

ENV7

Water Efficiency

ENV8

Water Quality, Supply and Treatment

ENV9

Sustainable Drainage

ENV13

Conservation and Enhancement of Heritage Assets

COM1

Meeting the Communities Needs

COM2

Recreation, Sport, Play and Open Spaces

IMP1

Infrastructure Provision

IMP4

Governance of space/facilities

Supplementary Planning Guidance/Documents
Affordable Housing SPD 2009
Residential Parking and Design Guidance SPD 2010
Sustainable Drainage SPD 2010
Landscape Character SPD 2011
Residential Space and Layout SPD 2011 – external space standards only
Public Green Spaces & Water Environment SPD 2012
Dark Skies SPD 2014

Ashford Borough Council - Report of Head of Development Management and Strategic Sites
Planning Committee 18 July 2018

___________________________________________________________________
Village Design Statements
Boughton Aluph and Eastwell Village Design Statement
Informal Design Guidance
Informal Design Guidance Note 1 (2014): Residential layouts & wheeled bins
Informal Design Guidance Note 2 (2014): Screening containers at home
Informal Design Guidance Note 3 (2014): Moving wheeled-bins through
covered parking facilities to the collection point
Government Advice
National Planning Policy Framework (NPFF) 2012
31.

Members should note that the determination must be made in accordance
with the Development Plan unless material considerations indicate otherwise.
A significant material consideration is the National Planning Policy Framework
(NPPF). The NPPF says that weight should be given to relevant existing
Development Plan policies according to their degree of consistency with the
NPPF.

32.

Paragraph 216 states in relation to the stages of preparing a Local Plan that:
“From the day of publication, decision-takers may also give weight to relevant
policies in emerging plans according to:

33.



the stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);



the extent to which there are unresolved objections to relevant policies
(the less significant the unresolved objections, the greater the weight that
may be given); and



the degree of consistency of the relevant policies in the emerging plan to
the policies in this Framework (the closer the policies in the emerging plan
to the policies in the Framework, the greater the weight that may be
given).”

The following sections of the NPPF are relevant to this application:

Paragraph 14 sets out the mechanism for determining applications in
accordance with the presumption in favour of sustainable development.
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Paragraph 49 states that housing applications should be considered in
the context of the ‘presumption in favour of sustainable development’.



Paragraph 17 sets out the core planning principles including every
effort should be made objectively to identify and then meet the housing
needs of the area; and always seek to secure high quality design and a
good standard of amenity for all existing and future occupants of land
and buildings; contribute to conserving and enhancing the natural
environment, conserve heritage assets.



Section 4 indicates a Transport Statement should support
developments that generate significant amounts of traffic movement.



Section 6 sets out about delivering a wide choice of high quality homes,
including plan for the needs of different groups in the community
including older people.



Section 7 sets out requiring good design.



Section 8 seeks to promote healthy communities including ensuring the
adequate provision of social, recreational, and cultural facilities and
services the community needs.



Section 11 sets out conserving and enhancing the natural environment.
Paragraph 118 contained within this section states that planning
permission should be refused for development resulting in the loss or
deterioration of irreplaceable habitats including ancient woodland,
unless the need for, and benefits of, the development in that location
clearly outweigh the loss.



Section 12 sets out conserving and enhancing the historic
environment.

National Planning Policy Guidance (NPPG)
Other Government Policy
Technical Housing Standards – Nationally Described Space Standards
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Assessment
34.

Determination should be made in accordance with the Development Plan
unless material considerations indicate otherwise.

35.

The main issues for consideration are:


5 Year Housing Land Supply and Status of the Emerging Development
Plan



Principle of the Development



Location and Scale of Development



Impact on Countryside / Landscape Character



Design and Layout



Impact on the setting of Heritage Assets



Impact on Residential Amenity



Impact on the Highway Network



Ecology and Biodiversity



Impact on Trees



Drainage and Flooding



Housing Mix and Affordable Housing



Whether Planning Obligations are Necessary

5 Year Housing Land Supply and Status of the Emerging Development Plan
36.

At the time of submission of this application, the Council recognised that it
was unable to demonstrate a 5 year supply of housing.

37.

The Council has recently had the opportunity to demonstrate a deliverable five
year housing land supply in accordance with paragraph 47 of the NPPF, at
the Local Plan Hearings. This is based on a robust assessment of the realistic
prospects of housing delivery on a range of sites in the adopted Development
Plan, the Submission Local Pan to 2030 and other unallocated sites taking
account of recent case law, the respective deliverability tests in Footnote 11 to
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para. 47 of the NPPF and the associated national Planning Practice Guidance
and the detailed evidence base that supports the Submission Local Plan.
38.

The Local Plan Inspectors’ recent advice to the Council confirms that following
the completion of the Local Plan Examination Hearing sessions on 13 June,
they have concluded that there is a 5-year housing land supply.
Consequently, for the purpose of assessing applications for housing, the 'tilted
balance' contained within para.14 of the NPPF (where schemes should be
granted permission unless the disadvantages of doing so significantly and
demonstrably outweigh the benefits) need not be applied.

39.

The Local Plan was submitted for examination in December. The hearing
stage of the Local Plan examination was completed on the 13 June 2018. If
the Plan is found to be ‘sound’, the Council may adopt the Plan as soon as
practicable following receipt of the Inspector’s report unless the Secretary of
State intervenes. Once adopted, the Local Plan 2030 will form the main part
of the statutory development plan for the borough. This is expected in the
summer 2018.

40.

The emerging Local Plan policies should now be afforded weight in the
planning balance.

41.

On the 29th July 2018 the Council received the Local Plan Inspectors’ post
hearing advice (document reference ID/10). This document, in paragraphs 1417 summarises the Local Plan Inspectors’ conclusions on Housing Land
Supply matters, following the completion of the Local Plan Examination
Hearing sessions on 13th June. This confirms that the Inspectors have found
that a 5-year housing land supply exists of 7,730 dwellings (after discounting
various proposed allocations which they recommend omitting from the Local
Plan), and they have concluded that there is a 5-year housing land supply in
the Ashford Borough.

42.

The Neighbourhood Plan is still within early stages of preparation, but the
Neighbourhood Plan group have enlisted the assistance of a planning
consultant and the first draft (Regulation 14) version of the plan is expected to
be out for formal consultation shortly. At present, it is not believed that the
Neighbourhood Plan will be proposing any site allocations. The existence of a
Neighbourhood Plan does not mean that windfalls would be unacceptable as
a matter of principle.

Principle of Development
43.

Section 38 (6) of the Planning & Compulsory Purchase Act 2004 states that
applications should be determined in accordance with the adopted
Development Plan unless material considerations suggest otherwise. Section
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70 of the Town and Country Planning Act 1990 is concerned with the
determination of planning applications with regard to the provisions of the
development plan, so far as they are material and any other material
considerations.
44.

The National Planning Policy Framework is one such material consideration.
As set out above, the Framework indicates that the weight to be attached to
existing policies in the development plan will depend according to their degree
of consistency with the Framework.

45.

The application proposes a development of 21 units on field that adjoins the
edge of the existing urban area.

46.

Policy CS1 of the Core Strategy sets out the guiding principles for
development in the Borough. Sustainable development and high quality
design are at the centre of the Council’s approach to plan making and
deciding planning applications.

47.

Policy CS1(c) states, as an objective:
‘Protection for the countryside, landscape and villages from adverse impacts
of growth and the promotion of strong rural communities’

48.

Policy CS1(f) states, as a further objective, the following:
‘The best use of previously developed land and buildings to help regenerate
urban areas and the carefully phased release of green field land to make the
best use of a finite resource.

49.

Policy CS2 of the Core Strategy sets out the Borough Wide Strategy.
Amongst other things, the policy identifies that large scale proposals will be
located in the Ashford Growth Area in line with a compact growth model
consisting of significant development within an expanded Ashford town
centre; the use of appropriate brownfield sites within the Ashford urban area;
and allocated greenfield sites on the edge of Ashford.

50.

Policy CS4 relates to the Ashford urban area outside the town centre, and
also to proposed smaller extensions to the urban area. It does not relate to
the proposed major urban extensions at Cheeseman’s Green/Waterbrook and
Chilmington Green (which are covered by Policy CS5).

51.

The Core Strategy makes it clear that after the town centre, the focus of
development should be on the rest of the existing urban area of Ashford
stating that, national planning policy is increasingly encouraging urban
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intensification and the better use of brownfield land and, as a result, more
urban sites are becoming the focus for development.
52.

The Council’s objective as set out within the Core Strategy is therefore to
maximise the potential for improvement and regeneration within the urban
area whilst ensuring that redevelopment is of an appropriate use, scale and
density and provides a high quality living environment.

53.

Although initial development proposals should be focused on the existing
urban area, the Council recognises that it also needs to provide a range of
opportunities to enable the market to respond to the growth targets. In
practical terms, this means providing for different types of development in a
variety of locations. Therefore, the Core Strategy also sets out that some
limited greenfield development should also come forward in a phased
approach.

54.

The Urban Sites and Infrastructure DPD 2012 provides clear guidance on
where appropriate development should take place in and adjoining the urban
area of Ashford. It recognises that the area immediately surrounding the
Ashford urban area is particularly important in that it sets the visual context for
the existing built development as well as being an important recreational and
amenity value in its own right stating that the urban fringe and its future
treatment and use is a critical consideration in the assessment of all
development proposals on the edge of the urban area.

55.

The Urban Sites and Infrastructure DPD does not, however, discount
development located on, or visible from, the edge of the urban area as a
matter of principle.

56.

The emerging Local Plan 2030 continues to pursue a hierarchical approach
towards the distribution of housing development across the Borough in a plan
led and sustainable way.

57.

Policy SP1 sets out the strategic objectives for the Borough forming the basis
for the policy framework of the new Local Plan. Criteria (a) states that it is
important to:
‘..focus development at accessible and sustainable locations which utilise
existing infrastructure, facilities and services wherever possible and makes
the best use of suitable brownfield opportunities’.

58.

Further, SP2 states that:
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“…the majority of new housing development will be at Ashford and its
periphery”
59.

The Council’s proposed approach in the emerging Ashford Local Plan 2030 is
an important material consideration which the Council considers is consistent
with the National Planning Policy Framework. These polices should be
afforded significant weight.

60.

Paragraph 17 of the NPPF sets out the core land-use planning principles that
should underpin both plan-making and decision-taking. The fifth core planning
principle includes to “take account of the different roles and character of
different areas,…recognising the intrinsic character and beauty of the
countryside and supporting thriving rural communities within it.” Specifically,
paragraph. 55 of the NPPF states that to promote sustainable development in
rural areas, housing should be located where it would enhance or maintain
the vitality of rural communities, and that isolated new homes in the
countryside should be avoided.

61.

With this in mind, the emerging Ashford Local Plan to 2030 recognises that
new housing outside settlement boundaries may be sustainable and make a
positive contribution to meeting housing needs across the borough (page 232
paragraph 5.56). However, it also recognises that for proposals that adjoin or
are close to existing settlements, it is necessary to consider the relative social,
economic and environmental advantages and disadvantages of a scheme in
accordance with the three dimensions of ‘sustainable development’. This is
reflected within policy HOU5 of the Ashford Local Plan to 2030, which relates
to residential windfall development in the countryside (adjoining or close to the
existing built up confines of Ashford and other settlements). Part 1 of policy
HOU5 states that:
Proposals for residential development adjoining or close to the existing built
up confines of the settlements listed in policy HOU3a will be permitted
providing that each of the following criteria is met:
a) the scale of development proposed is proportionate to the level of service
provision currently available in the nearest settlement and commensurate with
the ability of those services to absorb the level of development in combination
with any planned allocations in this Local Plan and committed development;
b) the site is within easy walking distance of basic day to day services in the
nearest settlement;
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c) the development is able to be safely accessed from the local road network
and the traffic generated can be accommodated on the local and wider road
network without adversely affecting the character of the surrounding area;
d) the development is located where it is possible to maximise the use of
public transport, cycling and walking to access services;
e) conserve and enhance the natural environment and conserve any heritage
assets in the locality;
f) the development (and any associated infrastructure) is of a high quality
design and meets the following requirements:i)

it sits sympathetically within the wider landscape,

ii)

it preserves or enhances the setting of the nearest settlement,

iii)

it includes an appropriately sized and designed landscape buffer to the
open countryside,

iv)

it is consistent with local character and built form, including scale, bulk
and the materials used,

v)

it does not adversely impact on the neighbouring uses or a good
standard of amenity for nearby residents,

vi)

it would enhance biodiversity interests on the site and / or adjoining
area and not adversely effect the integrity of international and national
protected sites in line with Policy ENV1.

62.

Overall, my view is that whilst the starting point for assessing this application
remains the adopted Development Plan, the Ashford Local Plan to 2030 has
been through the hearing stages of the examination and, as such, is a
material consideration containing policies that should now be afforded
significant weight in determination of the application.

63.

For the reasons that I set out in detail in the remainder of the report, I consider
that the proposed development complies with the relevant criteria contained in
policy HOU5 and thus it should be afforded significant weight as a material
consideration.

64.

The application involves a greenfield site and in this respect the development
would have a slightly negative environmental impact. However, benefits
associated with the scheme include, its ability to help boost the supply of
housing in accordance with paragraph 47 of the NPPF, and other recognised
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social and economic benefits including enhancing the vitality of an existing
rural community by virtue of its relatively sustainable location immediately
adjoining the built up confines of Ashford, its ability to promote personal wellbeing and social cohesion as a consequence; its potential to increase
demand for existing services thus maintaining and/or enhancing their vitality,
the generation of job opportunities, for example, during the construction
process, and other economic benefits arising from purchasing goods and
utilising services and facilities in the immediate and wider locality.
Location and Scale of the Development
65.

The NPPF seeks to direct housing development away from isolated locations.

66.

Criterion (b) of HOU5 requires the site to be within easy walking distance of
basic day to day services in the nearest settlement. Criterion d) requires the
development to be located where it is possible to maximise the use of public
transport, cycling and walking to access services.

67.

Sandyhurst Lane is part of the wider Ashford area and Ashford represents the
most sustainable location with the borough. The urban area is home to
approximately half of the borough’s population and it is where a large
proportion of local jobs are located. It is also the area that future economic
growth will be concentrated.

68.

It is also recognised that there are a wide and full range of local services
available within the town centre and the various neighborhoods that make up
the wider urban area and the town caters for its own residents’ needs and
those living in the rural hinterland.

69.

The site is not considered to be an isolated location given that it is adjacent to
the established settlement. The site is within a reasonable walking distance of
a number of local services and facilities.

70.

The closest bus stop is situated a short walk from the site on Faversham
Road (A251) and has frequent services to Ashford own centre and
Faversham to the north. Footpaths/cycle routes connect the site to key
employment/retail area to the south. Pedestrian and cycle routes lead further
south towards Ashford town centre. A public right of way borders the site on
the west boundary.

71.

There are a number of medical and healthcare facilities such as dental and
GP surgeries also within a reasonable walking distance of the proposed
development. The Towers School and Goat Lees Primary School are also
located within 1km of the site. Figure 10 below shows the development site in
relation to a range of local facilities.
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Figure 10: Local Facilities Map

72.

The site is therefore not considered to be physically ‘out-of-the-way’ or
isolated from services. I am satisfied that the proposal would comply with
criteria (b) and (d) of emerging policy HOU5.

73.

Criterion (a) of emerging policy HOU5 requires the scale of development
proposed to be proportionate to the level of service provision currently
available in the nearest settlement and commensurate with the ability of those
services to absorb the level of development.

74.

The proposal, in the context of the settlement as a whole, is not considered to
be disproportionate, and the cumulative impact of the development on the
service provision within the settlement would not compromise the ability of
these services to meet the day to day needs of the local community.
Conversely, this plan-led approach to growth could in turn maintain and/or
even enhance the viability of these facilities. As such, I am satisfied that the
proposal would not conflict with criterion (a) of emerging policy HOU5 of the
Local Plan to 2030.

75.

In conclusion, the site is not isolated, is located where it would help maintain
or even enhance the vitality of the existing community, and the development
proposed is considered to be proportionate for the purpose of an assessment
against emerging policy HOU5. I consider these are material factors that
weigh in favour of the proposal.
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Impact on Countryside/Landscape Character
76.

Policy GP12 of the adopted Plan seeks to protect the countryside for its
landscape and scenic value (it is, however, no longer consistent with national
policy to protect the countryside ‘for its own sake’). Policy EN27 of the local
plan is concerned with landscape conservation.

77.

Policy EN32 of the Plan states that permission will not be granted for
development which would damage or result in the loss of important trees or
woodland. Policy TRS18 of the Tenterden and Rural Sites DPD seeks to
protect important rural features including semi-natural woodland. In addition
the NPPF states that development that would result in the loss or deterioration
of irreplaceable habitats, including ancient woodland, should be refused (Para
118). Policy EN30 also covers nature conservation sites.

78.

Policy CS1 of the Core Strategy seeks to protect the character of the
countryside, landscape and villages from the adverse impacts of growth. This
is endorsed by Policy SP1 of the emerging Ashford Local Plan to 2030 which
sets out similar core principles for development within the borough.

79.

Amongst other things, policy TRS17 of the Tenterden and Rural Sites DPD
states that development in the rural areas shall be designed in a way which
protects and enhances the particular landscape character area within which it
is located, and, where relevant, any adjacent landscape character area. The
policy also states that existing features that are important to local landscape
character shall be retained and incorporated into the proposed development.
Policy ENV3 of the emerging Local Plan is not materially different in its
approach to landscape and character and design.

80.

With regard to landscape impacts, amongst other things, criteria (f) of
emerging policy HOU5 requires development to sit sympathetically within the
wider landscape, and include appropriately sized and designed landscape
buffers to the open countryside.

81.

The site comprises an open field. The land falls towards the south east
corner. Trees and hedgerows are located around the perimeter of the site.
With the exception of the existing planting to the boundaries there are few
landscape features. As such, the boundary trees are the most distinctive
feature on the site and make a valuable contribution to visual amenity.

82.

The site is located within the Hothfield Heathy Farmlands Landscape
Character Area. At a county level, the site does reflect the undulating
landscape of mixed farmland of the Hothfield Heathy Farmlands. At a local
level the site is included within a subdivision of the Hothfield Heathy
Farmlands identified as Sandyhurst Farm which covers an area of land
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stretching south westwards as far as the M20. The site lies at the northern tip
and forms a small part of this widely varying character area. Within
Sandyhurst Farm character area, the site forms part of a further subdivision
defined as west of Goat Lees. However the site cannot be said to reflect the
identified characteristics of this area, which focus mainly on recreational land
use for sports. Its topography, land cover, landscape pattern and land use
would suggest that it has a closer relationship to the land to the north, rather
than that to the west, although it is physically separated by hedgerow and
woodland. The site therefore does contribute to the landscape buffer formed
by the wider area and to the character of the undeveloped settlement edge. At
the same time, the site has a more urban setting than the land to the north,
with the whole southern boundary adjacent to Sandyhurst Lane and the
western boundary adjoining the recreation ground.
83.

As a result of the above, the overall sensitivity of the site is therefore
concluded to be low. The proposals would introduce built development across
much of the site with an area of open space retained and enhanced to the
eastern side. The magnitude of change is concluded to be medium and the
overall landscape effects therefore minor adverse.

84.

Visual impacts would be largely confined to views from Sandyhurst Lane, the
recreation ground and the footpath. These views would include, in varying
degrees, views of the development and an increased sense of built form
within the landscape. The sense of the rural setting would be reduced and as
such the impact cannot be considered to be neutral. That said, existing views
are already influenced, in varying degrees, by the Lane and existing
development.

85.

As a result of the above, the visual effects on landscape character are
considered to be ‘minor adverse’ and relatively localised. The existing and
enhanced landscaping to the boundaries would also help to screen and soften
the effects of the development. For these reasons as the reasons set out
further above, I therefore conclude that the proposed development of the site
would sit sympathetically within the wider landscape, and would not cause
significant and demonstrable harm to the wider landscape character or visual
amenity. I therefore consider that the proposal would, in this respect comply
with the requirements of the current and emerging local plan polices.

Design and Layout
86.

Policies CS1 and CS9 of the Core Strategy and policy SP6 of the emerging
Local Plan require good design.
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87.

Policy TRS17 of the Tenterden and Rural Sites DPD states in part that
development in the rural areas shall be designed in a way which protects and
enhances the particular landscape character area within which it is located.

88.

The above polices are broadly consistent with the NPPF which attaches great
importance to the design of the built environment and states that
developments should respond to local character and history and reflect the
identity of local surroundings and materials. Paras. 62, 63 and 64 seek to
ensure high standards of design and help raise the standard of design more
generally, and that permission should be refused for development of poor
design that fails to take opportunities available for improving the character and
quality of an area.

89.

The proposal is for 21 units arranged around a circuitous street with two
accesses points from Sandyhurst Lane. It proposes a mixture of detached,
semi-detached and terraced houses (two storey in height), the majority of
which would be located within reasonably generous plots. The density of
development would be appropriate for an edge of settlement site and would
be in keeping with the density of the adjacent residential area.

90.

The provision of a loop road avoids the need for turning heads, which can
take up a lot of space given that they need to be large enough to facilitate
turning of a refuse vehicle. The street has been designed with shifts in the
carriage way and variations in its width in order to provide the sort of
informality often found in a rural area. The removal of footways in favour of a
shared surface approach also helps soften the appearance of the street and
the aforementioned informality.

91.

In terms of architecture, layout, scale and massing, the layout has been
designed with the surrounding rural edge character in mind. The scale would
be comparable and complementary to the scale of existing development in the
immediate area.

92.

The layout provides dwellings fronting on to the road and as a result would
provide both natural surveillance and an active streetscape with semi-private
frontages, which would in my view contribute to a sense of safety.

93.

The proposed two-storey scale of the buildings is appropriate and in context
with the surrounding area.

94.

The proposals incorporate catslide roofs as well as both hipped and gabled
ends to create a varied and interesting roofscape. Chimneys are proposed
providing vertical emphasis, visual interest and punctuation to the roofline and
these are expressed as external chimney breasts on the end elevations. This
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traditional feature would, in my view, add to the visual richness of the
architecture and the resulting street environment.
95.

Materials are proposed to be varied and would include the use of reclaimed
stock brickwork, plain clay tiles, oak and timber boarding, which in my view
would be appropriate for the architectural style and rural edge location.

96.

I consider that the proposed development in terms of layout, appearance and
landscaping would be of a high design quality, and I am confident that the
proposal would represent an appropriate form of development that would sit
sympathetically within the landscape and so help preserves the rural edge
setting. Therefore, in my view, the design of the scheme is in accordance with
Core Strategy policy CS9, policy TRS17 of the Tenterden and Rural Sites
Development Plan Document, and policies SP6 and HOU5 of the emerging
Local Plan 2030.

Impact on the Setting of Heritage Assets
97.

Emerging policy ENV13 states that proposals which protect, conserve and
enhance the heritage assets of the Borough, sustaining and enhancing their
significance and the contribution they make to local character and
distinctiveness, will be supported.

98.

The closest listed building to the site is Lenacre Hall Farm which is located
approximately 233 metres away from the eastern site boundary. The building
is Grade II listed.

99.

Lenacre Hall Farm would not be physically impacted by the proposed
development. Given the distance from the development proposed, together
with its generous curtilage and the fact that its rural setting to the north would
be retained, I consider that that the impact of the development on its setting
would be less than substantial in NPPF terms and the impact would therefore
be acceptable. In reaching that view I take into account emerging policy
ENV13 of the Ashford Local Plan to 2030 that seeks to avoid harm to the
setting of heritage assets.

Impact on Residential Amenity
100.

Paragraph 17 of the NPPF identifies a set of core land use planning principles
that should underpin decision making. One of these principles is that planning
should always seek to secure a good standard of amenity for all existing and
future occupants of land and buildings.
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101.

The nearest residential properties are located to the southern side of
Sandyhurst Lane. Satisfactory distances would be maintained between the
proposed and existing dwellings. Taking this and the proposals for robust
landscaping, I am satisfied that the development of the site can be achieved
without causing demonstrable harm to the amenities of existing neighbours
through loss of privacy, loss of light, immediate outlook or by having an
overbearing presence and that the amenity relationships between proposed
new homes would, similarly, be acceptable.
The increase in vehicular activity associated with the proposed development
is one that I do not consider to result in any demonstrable harm through
undue noise and disturbance. Furthermore, having regard to the guidance
contained in the NPPG, I have not been presented with any evidence which
suggests that the increase in traffic associated with this proposal would
increase noise traffic impacts in such a way that would cause changes to
behaviour and attitude. I am therefore satisfied that there would be no
adverse noise effects resulting from the increased traffic movements
associated with the proposed development.

102.

The NPPF requires Local Planning Authorities to plan to create safe,
accessible environments and to promote inclusion and community cohesion.
Emerging policies HOU12, HOU14 and HOU15 are therefore relevant as
these deal with residential space and accessibility standards as well as
ensuring the provision of private external open space.

103.

Gardens to new homes are proposed to be provided to a size which would
comply with or exceed the Council’s Residential Space and Layout SPD. The
internal accommodation being proposed would similarly comply or exceed the
National Space Standards and would be acceptable.

104.

Given the above, I am satisfied that the development would not result in harm
to the residential amenity of neighbouring or future occupiers and would
comply with the requirements of part (d) of emerging policy SP1 which
requires a development to be designed in a way that protects the residential
amenity of neighbouring dwellings. The development is therefore in
accordance with the NPPF as well as that emerging policy.

Highway Impact
105.

Policy CS15 of the Core Strategy relates to transport impacts, and amongst
other matters states, that developments that would generate significant traffic
movements must be well related to the primary and secondary road network,
and that network should have adequate capacity to accommodate the
development.
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106.

Criterion (c) of emerging policy HOU5 in the Ashford Local Plan 2030 seeks to
ensure that development is able to be safely accessed from the local road
network and that the traffic generated can be accommodated on the local and
wider road network without adversely affecting the character of the
surrounding area.

107.

The application has been subject to consultation with Kent Highways and
Transportation (KH&T). In the latest comments received, KH&T confirm that
initial concerns have now been overcome by the provision of increased visitor
parking provision, the reduction in the width of the access to prevent any
obstructive parking, the provision of soft landscaping to help prevent any
obstructive car parking within the site and the provision of rear access gates
to all terraced properties.

108.

With regards to parking, all of the proposed dwellings would benefit from
allocated parking and 8 of the properties would have garages that would be
an ‘additional parking resource’ as per the Council’s adopted Residential
Parking SPD.

109.

A total of 16 visitor parking spaces have been provided across the site. This
amount of parking would also comply with the adopted SPD.

110.

The applicant also proposes the provision of cycle storage facilities that could
be secured by a planning condition.

111.

In addition to parking, a useable layout sufficient for turning in order to allow
standard vehicles to enter and exit the site in a forward gear has also been
provided. The road has been tracked and shown to be able to accommodate
a refuse collection vehicle with adequate on-site turning available so that this
type of large vehicle could exit the site in forward gear.

112.

For the reasons set out above, I conclude that the proposed development
would not be harmful to highway safety, and would accord with criterion (c) of
emerging policy HOU5 as well as TR3a, TRA5 and TRA6).

Ecology and Biodiversity
113.

Policy EN31 of the adopted Local Plan states that development which
significantly affects semi natural habitats will not be permitted unless
measures have been taken to limit impact and long term habitat protection is
provided where that is appropriate. Policy EN30 seeks to ensure that
development would not cause adverse impacts to protected species.
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114.

Guiding Principles Policies CS1 (a) (d) and (k) of the Core Strategy 2008
identify objectives of ensuring protection of the natural environment and
integration of green elements enhancing biodiversity as part of high quality
design. Against these overarching objectives, Policy CS11 of the Core
Strategy specifically requires development proposals to avoid harm to
biodiversity and geological conservation interests, and seek to maintain and,
where practicable, enhance and expand biodiversity. This is also reflected in
policies HOU5 and ENV1 of the emerging Ashford Local Plan to 2030.

115.

Policy TRS17 of the Tenterden and Rural Sites DPD requires development to
have regard to the type and composition of wildlife habitats. These policies
are consistent with the NPPF which indicates that the planning system should
contribute to and enhance the natural and local environment.

116.

The proposed development offers ecological enhancements and the retention
of the existing boundary treatments. Further, additional landscaping would
help to provide enhanced habitats and wildlife corridors throughout the site.

117.

Following consultation with KCC Ecology and Biodiversity, I consider that
ecological and biodiversity issues can be subsequently mitigated through the
use of planning conditions.

Impact upon Existing Trees
118.

It is proposed that 8 of the surveyed trees would be removed to facilitate the
development, together with the partial removal of 5 groups of trees. Of these,
x 4 trees are categorised as grade B trees (of moderate quality and value), x 2
as grade C (of low quality and value) and x 2 as grade U (poor condition with
limited life expectancy).

119.

All of the proposed trees to be removed are located along the southern
boundary of the site adjacent to Sandyhurst Lane (with the exception of
T108), largely in order to achieve the required highway visibility splays.

120.

The trees to be removed are of moderate or low/poor quality and the section
of group G92 to be retained would provide some screening of the
development from Sandyhurst lane. The retention of the remaining trees and
hedges and the proposed new planting scheme would in my opinion
compensate for the loss of these trees and further enhance the development
in a way that would be appropriate for this edge of settlement/semi-rural
location. In light of this, I consider that the proposed tree works are both
necessary and reasonable and are therefore acceptable.
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Drainage, flooding and Contamination
121.

The site is located within flood zone 1 which is the lowest possible flood risk
zone. The submitted site specific flood risk assessment demonstrates that
there is no significant risk of fluvial flooding. In addition the risk from surface
water runoff, sewer flooding, and groundwater flooding is also considered to
be low.

122.

The proposed SuDS and drainage strategy demonstrates that appropriate
surface water management arrangements can be incorporated within the
proposed development so that there would not be any increase in flood risk
either on or off site for a range of storm events up to the 1 in 100 year event
(1% annual probability) including an allowance of 40% for climate change.

123.

The proposed system has been subject to consultation with KCC Flood and
Water Management and the Council’s Project Delivery Engineer neither of
whom have raised any objection to the proposals. Whilst a detailed drainage
strategy has not been provided at this stage (and would be secured by
planning condition), it is considered that appropriate mitigation and SuDs
would be able to be achieved. I therefore consider that the proposals would
meet the requirements of policies CS20, ENV6 and ENV9 as well as the
requirements of the NPPF and its Planning Practice guidance and would
therefore be acceptable in terms of flood risk.

124.

In respect of contamination, a phase 1 Desk Top study has been completed
and recommends further investigation to be secured by planning condition.
This view in endorsed by the Council’s Environmental Health Officer who
recommends that conditions are attached to any grant of planning permission
with respect of the investigating and reporting of contamination, a code of
construction practice, light pollution and the provision of electrical charging
points. I consider such conditions to be reasonable to mitigate any concerns.

Housing Mix and Affordable Housing
125.

The tenure mix across the development would comprise x 5 two-bedroom
dwellings, x 8 three-bedroom dwellings, x 6 four-bedroom dwellings and x 2
five-bedroom dwellings. This represents a reasonable housing mix for this
location and I consider it meets the requirements of policy CS13.

126.

The application was received after the Local Plan 2030 was submitted for
examination. Consequently, for the purpose of assessing requirements for
affordable housing, greater weight is attached to policy HOU1 of the emerging
Local Plan.
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127.

Policy HOU1 of that Plan seeks the provision of 30% affordable housing
within the Ashford Hinterlands and 40% within the rest of the Borough (with
the exception of the town centre). The boundary that denotes whether the site
falls within the hinterland or the rural area essentially cuts through the
application site so the southern side requires 40% affordable and the northern
part 30%.

128.

Given the split through the site, the average percentage across the site is
37% (two thirds at 40% and one third at 30%), I consider it is a reasonable
approach given the 30/40% policy split. In light of this, the level of provision is
one that I conclude to be acceptable. Affordable housing would be secured
through a s.106 agreement.

Planning Obligations
129.

130.

Regulation 122 of the Community Infrastructure Regulations 2010 says that a
planning obligation may only constitute a reason for granting planning
permission for a development if the obligation is:
(a)

necessary to make the development acceptable in planning terms,

(b)

directly related to the development; and

(c)

fairly and reasonably related in scale and kind to the development

I recommend the planning obligations in Table 1 be required should the
Committee resolve to grant permission. I have assessed them against
Regulation 122 and for the reasons given consider they are all necessary to
make the development acceptable in planning terms, are directly related to
the development and are fairly and reasonably related in scale and kind to the
development. Accordingly, they may be a reason to grant planning permission
in this case
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Table 1
Planning Obligation

1.

Regulation 122 Assessment

Detail

Amount(s)

Affordable Housing

8 of units as affordable
housing with

Trigger Point(s)

Affordable units to be
constructed and
Provide not less than 40% of the
transferred to a
5 affordable rent units registered provider upon
units as affordable housing,
comprising 60% affordable rent
occupation of 75% of
units and 40% shared ownership 3 shared ownership units
the open market
units in the locations and with
dwellings
the floorspace, wheelchair
access (if any), number of
bedrooms and size of bedrooms
as specified.
The affordable housing shall be
managed by a registered
provider of social housing
approved by the Council.
Shared ownership units to be
leased in the terms specified.
Affordable rent units to be let at
no more than 80% market rent
and in accordance with the

Necessary as would provide
housing for those who are not able
to rent or buy on the open market
pursuant to Core Strategy policy
CS12, policy HOU1 of the draft
Local Plan, the Affordable Housing
SPD and guidance in the NPPF.
Directly related as the affordable
housing would be provided on-site
in conjunction with open market
housing.
Fairly and reasonably related in
scale and kind as based on a
proportion of the total number of
housing units to be provided.
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Planning Obligation

Regulation 122 Assessment

Detail

Amount(s)

Trigger Point(s)

registered provider’s
nominations agreement.
2.

Children’s
and
People’s Play

Young

Off – site contribution. Ashford
Borough Council have identified
additional improvements to the
play area at Spearpoint; the
S106 contribution would fund a
new play unit and swings, with
necessary safer surfacing.

Before
completion of 75% of
the dwellings
Capital £13,629
Commuted sum:
£13,923;

Necessary as children’s and young
people’s play space is required to
meet the demand that would be
generated and must be maintained
in order to continue to meet that
demand pursuant to Core Strategy
policies CS1, CS2 and CS18,
Ashford
Local
Plan
2030
Submission
Version
policies
COM1, COM2 and IMP1, Public
Green
Spaces
and
Water
Environment SPD and guidance in
the NPPF. The play space cannot
be provided on-site.
Directly related as occupiers will
use children’s and young people’s
play space and the play space to
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
be provided would be available to
them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of occupiers and the extent
of the facilities to be provided and
maintained and the maintenance
period is limited to 10 years.

3

Informal/Natural Space
Ashford Borough Council have
identified improvements to
Spearpoint Recreation Ground,
to provide additional site
furniture such as bins, benches
and signs.

Capital £9,114
Commuted sum:
£6,825

Before
completion of 75% of
the dwellings

Necessary as informal/natural
green space is required to meet the
demand that would be generated
and must be maintained in order to
continue to meet that demand
pursuant to Core Strategy policies
CS1, CS2 and CS18, Ashford
Local Plan 2030 Submission
Version policies COM1, COM2 and
IMP1, Public Green Spaces and
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
Water Environment
guidance in the NPPF

SPD

and

Directly related as occupiers will
use informal/natural green space
and the space to be provided would
be available to them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of occupiers and the extent
of the facilities to be provided and
maintained and the maintenance
period is limited to 10 years.
4

Outdoor Sports

Capital £33,369

Contributions towards

Commuted sum:

Before
completion of 75% of
the dwellings

Necessary as outdoor sports
provision is required to meet the
additional demand that would be
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Planning Obligation

Regulation 122 Assessment

Detail

Amount(s)

improvements for the adjacent
Sandyacres site. The
contribution would part fund
towards projects to improve car
parking, drainage and an
additional junior pitch.

£6,846

Trigger Point(s)
generated and must be maintained
in order to continue to meet that
demand pursuant to Core Strategy
policies CS1, CS2 and CS18,
Ashford
Local
Plan
2030
Submission
Version
policies
COM1, COM2 and IMP1, Public
Green
Spaces
and
Water
Environment SPD and guidance in
the NPPF
Directly related as occupiers will
use sports pitches and the facilities
to be provided would be available
to them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of occupiers and the extent
of the facilities to be provided and
maintained and the maintenance
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
period is limited to 10 years.

5

Strategic Parks
Capital £3,066,
Ashford Borough Council are
seeking contributions towards
improvements at Victoria Park,
to create BBQ and picnic areas
around the park.

Commuted sum: £987

Before
completion of 75% of
the dwellings

Necessary as strategic parks are
required to meet the demand that
would be generated by the
development
and
must
be
maintained in order to continue to
meet that demand pursuant to Core
Strategy policies CS1, CS2, CS18
and CS18a, Ashford Local Plan
2030 Submission Version policies
COM1, COM2 and IMP1, Public
Green
Spaces
and
Water
Environment SPD and guidance in
the NPPF.
Directly related as occupiers will
use strategic parks and the
facilities to be provided would be
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
available to them
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of dwellings and the extent
of the facilities to be provided and
maintained and the maintenance
period is limited to 10 years.

6

Allotments

Capital £5,418,

Project to improve access and
security at allotments within the
Kennington and Bybrook area.

Commuted sum:
£1,386

Before
completion of 75% of
the dwellings

Necessary as allotments are
required to meet the demand that
would be generated and must be
maintained in order to continue to
meet that demand pursuant to Core
Strategy policies CS1, CS2 and
CS18, Ashford Local Plan 2030
Submission
Version
policies
COM1, COM2 and IMP1, Urban
Sites and Infrastructure DPD policy
U24 (if applicable), Public Green
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
Spaces and Water Environment
SPD and guidance in the NPPF.
Directly related as occupiers will
use allotments and the facilities to
be provided would be available to
them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of occupiers and the extent
of the facilities to be provided and
maintained and the maintenance
period is limited to 10 years.

7

Primary Schools
£69.804
Phase 1 expansion of St
Theresa’s Primary School

(£3,324.00 per

Half the contribution
upon occupation of
25% of the dwellings
and balance on

Necessary to increase capacity at
the local primary school within the
vicinity to meet the demand
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)

applicable dwelling)

occupation of 50% of
the dwellings

generated and pursuant to Core
Strategy policies CS1, CS2 and
CS18, saved Local Plan policy
CF21, Ashford Local Plan 2030
submission version policies COM1
and
IMP1,
Developer
Contributions/Planning Obligations
SPG,
Education
Contributions
Arising from Affordable Housing
SPG (if applicable), KCC Guide to
Development Contributions and the
Provision
of
Community
Infrastructure and guidance in the
NPPF.
Directly related as children of
occupiers will attend primary school
and the facilities to be funded
would be available to them.
Fairly and reasonably related in
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
scale and kind considering the
extent of the development and
because the amount has taken into
account the estimated number of
primary school pupils and is based
on the number of dwellings.

8

Secondary Schools
Project: Norton Knatchbull
Dining Hall expansion

£86.415
(£4,115.00
applicable dwelling)

Half the contribution
upon occupation of 25%
of the dwellings and
balance on occupation
per of 50% of the dwellings

Necessary to increase capacity at
the local secondary school within
the vicinity to meet the demand
generated and pursuant to Core
Strategy policies CS1, CS2 and
CS18, saved Local Plan policy
CF21, Ashford Local Plan 2030
submission version policies COM1
and
IMP1,
Developer
Contributions/Planning Obligations
SPG,
Education
Contributions
Arising from Affordable Housing
SPG (if applicable), KCC Guide to
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

Trigger Point(s)
Development Contributions and the
Provision
of
Community
Infrastructure and guidance in the
NPPF.
Directly related as children of
occupiers will attend secondary
school and the facilities to be
funded would be available to them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and
because the amount has taken into
account the estimated number of
secondary school pupils and is
based on the number of dwellings.

9

Libraries
Contribution towards additional £1,012

On completion of the

Necessary as additional book
stock is required to meet the
demand generated and pursuant to
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Planning Obligation
Detail

Regulation 122 Assessment
Amount(s)

book stock

Trigger Point(s)
development.

(£48.02 per dwelling)

11

Health Care Provision
Contribution towards the
extension, refurbishment and/or
upgrade of a local practice
meeting healthcare needs –

Half the contribution
£22,680
upon occupation of 25%
of the dwellings and
(based upon £720 for balance on occupation
each 2-bed dwelling
of 50% of the dwellings
£1008 for each 3-bed

Core Strategy policies CS8 and
CS18, Ashford Local Plan 2030
submission version policies COM1
and IMP1, Ashford KCC Guide to
Development Contributions
Directly related as occupiers will
use library books and the books to
be funded will be available to them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and
because amount calculated based
on the number of dwellings.

Necessary
to
support
the
registrations and delivery of health
services to the new population in
order to continue to meet demand
pursuant to Core Strategy policies
CS1, CS2 and CS18, Ashford
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Planning Obligation

Regulation 122 Assessment

Detail

Amount(s)

project to be determined.

dwelling
£1260 for each 4-bed
dwelling
£1728 for each 5-bed
dwelling)

Trigger Point(s)
Local Plan 2030 Submission
Version policies COM1 and IMP1,
Public Green Spaces and Water
Environment SPD and guidance in
the NPPF.
Directly related as occupiers will
increase demand on local primary
and community health service and
the local services would be
available to them.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
number of occupiers and the extent
of the facilities to be provided and
maintained and the maintenance
period is limited to 10 years.
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Planning Obligation

12

Regulation 122 Assessment

Detail

Amount(s)

Trigger Point(s)

Monitoring Fee

£1000 per annum until
development is
completed

First payment upon
commencement of
development and on the
anniversary thereof in
subsequent years.

Contribution towards the
Council’s costs of monitoring
compliance with the agreement
or undertaking.

Necessary in order to ensure the
planning obligations are complied
with.
Directly related as only costs
arising in connection with the
monitoring of the development and
these planning obligations are
covered.
Fairly and reasonably related in
scale and kind considering the
extent of the development and the
obligations to be monitored.

Notices will have to be served on the Council at the time of the various trigger points in order to aid monitoring. All contributions
to be index linked as set out on the council web site in order to ensure the value is not reduced over time. The costs and
disbursements of the Council’s Legal Department incurred in connection with the negotiation, preparation and completion of the
deed are payable. The Kent County Council may also require payment of their legal costs.
If an acceptable agreement/undertaking is not completed within 3 months of the committee’s resolution to grant, the application
may be refused.
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Human Rights Issues
131.

I have also taken into account the human rights issues relevant to this
application. In my view, the “Assessment” section above and the
Recommendation below represent an appropriate balance between the
interests and rights of the applicant (to enjoy their land subject only to
reasonable and proportionate controls by a public authority) and the interests
and rights of those potentially affected by the proposal (to respect for private
life and the home and peaceful enjoyment of their properties).

Working with the applicant
132.

In accordance with paragraphs 186 and 187 of the NPPF, Ashford Borough
Council (ABC) takes a positive and proactive approach to development
proposals focused on solutions. ABC works with applicants/agents in a
positive and proactive manner as explained in the note to the applicant
included in the recommendation below.

Conclusion
133.

The Council now considers it can demonstrate a deliverable five year housing
land supply in accordance with paragraph 47 of the NPPF.

134.

The site is not allocated for development in the adopted development plan.

135.

The proposal is one that I consider would comply with the criteria set out in
emerging policy HOU5 of the Local Plan to 2030. The emerging plan is under
examination having recently completed the hearing stage and as such policy
HOU5 is a significant material consideration, and the fact the proposed
development complies with the relevant criteria contained in this policy, and
other relevant policies in the current plan, in my opinion, weighs in favour of
granting planning permission. The development would also comply with U0 of
the Urban Site DPD.

136.

Other material considerations include the benefits associated with the scheme
which include its ability to help to boost the supply of housing in accordance
with paragraph 47 of the NPPF and its relatively sustainable location. Other
recognised social and economic benefits include enhancing the vitality of an
existing rural community by virtue of its relatively sustainable location
immediately adjoining the built up confines of Ashford, its ability to promote
personal wellbeing and social cohesion as a consequence; its potential to
increase demand for existing services thus maintaining and/or enhancing their
vitality, generation of job opportunities, for example, during the construction
process, and other economic benefits arising from purchasing goods and
utilising services and facilities in the immediate and wider locality.
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137.

I conclude that the proposed development is of a high design quality, and an
appropriate density and layout. I am confident that the proposals would
represent an appropriate form of development that would sit comfortably
within its contextual setting in accordance with policy GP12, EN10 and EN27
of the Local Plan, CS1 and CS9 of the Core Strategy, U23 of the Urban Sites
DPD, TRS17 and TRS18 of the Tenterden and Rural Sites DPD and policy
HOU5 of the emerging Local Plan 2030.

138.

The development would have a negligible impact upon the setting of the
nearby listed building (Lenacre Hall Farm). I am therefore satisfied that the
scheme accords with policies CS1 of the Core Strategy and policy ENV13 of
the emerging Local Plan to 2030.

139.

There would be no material harm to neighbouring or future occupier’s
amenities, or adverse impacts on highway safety. Ecological mitigation and
enhancements are considered to be acceptable, the development would also
require some small-scale removal of trees however the development would
include the planting of new trees and areas of mixed native shrubs,
compensating for the this loss and further aiding biodiversity.

140.

In terms of flooding, drainage and contamination, I am satisfied that subject to
conditions, the site can be developed in an acceptable way. I am therefore
satisfied that the proposal accords with policies EN31 and EN32 of the Local
Plan, CS11, CS15 and CS20 of the Core Strategy and TRS17 of the
Tenterden and Rural Sites DPD.

Recommendation
(A)

Subject to the applicant first entering into a section 106
agreement/undertaking in respect of planning obligations as detailed in
table 1, in terms agreeable the Head of Development Management and
Strategic Sites or the Joint Development Control Managers in
consultation with the Director of Law and Governance, with delegated
authority to either the Head of Development Management and Strategic
Sites or the Joint Development Control Managers to make or approve
minor changes to the planning obligations and planning conditions (for
the avoidance of doubt including adding additional planning conditions
or deleting planning conditions and the same in respect of planning
obligations) as she sees fit.

(B)

Permit
Subject to the following conditions and notes:
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Implementation
1.

The development hereby permitted shall be begun before the expiration of 3
years from the date of this decision.
Reason: To comply with the requirements of Section 91 of the Town and
Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004.

Approved Plans
2.

The development shall be carried out in accordance with the plans listed in the
section of this decision notice headed Plans/Documents Approved by this
decision, unless otherwise agreed by the Local Planning Authority.
Reason: To ensure the development is carried out in accordance with the
approval and to ensure the quality of development indicated on the approved
plans is achieved in practice.

Architecture
3.

No development above foundation level shall be carried out on the land until
samples and written details including source/manufacturer of the materials to
be used in the construction of the external surfaces of the development
(including details and samples of any hard surfacing) have been submitted to
and approved in writing by the Local Planning Authority. The development
shall be carried out in accordance with the approved external materials.
Reason: In the interests of visual amenity.

4.

Before any works above foundation level are carried out the following details
shall be submitted to and approved in writing by the Local Planning Authority:
a) Details and location of rainwater goods;
b) Details of any flues, grilles and vents to be installed including location
dimensions, colour and material;
c) Details of electricity and gas meter boxes and any external pipe work
including their location on the buildings;
d) Details and sections through eaves, porches/entrance canopies,
chimneys; and
e) Details of all windows including recess depth of glazing
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The works shall only be carried out in accordance with the approved details.
Reason: In the interest of visual amenity.
5.

No flues, vents, stacks, extractor fans or meter boxes shall be located on the
primary elevation of any of the units.
Reason: In the interest of visual amenity.

Lighting
6.

No external lighting shall be installed until details have been submitted to, and
approved in writing by the Local Planning Authority. This submission shall
include a layout plan with beam orientation and a schedule of light equipment
proposed (luminaire type; mounting height; aiming angles and luminaire
profiles). Any associated external lighting that is provided shall be fitted with a
timer control system to ensure that the lighting system is switched off at times
to be agreed in writing with the Local Planning Authority. The approved
scheme shall be installed, maintained and operated in accordance with the
approved details unless the Local Planning Authority gives its written consent
to the variation.
Reason: To protect the appearance of the area and local residents from light
pollution.

Levels
7.

The finished floor levels for living accommodation shall be set no lower than
150mm above existing ground level.
Reason: To reduce the risk of internal flooding from surface water during a
flooding event.

Soft Landscaping/Trees
8.

Works to trees and methods for the protection of retained trees shall be carried
out in strict accordance with the approved Tree Protection Plan (4517-LLB-ZZDR-Ab-008 Rev P05)) and the Arboricultural Impact Assessment dated
06/03/2018 and shall not be varied unless previously agreed otherwise in
writing by the Local Planning Authority.
Reason: In the interests of tree preservation and amenity.

9.

In this condition "retained tree" means an existing tree which is to be retained
in accordance with the approved plans and particulars including the
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Arboricultural Tree Survey and Impact Assessment dated 06/03/2018; and
paragraphs (a) and (b) below shall have effect until the expiration of 5 years
from the date of the occupation of the buildings for their permitted use.
a.

No retained tree shall be cut down, uprooted or destroyed, nor shall
any retained tree be pruned, thinned or reduced other than in
accordance with the approved plans and particulars, without the written
approval of the Local Planning Authority.

b.

If any tree is removed, uprooted or destroyed or dies, another tree shall
be planted at the same place and that tree shall be of such size and
species, and shall be planted at such time, as may be specified in
writing by the Local Planning Authority.

c.

All retained trees shall be marked on site and protected during any
operation on site by temporary fencing in accordance with BS
5837:2012, (Trees in relation to design, demolition and construction recommendations). Such tree protection measures shall remain
throughout the period of demolition and construction.

d.

(No fires shall be lit within the spread of branches or downwind of the
trees and other vegetation;

e.

No materials or equipment shall be stored within the spread of the
branches or Root Protection Area of the trees and other vegetation;

f.

No roots over 50mm diameter shall be cut, and no buildings, roads or
other engineering operations shall be constructed or carried out within
the spread of the branches or Root Protection Areas of the trees and
other vegetation;

g.

Ground levels within the spread of the branches or Root Protection
Areas (whichever the greater) of the trees and other vegetation shall
not be raised or lowered in relation to the existing ground level, except
as may be otherwise agreed in writing by the Local Planning Authority.

h.

No trenches for underground services shall be commenced within the
Root Protection Areas of trees which are identified as being retained in
the approved plans, or within 5m of hedgerows shown to be retained
without the prior written consent of the Local Planning Authority. Such
trenching as might be approved shall be carried out to National Joint
Utilities Group recommendations.

Reason: In order to protect and enhance the appearance and character of
the site and locality.
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10.

All existing hedges or hedgerows shall be retained, unless shown on the
approved drawings as being removed. All hedges and hedgerows on and
immediately adjoining the site shall be protected from damage for the duration
of works on the site. Any parts of hedges or hedgerows removed without the
Local Planning Authority’s prior written consent or which die or become, in the
opinion of the Local Planning Authority, seriously diseased or otherwise
damaged within five years following completion of the approved development
shall be replaced as soon as is reasonably practicable and, in any case, by not
later than the end of the first available planting season, with plants of such size
and species and in such positions as may be agreed in writing with the Local
Planning Authority.
Reason: In the interest of visual amenity.

11.

All soft landscape works shall be carried out in accordance with the approved
details. The works shall be carried out prior to the occupation of any part of
the development or in accordance with the programme agreed in writing with
the Local Planning Authority; and any trees or plants whether new or retained
which within a period of 5 years from the completion of the development die,
are removed or become seriously damaged or diseased shall be replaced in
the next planting season with others of similar size and species, unless the
Local Planning Authority gives written consent to any variation.
Reason: In the interests of the amenity of the area

12.

The soft landscaping shall be maintained in accordance with the approved
landscape maintenance schedule (4517-LLB-SH-L-0001-S4-P01) unless
otherwise agreed in writing by the Local Planning Authority.
Reason: To ensure the new landscaped areas are properly maintained in the
interest of the amenity of the area and to maximise the scope of their
ecological value.

13.

All new trees planted shall be protected against stock and rabbits when
planted and such protection shall be retained and maintained for five years
from the date of the first occupation of any part of the approved development.
Reason: In the interests of visual amenity.

14.

Before any development above foundation level, details of the design of
boundary treatments to include gates, boundary walls and fences to all front,
side and rear boundaries and open space within the development shall be
submitted to and approved in writing by the Local Planning Authority. The
boundary treatments shall be provided prior to the first occupation of any part
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of the approved development.in strict accordance with the approved details.
Thereafter these approved boundaries shall be retained and maintained.
Reason: In the interests of visual amenity
Development Restrictions
15. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015, no development shall be carried out
within Classes A - F of Part 1 and Class A of Part 2 of Schedule 2 of that Order
(or any Order revoking and re-enacting that Order), without prior approval of
the Local Planning Authority.
Reason: In the interests of protecting the character and amenities of the
locality.
16.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (as amended) or any other Order or any
subsequent Order revoking or re-enacting that Order, the dwellings hereby
approved shall only be occupied as single dwelling houses as described by
Use Class C3 of the Town and Country Planning Use Classes Order 1987 as
amended.
Reason: To ensure that car parking provided within the development remains
adequate to meet the needs of the occupiers of the development and to
protect the amenities of future occupiers of the development.

Ecology
17.

Works shall be carried out in accordance with the recommendations and
mitigation set out within the approved Preliminary Ecological Appraisal dated
March 2018 unless otherwise approved in writing by the Local Planning
Authority.
Reason: To ensure that the proposed development will not have a harmful
impact on protected species.

18.

No development shall take place until an Ecological Design Strategy (EDS)
addressing ecological enhancement of the site has been submitted to and
approved in writing by the local planning authority. The EDS shall include the
following:
a) Purpose and conservation objectives for the proposed works;
b) Review of site potential and constraints;
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c) Detailed design(s) and/or working method(s) to achieve stated objectives
including the generous installation of bat and bird nesting boxes, native
planting, hibernaculas, and pond restoration/creation.
d) Extent and location/area of proposed works on appropriate scale maps and
plans;
e) Type and source of materials to be used where appropriate, e.g. native
species of local provenance;
f) Timetable for implementation demonstrating that works are aligned with the
proposed phasing of development;
g) Persons responsible for implementing the works;
h) Details of initial aftercare and long term maintenance;
i) Details for monitoring and remedial measures;
The EDS shall be implemented in accordance with the approved details and all
features shall be retained in that manner thereafter unless otherwise agreed
in writing by the Local Planning Authority. .
Reason: To enhance biodiversity in line with local and national planning
policies
Drainage
19.

Prior to the commencement of the development a detailed sustainable surface
water drainage scheme for the site shall be submitted to and approved in
writing by the Local Planning Authority. The detailed drainage scheme shall
demonstrate that the surface water generated by this development (for all
rainfall durations and intensities up to and including the climate change
adjusted critical 100 year storm) can be accommodated and disposed without
increase to flood risk on or off-site. A controlled discharge to watercourse shall
only be used where it is demonstrated that infiltration is not possible via site
specific ground investigations. The drainage scheme shall also demonstrate
that silt and pollutants resulting from the site use and construction can be
adequately managed to ensure there is no pollution risk to receiving waters.
Works shall thereafter be carried out in accordance with the approved scheme
unless otherwise agreed in writing by the Local Planning Authority.
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Reason: To ensure the development is served by satisfactory arrangements
for the disposal of surface water and to ensure that the development does not
exacerbate the risk of on/off site flooding. These details and accompanying
calculations are required prior to the commencement of the development as
they form an intrinsic part of the proposal, the approval of which cannot be
disaggregated from the carrying out of the rest of the development.
20.

No building hereby permitted in any phase shall be occupied until an operation
and maintenance manual for the proposed sustainable drainage scheme is
submitted to (and approved in writing) by the local planning authority. The
manual at a minimum shall include the following details:
• A description of the drainage system and its key components
• An as-built general arrangement plan with the location of drainage measures
and critical features clearly marked
• An approximate timetable for the implementation of the drainage system
• Details of the future maintenance requirements of each drainage or SuDS
component, and the frequency of such inspections and maintenance activities
• Details of who will undertake inspections and maintenance activities,
including
the arrangements for adoption by any public body or statutory
undertaker, or any other arrangements to secure the operation of the
sustainable drainage system throughout its lifetime.
•Details of any pumping station, means of enclosure and including details of its
location and any landscaping associated with it.
The drainage scheme as approved shall subsequently be maintained in
accordance with these details unless otherwise approved in writing by the
Local Planning authority.
Reason: To ensure that any measures to mitigate flood risk and protect water
quality on/off the site are fully implemented and maintained (both during and
after construction), as per the requirements of paragraph 103 of the NPPF
and its associated Non-Statutory

Technical Standards.
21.

No building on any phase (or within an agreed implementation schedule) of the
development hereby permitted shall be occupied until a Verification Report
pertaining to the surface water drainage system, carried out by a suitably
qualified professional, has been submitted to the Local Planning Authority
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which demonstrates the suitable operation of the drainage system such that
flood risk is appropriately managed, as approved by the Lead Local Flood
Authority. The Report shall contain information and evidence (including
photographs) of earthworks; details and locations of inlets, outlets and control
structures; extent of planting; details of materials utilised in construction
including subsoil, topsoil, aggregate and membrane liners; full as built
drawings; and topographical survey of ‘as constructed’ features.
Reason: To ensure that flood risks from development to the future users of
the land and neighbouring land are minimised, together with those to
controlled waters, property and ecological systems, and to ensure that the
development as constructed is compliant with the National Planning Policy
Framework.
22.

Where infiltration is to be used to manage the surface water from the
development hereby permitted, it will only be allowed within those parts of the
site where information is submitted to demonstrate to the Local Planning
Authority’s satisfaction that there is no resultant unacceptable risk to controlled
waters and/or ground stability. The development shall only then be carried out
in accordance with the approved details unless otherwise agreed in writing by
the Local Planning Authority.
Reason: To protect vulnerable groundwater resources and ensure
compliance with the National Planning Policy Framework.

Highways and Construction
23.

No development including any preparation works prior to building operations
shall take place on site until a Construction and Transport Management Plan
has been submitted to, and approved in writing by the Local Planning
Authority. The Management and Transport Plan shall include, but not be
limited to the following:
a) Routing of construction and delivery vehicles to / from site.
b) Details of areas for the parking, loading and unloading of plant and
materials, and provision on-site for turning for personnel, delivery and
construction vehicles including HGV’s;
c) Details of areas for the storage of plant and materials;
d) Details of the form and location of any proposed temporary works
compounds; and
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e) a programme of works (including details of the timing of deliveries,
measures for traffic management/signage);
f) details of any temporary fencing/hoardings to be provided behind any
visibility splays;
g) details of facilities, by which vehicles will have their wheels, chassis and
bodywork effectively cleaned and washed free of mud and similar
substances;
h) measures to control the emissions of dust and dirt during construction; and
The approved Management and Transport Plan shall be adhered to
throughout the duration of the demolition and construction period.
Reason: In order that the development should not prejudice highway safety
nor cause inconvenience to other highway users and in the interest of the
amenity of local residents.
24.

No site clearance, preparation or construction works shall take place, other
than between 0730 to 1800 hours (Monday to Friday) and 0730 to 1300 hours
(Saturday) with no working activities on Sunday, Public and Bank Holidays.
Reason: To protect the amenity of local residents.

25.

The vehicle parking spaces, and turning areas shall be provided in
accordance with details approved on drawing number 2722-2002F before any
dwelling is occupied, and shall thereafter be retained as such. Thereafter the
vehicle parking spaces and turning areas shall not be used for any purpose
other than as vehicle parking spaces and turning and manoeuvring of vehicles.
Reason: To retain vehicle parking spaces and turning areas in the interest of
highway safety.

26.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) Order 2015 (as amended) or any other Order or any
subsequent Order revoking or enacting that Order, the car barns shall be
provided in accordance with details approved on drawing numbers 27222002F and 2779-2027 Rev A before any dwelling is occupied, and shall
thereafter be retained as such. Thereafter the carbarns shall not be used for
any purpose other than for the parking of private motor vehicles associated
with the residential occupation of the property and no subdivision or doors
shall be added so as preclude such a use without the grant of further planning
permission from the Local Planning Authority.
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Reason: To ensure adequate provision for vehicle parking in the interest of
highway safety, and in the interest of visual amenity.
27.

No development shall take place above foundation level until details of
secure, covered bicycle parking facilities have been submitted to and approved
in writing by the Local Planning Authority. The approved bicycle storage shall
be completed before any dwelling is occupied and shall thereafter be retained
and maintained.
Reason: To ensure the provision and retention of adequate off-street parking
facilities for bicycles in the interests of highway safety.

28.

No dwelling shall be occupied until the following works between that dwelling
and the adopted highway have been completed in accordance with details
approved prior to the first occupation of the dwelling
a) Footways, with the exception of the wearing course
b) Carriageways, with the exception of the wearing course but including a
turning facility, highway drainage, visibility splays, street lighting, street
nameplates and highway furniture(if any).
c) All wearing courses shall be completed within a year of the occupation of
the dwellings to which they relate.
Reason: In the interests of Highway Safety.

29.

No dwelling shall be occupied until the visibility splays identified on drawing
numbers C10106 P1 and C10107 P1 have been provided in accordance with
these details. The visibility splays shall thereafter be retained in accordance
with those plans and the area within the visibility splays shall be permanently
maintained with no obstructions over 0.6 metres above carriageway level
within these splays.
Reason: In the interest of highway safety.

Contamination
30.

The development hereby permitted shall not be begun until a scheme to deal
with contamination of land and/or groundwater has been submitted and
approved by the Local Planning Authority and until the measures approved in
that scheme have been implemented. The investigation report shall be
conducted and presented in accordance with the guidance in CLR11 “Model
Procedures for the Management of contaminated land” published by the
Environment Agency. The scheme shall include all of the following measures
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unless the Local Planning Authority dispenses with any such requirement
specifically and in writing:
1.

A desk-top study carried out by a competent person to identify and
evaluate all potential sources and impacts of land and/or groundwater
contamination relevant to the site. The requirements of the Local
Planning Authority shall be fully established before the desk-top study
is commenced and it shall conform to any such requirement. Two full
copies of the desk-top study and a non-technical summary shall be
submitted to the Local Planning Authority without delay upon
completion.

2.

A site investigation shall be carried out by a competent person to fully
and effectively characterise the nature and extent of any land and/or
groundwater contamination, and its implications. The site investigation
shall not be commenced until:
i) A desk-top study has been completed, satisfying the requirements
of paragraph (1) above.
ii) The requirements of the Local Planning Authority for site
investigations have been fully established, and
iii) The extent and methodology have been agreed in writing with the
Local Planning Authority. Two full copies of a report on the
completed site investigation shall be submitted to the Local
Planning Authority without delay upon completion.

3.

A written method statement for the remediation of land and/or
groundwater contamination affecting the site shall be agreed in writing
with the Local Planning Authority prior to commencement, and all
requirements shall be implemented and completed to the satisfaction of
the Local Planning Authority by a competent person. No deviation
shall be made from this scheme without the express written agreement
of the Local Planning Authority. Two full copies of a full completion
report confirming the objectives, methods, results and conclusions of
all remediation works shall be submitted to the Local Planning
Authority.

Reason: To control pollution of land or water in the interests of the
environment and public safety.
Note: For further information and technical guidance regarding the
requirements of this condition applicants should contact the Borough
Council’s Environmental Protection Team (01233 331111).
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31.

If unexpected contamination is found at any time when carrying out the
approved development it must be reported in writing to the Local Planning
Authority. An investigation and risk assessment must be undertaken in
accordance with the requirements of condition 1, and where remediation is
necessary a remediation scheme must be prepared in accordance with the
requirements of condition 2.
Following completion of the remediation scheme a verification report that
demonstrates the effectiveness of the remediation carried out must be
prepared and submitted for approval in writing by the Local Planning Authority.
Reason: To ensure that risks from land contamination to the future users of
land and neighbouring land are minimised, together with those to controlled
waters, property and ecological systems, and to ensure that the development
can be carried out safely without unacceptable risks to workers, neighbours
and other offsite receptors. (LDF Core Strategy Policy CS1 and CS4)

Archaeology
32.

Prior to the commencement of development the applicant, or their agents or
successors in title, will secure and implement:
i) archaeological field evaluation works in accordance with a specification and
written timetable which has been submitted to and approved by the Local
Planning Authority; and
ii) further archaeological investigation, recording and reporting, determined by
the results of the evaluation, in accordance with a specification and timetable
which has been submitted to and approved by the Local Planning Authority
Reason: To ensure that features of archaeological interest are properly
examined and recorded.

Sustainability
33.

Prior to the first occupation of each new dwelling with a designated parking
space provided by means of a driveway, carport, or garage, the dwelling shall
be provided with at least one electric vehicle charging point. The charging
point may be a dedicated electric vehicle charging socket, or a suitably rated
three-pin socket capable of safely providing a slow charge to an electric
vehicle via a domestic charging cable. The charging point shall thereafter be
retained available, in a working order for the charging of electric vehicles.
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Reason: To take into account the cumulative impacts of development on air
quality and to encourage the use of sustainable transport modes including
incorporation of facilities for charging plug-in vehicles.
Broadband
34.

Before development commences details shall be submitted for the installation
of fixed telecommunication infrastructure and High Speed Fibre Optic (minimal
internal speed of 100mb) connections to multi point destinations and all
buildings including residential, commercial and community. The infrastructure
shall be laid out in accordance with the approved details and at the same time
as other services during the construction.
Reason: in the interests of providing good broadband connections

Compliance & Build Quality
35.

The development approved shall be made available for inspection, at a
reasonable time, by the local Planning authority to ascertain whether a breach
of planning control may have occurred on the land (as a result of departure
from the plans hereby approved and the specific terms of this
permission/consent/approval).
Reason: In the interests of ensuring the proper planning of the locality, the
protection of amenity and the environment, securing high quality development
through adherence to the terms of planning approvals and to ensure
community confidence in the operation of the planning system.

Note to Applicant
1.

Working with the Applicant

Working with the Applicant
In accordance with paragraphs 186 and 187 of the NPPF Ashford Borough Council
(ABC) takes a positive and proactive approach to development proposals focused on
solutions. ABC works with applicants/agents in a positive and proactive manner by;


offering a pre-application advice service,



as appropriate updating applicants/agents of any issues that may arise in the
processing of their application



where possible suggesting solutions to secure a successful outcome,
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informing applicants/agents of any likely recommendation of refusal prior to a
decision and,



by adhering to the requirements of the Development Management Customer
Charter.

In this instance


the applicant/agent was updated of any issues after the initial site visit,



was provided with pre-application advice,



The applicant was provided the opportunity to submit amendments to the
scheme/ address issues.



The application was considered by the Planning Committee where the
applicant/agent had the opportunity to speak to the committee and promote
the application.

Planning permission does not convey any approval for construction of the required
vehicular crossing, or any other works within the highway for which a statutory
licence must be obtained. Applicants should contact Kent County Council - Highways
and Transportation 03000 418181 in order to obtain the necessary Application Pack.
Highways
It is the responsibility of the applicant to ensure, before the development hereby
approved is commenced, that all necessary highway approvals and consents where
required are obtained and that the limits of highway boundary are clearly established
in order to avoid any enforcement action being taken by the Highway Authority.
Across the county there are pieces of land next to private homes and gardens that
do not look like roads or pavements but are actually part of the road. This is called
‘highway land’. Some of this land is owned by The Kent County Council (KCC) whilst
some are owned by third party owners. Irrespective of the ownership, this land may
have ‘highway rights’ over the topsoil. Information about how to clarify the highway
boundary can be found at
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highwayboundary-enquiries
The applicant must also ensure that the details shown on the approved plans agree
in every aspect with those approved under such legislation and common law. It is
therefore important for the applicant to contact KCC Highways and Transportation to
progress this aspect of the works prior to commencement on site.
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Southern Water
A formal application for connection to the public sewerage system is required in
order to service this development, please contact Southern Water, Sparrowgrove
House, Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or
www.southernwater.co.uk. Please read our New Connections Services Charging
Arrangements documents which has now been published and is available to read on
our website via the following link
https://beta.southernwater.co.uk/infrastructurecharges

Background Papers
All papers referred to in this report are currently published on the Ashford Borough
Council web site (www.ashford.gov.uk). Those papers relating specifically to this
application may be found on the pages under planning application reference
18/00413/AS.
Contact Officer: Alex Stafford

Telephone: (01233) 330248
Email: alex.stafford@ashford.gov.uk
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Annex 1

