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1.0 Introduction 

1.1 David Lock Associates (DLA) has prepared this Site Delivery Statement in support of 

representations to the Ashford Local Plan 2030 Main Changes, submitted on behalf of 

Mr James Ransley. The statement relates Omission Site NW1, Lees Farm which is 

land at Lees Farm, Willesborough, Ashford. 

1.2 The purpose of the Statement is to confirm deliverability of the site as a potential 

housing allocation and includes: (i.) a review of ABC published appraisals of the site 

(as set out in Strategic Housing and Employment Land Availability Assessment 

(SHELAA) and Sustainability Assessment; and (ii.) a broad overview of constraints and 

designations including reference to preliminary technical work undertaken.  

1.3 The National Planning Policy Framework (NPPF) defines a ‘deliverable’ site for Local 

plan policies as one that is available now, offers a suitable location for development 

now and is achievable with a realistic prospect that housing will be delivered on that 

site (Paragraph 47, footnote 11). A developable site is one in a suitable location with a 

reasonable prospect it is available and could be viably developed at the point envisaged 

(Paragraph 47 footnote 12).  

Site location and description 

1.4 The site is located within the Ashford urban area immediately east of the M20 and to 

the north west of the A2070 (Kennington Road/Willesborough Road). It is 

approximately 1.8 km form Ashford town centre as the crow flies and lies close to 

Willesborough. 

1.5 To the west of the site is the M20 motorway beyond which is a residential area off 

Harvey Road and Hythe Road connected to the site by a footbridge over the M20. The 

Ashford to Canterbury rail line bounds the site to the north, beyond which is Ashford 

Waste Water Treatment Works. To the north east, beyond the Great Stour flood plain, 

is an industrial park including food and cosmetics manufacturing uses (off Kennington 

Road) including Premier Foods and Givaudan. Also to the east and north east is 

Conningbrook Lakes Country Park and the Julie Rose Stadium. Immediately to the 
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south of the site is a modern housing estate and to the south east, along Kennington 

Road, other properties and, local facilities and employment. 

1.6 The site itself extends to approximately 28 hectares in total and is former agricultural 

land. It can be divided broadly into two halves: The north-eastern half is on lower ground 

associated with the Great Stour floodplain. The south-western half lies on higher 

ground, outside of flood zones 2 and 3. There are established blocks of woodland along 

the south-western boundary and a block of wood and scrubland extending into the site. 

Other trees and hedgerows run along field boundaries. A public right of way crosses 

the site from the motorway pedestrian bridge to Kennington Road (A2070). Figure 1 

shows the site location and Section 3 of this statement discusses specific physical and 

environmental constraints on or adjoining the site.   

1.7 The site is being promoted for approximately 300-350 dwellings but the capacity will be 

subject to more detailed master planning. Mr Ransley represents one of the landowning 

parties. Whilst there are several landowners, there are no identified legal or ownerships 

constraints to prevent the site coming forward for development.  

2.0 Review of Ashford Borough Council site evidence 

2.1 Two key ABC evidence documents have been reviewed with respect to the site: (i.) the 

Borough-wide Strategic Housing and Employment Land Availability Assessment 

(SHELAA) 2016/17; and (ii.) Local Plan Sustainability Appraisal (May 2016).  

Strategic Housing and Employment Land Availability Assessment 2016/17 

2.2 A three-stage screening exercise was undertaken as part of the SHELAA process 

resulting in a list of potential sites to be included in the Sustainability Assessment as 

‘reasonable alternatives’. Part one of the screening exercise ruled out sites based on 

availability, site size and ecological designations. Part 2 of the exercise dismissed 

further sites based upon location, physical limitations, flood risk, nature, heritage and 

landscape. The final screening removed sites that were not considered achievable in 

terms of cost, market and delivery factors. 

2.3 Importantly, the NW1, Lees Farm site was included as a ‘housing site remaining for 

housing supply land’ shown on Appendix 5. It was identified for 230 dwellings in the 

first five years of the plan and as being available, suitable and developable. 

Achievability was noted as ‘unknown’. The report concluded (on site NW1, Lees Farm): 

“This site has potential for development and requires a full sustainability appraisal. The 

site is located on the edge of the urban area, but does have constraints that require 

more detailed assessment such as flooding, amenity and local road network”. 
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Sustainability Assessment May 2016 

2.4 The main Sustainability Appraisal report was published in May 2016. It assessed 

options, policies and potential sites against thirteen objectives within which there were 

42 individual questions (drawing from an earlier scoping report in September 2014). A 

score was designated to each question of between -2 and +2. 

2.5 Through this exercise, Site NW1, Lees Farm was assessed as having an overall score 

of -7 (minus seven) and the report concluded: “Following this full Sustainability of the 

site, the site has scored poorly when compared with reasonable alternatives. Half of 

the site falls within the flood zone and the Green Corridor, in addition it is directly 

adjoining a Local Wildlife Site. The part of the site which is not in the flood zone is 

directly adjacent to the motorway. The land is also located between the Sewerage 

Works and Premier Foods and Givaudan factories. The access to the site would also 

need further investigation as the access would need to be via the Kennington Road, 

which is narrow and over utilised in this area.” 

2.6 Mr Ransley responded to the consultation by providing more up to date and detailed 

information about the site, having undertaken further work on flooding, amenity and the 

local road network (although no response was received from ABC to his submission). 

In summary, this showed a more realistic and accurate assessment would indicate a 

score of +7 (plus seven). Table 2.1 below summarises the updated site assessment as 

submitted to the May 2016 SA document.  

Table 2.1: Summary of Representations made to Ashford Local Plan Main 

Sustainability Appraisal 2016: Lees farm, Willesborough (Site NW1, Lees Farm) 

Objectives  SA score and 

assessment 

Comment and suggested 

revised score 

Change 

Objective 1: 

Biodiversity. 1.2 

would 

development of 

the site be likely to 

have a significant 

effect on a local 

wildlife site? 

 

-2 

 

Great Stour LWS runs 

along north-eastern 

boundary 

1 

 

No development on or 

adverse effects on Local 

Wildlife Site; and substantial 

enhancements proposed.  

+3 



Lees Farm, Ashford (Omission Site NW1)     Site Delivery Statement 
  Ashford Local Plan 2030 Main Changes  

 
 

 
DAVID LOCK ASSOCIATES  4 
August 2017 

 

Table 2.1: Summary of Representations made to Ashford Local Plan Main 

Sustainability Appraisal 2016: Lees farm, Willesborough (Site NW1, Lees Farm) 

Objectives  SA score and 

assessment 

Comment and suggested 

revised score 

Change 

Objective 1: 

Biodiversity. 1.3 

Would 

development 

result in the loss 

of key 

components in the 

habitat network? 

 

-1 

 

Areas of protected mixed 

shrub woodland/woodland 

run across the site 

0 

 

Trees referred to under 

agreement to retain with 

Highways Agency (HA) or 

owned by HA off-site 

+1 

Objective 1: 

Biodiversity. 1.4 

Would 

development of 

the site enable the 

creation of new 

habitat and or 

components in the 

habitat network? 

 

0 

 

Site would not improve 

linkages or enable 

managed access. 

2 

 

Substantial areas of new and 

enhanced habitat proposed 

adjoining the River Stour LWS 

+2 

Objective 1: 

Biodiversity. 1.5 

Is the site located 

within or adjoining 

the green 

corridor? 

 

-2 

 

Half of the site is in the 

Green Corridor 

 

0 

 

No development proposed in 

the designated green corridor.  

+2 

Objective 4: 

Water 4.1 Is the 

site wholly or 

partly contained in 

flood zone 2 or 3? 

 

-2 

 

50% of the site is in flood 

zone 2 or 3 

0 

 

+2 
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Table 2.1: Summary of Representations made to Ashford Local Plan Main 

Sustainability Appraisal 2016: Lees farm, Willesborough (Site NW1, Lees Farm) 

Objectives  SA score and 

assessment 

Comment and suggested 

revised score 

Change 

No development proposed in 

the floodplain FRA agreed for 

access arrangements and 

proposed development can 

improve the situation both on-

site, through additional 

compensatory storage and 

SuDS, and downstream. 

Objective 4: 

Water 4.2 is the 

site at risk from 

surface water 

flooding from the 

1 in 100-year 

event and or from 

the 1 in 30-year 

event?  

 

-2 

 

At risk from both 1 in 100 

and 1 in 30 yr flood event. 

0 

 

FRA undertaken. No built 

development areas proposed 

within areas susceptible to 

surface water drainage and 

acceptable access 

arrangement now agreed with 

the authorities.  

+2 

Objective 7: 

Health and 

Wellbeing 7.4 

Would 

development 

result in the loss 

or gain of local 

and or strategic 

open space 

 

0 

 

No affect public open 

space 

+1 

 

Development would create 

substantial new areas of 

public open space. 

+1 

    

Objective 11: 

Minerals, Waste 

and soil?11.1 Is 

the site located on 

existing, known 

mineral reserves? 

 

-1 

 

Land in the floodplain is 

area of gravel reserves. 

0 

 

Area subject to gravel 

reserves not proposed for 

development 

+1 
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Table 2.1: Summary of Representations made to Ashford Local Plan Main 

Sustainability Appraisal 2016: Lees farm, Willesborough (Site NW1, Lees Farm) 

Objectives  SA score and 

assessment 

Comment and suggested 

revised score 

Change 

Conclusion: The summary analysis demonstrates a +14 swing in the score meaning the 

previously -7 score should be +7 score 

 

2.7 In the light of the alternative assessment submitted, the conclusion that the site 

performs poorly in the SA no longer holds. Other sites in the urban area which score 7 

or less have been found to be suitable sites for the Local Plan and several sites at the 

urban edge have been allocated despite scoring negatively in the assessment.    

Conclusion on ABC site assessment evidence 

2.8 The SHELAA 2016/17 found the site to be developable and a reasonable alternative to 

go forward for assessment in the Sustainability Appraisal. The Sustainability Appraisal 

undertaken did not accurately reflect the site’s potential in a number of respects but an 

alternative assessment was submitted to ABC which demonstrated an alternative 

scoring of +7, a reasonable score to justify the site as a housing allocation. 

3.0 Site constraints and designations 

3.1 This section provides further information regarding site constraints and designations, a 

summary of any relevant technical work undertaken and the potential response to the 

constraints in terms of development delivery. 

Flood risk 

3.2 The Great Stour and its floodplain run through the site and flood risk zones 2 and 3 are 

present. A Flood Risk Assessment for the site has been undertaken by JBA consulting 

and has updated the flood risk mapping, including in the light of Environment Agency 

updated guidance for climate changes allowances.   

3.3 By lowering the floodplain additional flood storage is being created on the floodplain 

proving offsite environmental benefits. No built development would be proposed in flood 

zones 2 or 3 and a scheme for Sustainable Drainage Systems (SuDS) can be designed 

to manage on site drainage and avoid any impacts off-site.  

3.4 Vehicular access to Kennington Road is proposed however through flood zone 2. 

Importantly, an access junction has been prepared and agreed with Kent County 

Council (KCC), as Lead Local Flood Authority to the Environment Agency (EA) and 

Highways, on the basis that a 4m wide ‘dry’ shared pedestrian/cycle emergency access 
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can be provided through Lees Farm itself and through an additional flood compensatory 

storage area in the order of 150 sqm is provided on site for the emergency access. 

Blockage scenarios were also run regarding Longport Bridge, to demonstrate the 

access is acceptable.  

Access and connectivity 

3.5 The site is an attractive location for sustainable transport modes, including walking, 

cycling and buses. In addition, safe and convenient vehicular access can be delivered.  

3.6 The Chartered Institute of Highways (CIHT) guidance on walking distances, in this type 

of location, recommends 400m is preferable but 800m is acceptable and 1200m and 

the upper threshold for reasonable walking distances. The site is within 400 metres of 

a bus stop; local shop (at Cradlebridge Road via M20 pedestrian bridge) and local 

amenities in Willesborough Lees. The site is within 800m of employment opportunities 

to the north and Conningbrook Lakes Country Park and further facilities in 

Willesborough (via the M20 pedestrian bridge). The site is within 1,200m of 

Willesborough infant and junior school, pre-school facilities and Norton Knatchbull 

secondary school and to sports facilities at Julie Rose Stadium. 

3.7 A public right of way crosses the site form the M20 pedestrian bridge to Kennington 

Road, which could be incorporated into the development. 

3.8 For cycle commuting, between 3-5km can be considered an optimum distance. The 

site is within 3km of most major employment centres in Ashford including William 

Harvey Hospital, Eureka park, the designer outlet centre and Ashford Town Centre. 

Moreover, the site adjoins National Cycle Route 18.  

3.9 There is good public transport accessibility via high frequency bus services running 

along Kennington Road towards William Harvey Hospital and on to the town centre.  

The frequency of services is 18 per hour on a weekday, 16.5 per hour on Saturday and 

6 per hour on Sundays.  

3.10 Technical work has been undertaken by MLM consulting and discussions have taken 

place with the County Highway Authority to agree satisfactory access arrangement 

comprising the main access from the A2070 Willesborough Road and a second 4m 

pedestrian, cycle and emergency access directly through NW1, Lees Farm to 

Kennington Road. This has been tested with regards to flood risk and agreed with the 

Environment Agency, KCC and ABC subject to details. Other cycle and pedestrian links 

also exist, including the pedestrian bridge over the M20 and pedestrian/cycle links to 

Kennington Road. 

3.11 Regarding off-site capacity, modelling work has been undertaken and presented to 

KCC about improvements to William Harvey roundabout. It has been confirmed that 
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impacts of the development can be satisfactorily mitigated and there is on-going 

detailed work. 

Noise 

3.12 Noise sources are associated with the railway line to the north and M20 motorway. A 

noise monitoring report has been undertaken which shows providing there is a 

reasonable stand-off between the noise sources and first line of residential dwellings, 

an acceptable residential environment can be established on the site. The more 

detailed master planning and design stage provides the further opportunity to design-

in mitigation and further reduce noise potential.   

Odour 

3.13 Potential odour sources are the Ashford Waste Water Treatment Works (WWTW) to 

the north and the manufacturing uses to the north east of the site, off Kennington Road.  

3.14 Firstly, regarding the manufacturing uses, there is no longer an Environment Agency 

licence to emit odorous fumes associated with the activities therefore there is no odour 

impact on potential residential development. 

3.15 The main potential for odour from Ashford WWTW results from Hydrogen Sulphide 

(H2S). Prevailing meteorological conditions mean that it is rare that the wind direction 

would carry odour for the WWTW to the proposed development site.  Furthermore, an 

odour assessment of Ashford WWTW was undertaken in 2005 in relation to planning 

application for improvements at that time. This shows that the most odorous activities 

at the works are at the north-west corner, furthest away for the proposed residential 

site. Monitoring points adjoining the NW1, Lees Farm site at the railway and the M20 

pedestrian bridge were taken in variable wind conditions (including a north easterly 

wind direction for some of the time). This showed H2S concentrations of only 3 parts 

per billion (ppb), consistent with background levels found, and the threshold 5 ppb 

contour being contained entirely within north west of the WWTW site.   

3.16 In the light of this information it can be concluded that potential odour impact does not 

preclude the site from potential residential development. It should also be noted other 

allocations have been made within 300m of a WWTW (see Hamstreet Policy S57 and 

Woodchurch Policy S62 allocations for example). 

Landscape, Nature Conservation and Heritage 

3.17 There is an area of scrub and woodland running across the site which is covered by a 

Tree Preservation Order (TPO). There are further areas of woodland adjoining the M20. 

The woodland adjoining the M20 would need to be retained under an agreement with 
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the Highways Agency. The woodland area subject to TPO would be retained and 

incorporated as part of the masterplan for scheme within green open space.  

3.18 The Ashford Green Corridor is designated along the Great Stour flood plain. This would 

be left as open green space and unaffected by development.  A Local Wildlife Site runs 

more narrowly along the Great Stour itself (reference AS27). This would be retained 

within an extensive green corridor and not affected by development. Moreover, there is 

the opportunity to create a mosaic of interconnected green infrastructure connecting 

on-site green spaces with the Green Corridor.  

3.19 The Willesborough Lees Conservation Area lies immediately to the south east of the 

site. There are also Listed Buildings Lees Farm and off Kennington Road. These do 

not preclude development of the site but their setting would need to be considered in 

the master planning and more detailed stage. 

Summary 

3.20 A review of the main environmental and technical constraints, along with emerging 

technical studies, confirms that residential development is achievable, suitable and can 

be delivered whilst providing a suitable living environment. The location can also be 

considered sustainable in relation to pedestrian, cycle and bus accessibility by and the 

positive relationship that can be established with the green corridor. 

4.0  Conclusion 

4.1 This statement has been prepared regarding Omission Site NW1: Lees Farm, 

Willesborough, Ashford. It is appended to representations made to Ashford Local Plan 

2030 Main Changes on behalf of Mr James Ransley. The report includes a review of 

Ashford Borough Council evidence pertaining to the suitability of the omission site, as 

set out in the Council’s Strategic Housing and Employment Land Availability 

Assessment (SHELAA) and Sustainability Assessment. It also outlines the key site 

constraints and reference to emerging work undertaken, where necessary, to address 

this constraint and ensure the site is ‘deliverable’ or ‘developable’.  

4.2 The Council’s SHELAA considered the site following a Call for Sites submission and 

concluded that the site was deliverable and should be put forward for further 

assessment as a reasonable alternative in the Sustainability Appraisal. The 

Sustainability Appraisal (May 2016) included an assessment of the site but, in a number 

of respects, did not accurately reflect the site-specific constraints and opportunities (for 

example by assuming built development would be occurring on flood plain and green 

corridor).  

4.3 A consultation response was submitted by Mr Ransley to correct errors and update the 

appraisal. This submission demonstrated that + 7 was a more accurate scoring. Taking 
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this into account, the site performs well through the SHELAA And SA process and is 

justified as a potential allocation.  

4.4 Site specific constraints have been addressed in more detail as follows:  

 Flood risk: No built development is proposed in flood zones 2 and 3 and 

Sustainable Drainage Systems can be designed-in at the more detailed stage. The 

main vehicular access to Kennington Road has been agreed with the County and 

Environment Agency subject to provision of a ‘dry’ emergency access and 

compensatory storage area. 

 Access and connectivity: The site is well located to encourage the use of 

sustainable transport modes including walking, cycling and bus services. 

Vehicular access and egress has been agreed in-principle with the County Council 

as have potential off-site works to satisfactorily mitigate off-site impacts at William 

Harvey Roundabout.  

 Odour: The risk of odour impact form the Ashford Waste Water Treatment Works 

is very low based on the prevailing winds and the survey data undertaken as part 

of the upgrade of that facility. 

 Noise: Noise surveys have been undertaken which shows the M20 and railway 

can impact the areas of the site closest to the noise sources but does not preclude 

development from occurring on other areas. Further mitigation through landscape 

and design can also be implemented at the detailed stage. 

 Landscape, nature and heritage: Development would not harm areas of woodland, 

the green corridor, River Stour Local Wildlife Site or the Conservation Area. 

Moreover, the site presents a good opportunity to integrate on-site green 

infrastructure including habitat areas and public open space. 

4.5 Overall, based upon a review of ABC evidence and site-specific considerations, there 

is a reasonable prospect that the site is deliverable, as defined by the NPPF, as a Local 

Plan allocation (available now, offer a suitable location for development now and be 

achievable. It can also be concluded that the site is a sustainable opportunity for 

development in relation to its location and access to sustainable transport modes, 

response to site constraints and potential to realise a high quality and environmentally 

sensitive development.  
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FIGURE 1: SITE LOCATION PLAN 
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