
ASHFORD BOROUGH LOCAL PLAN  

MAIN CHANGES JULY-AUGUST 2017 

REPRESENTATIONS ON BEHALF OF HALLAM LAND MANAGEMENT LIMITED 

 

1. Introduction 

1.1 Hallam Land Management Limited previously submitted representations to the pre-submission 

Local Plan (Regulation 19) in August 2016.  These concerned, inter alia, the scale of housing 

proposed, the spatial strategy, the proposed allocations at Court Lodge (S3) and Hamstreet (S31).   

 

1.2 The Main Changes proposed by the Council concern certain of these policies and we provide 

further comments in relation to these matters here.   

 

1.3 In other instances, the Council have not proposed changes to the Plan despite the representations 

submitted previously.  Where there is new evidence available we draw attention to this as further 

justification for changes that arise from our representations.   

 

1.4 Therefore, the Main Changes which these representations relate to are as follows: 

 

MC4 Policy SP2 Strategic Development Requirements   

MC10 Policy S3 Court Lodge, Ashford 

MC52  Policy HOU12  Residential Space Standard 

MC82  Revised Ashford Urban Area Figure 2 Insert 

MC83  Updated Green Corridor Diagram 

MC84 Appendix 5 Housing Trajectory 

 

2. MC4 Policy SP2 Strategic Development Requirements 

 

2.1 MC4 provides a re-written section of the Local Plan which covers a range of issues: housing 

provision, the distribution strategy, phasing and delivery.  We comment on these matters in the 

following paragraphs. 

 

Housing Provision 

 

2.2 The pre-submission Local Plan proposed that 14, 680 new dwellings would be constructed 

between 2011 and 2031.  Section 7 of the representations previously submitted included a 

critique of how the Objectively Assessed Need for housing had been calculated and gave reasons 

why the level of new housing should be increased.  Subsequent to this, the Main Changes do in 

fact include such an increase.  MC4 now proposes that 16,120 new homes are built over the plan 

period 2011-2031; an increase of about 10% from the pre-submission Local Plan.  This takes 

account of the 2014 Sub-national population projections, and adjustments to take account of the 

affordability of new housing in the Borough, the likely trends in future economic performance and 

potential out-migration from London. 
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2.3 Once completions between 2011-2017 are taken into account, the residual requirement to be 

provided over the remaining years of the plan period is 12,943 dwellings.  The Plan rightly includes 

what is referred to as ‘contingency buffer’ to ensure that this residential requirement is delivered.  

This is a theoretical addition to take account of the likely incidence of non-implementation from 

existing commitments.   These Main Changes are welcomed. 

 
Distribution of Development 

 

2.4 The Spatial Strategy in the Plan remains broadly the same as that in the pre-submission Local Plan, 

although the text of paragraphs 3.48 – 3.67 has been amended.  Our comments on the Spatial 

Strategy are therefore repeated below for completeness.  

 

2.5 The spatial strategy in the consultation document is framed by the Strategic Priority afforded to 

Ashford town as the pre-eminent settlement in the Borough, and the main focus for development, 

promoting regeneration and the creation of attractive and vibrant new communities on the 

periphery of the town. This is consistent with various of the consultation document’s Strategic 

Objectives: 

 

• to focus development at accessible and sustainable locations which utilise existing 

infrastructure, facilities and services wherever possible; 

• to promote access to a wide choice of easy to use forms of sustainable transport modes; 

• to provide a range of employment opportunities to respond to the needs of business; and 

• to protect and enhance the Borough’s historic and natural environment. 

 

2.6 This focus at Ashford, along with the more limited and proportionate development at Tenterden 

and the rural service centres including Hamstreet, is consistently shown to be the most 

sustainable option through the Sustainability Appraisal. The Sustainability Appraisal demonstrates 

that this strategy will: 

 

• have a significant positive impact on improving the accessibility of jobs; 

• help promote the rural economy; 

• provide a significant positive impact by locating a significant proportion of development 

within Ashford with access to education, health and community services; 

• protect and enhance the retail offer of Ashford and the rural service centres; 

• to a greater degree utilise and enhance existing social, green, transport and utilities 

infrastructure; 

• have a significant positive effect on improving the health and quality of life as facilities 

would be likely to be within close range increasing opportunities for access on foot or cycle; 

• support the objective of improving and sustaining the town and district centres’ economic 

performance and vitality and maintain their roles within the Borough’s retail hierarchy; 

• be most likely to be able to optimise the use of brownfield sites in Ashford, the rural service 

centres, other villages or the rural area (including employment opportunities within rural 

buildings). 

 

2.7 The extent to which development needs can be met entirely on previously developed land is 

limited, both as a consequence of the scale of future development but also due to the relatively 

few opportunities that exist in the town that have not either already been developed or have 

planning permission.   
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2.8 Within the context of Ashford providing a focus for new development as the most sustainable 

strategy, it is entirely legitimate and necessary to allocate additional peripheral greenfield 

development.  

 

2.9 In this regard, the Sustainability Appraisal considered options around the town for how best to 

accommodate new development. Two broad locations where significant new development could 

be clustered: to the north west of the town around Beechbrook and the Eureka business park or 

to the south of the town around Kingsnorth (Alternatives 5.1 and 5.2) were assessed along with 

a further option to disperse development in a number of locations within various sectors at the 

edge of the town (north; south; north east and south east Alternative 5.3). 

 

2.10 Its conclusion, and recognising that all greenfield development has the potential to have negative 

impacts on biodiversity, landscape character and the use of agricultural land and resources, 

Alternative 5.3 has most beneficial effects on Sustainability Appraisal objectives, in particular the 

delivery of new homes and economic growth, the impact on modal shift and improving health. 

The option of dispersing development around the periphery of Ashford is considered to be the 

most sustainable strategy. 

 

2.11 This has in turn led to new allocations at various locations around Ashford, including the Court 

Lodge Strategic Allocation (S3) confirming that the development land strategy is consistent with 

the conclusions of the Sustainability Appraisals, which are themselves sound. 

Delivery and Phasing 

2.12 The Main Changes include a revised housing trajectory at Appendix 5 (MC84).  Underpinning this 

trajectory is the premise that the need to address the undersupply of housing in the early years 

of the plan is met on the basis of the ‘Liverpool’ method and the increase in the per annum housing 

required is spread across the remaining years of the plan period rather than being addressed in 

the next five years (i.e. 2017-2022).  The rationale for this is explained on pages 11 and 12 of the 

Main Changes and affords a priority to delivering the sustainable strategic sites at Ashford rather 

than allocating additional smaller scale sites and a more dispersed and less sustainable pattern of 

future development locations.   

 

2.13 For Allocation S3, the housing trajectory has changed.   

 

2.14 In the pre-submission local plan it had been assumed that first completions would be achieved in 

2019/2020.  Whilst this was achievable, it would have required the Council to deal expeditiously 

with a planning application in order to allow development to commence in 2018/2019.  Whilst a 

planning application is being prepared presently, securing the necessary detailed permissions to 

ensure that there is an implementable consent within this time frame will be challenging.   

 

2.15 In the new housing trajectory, first completions now expected in 2020/21.  Whilst this still 

requires the Council to deal expeditiously with a planning application it is a more realistic timescale 

and this is change is supported by Hallam.  Of course, this housing trajectory does not prevent 

the site being delivered sooner, it simply represents the assumptions made for housing provision 

over plan period, and it may well be that this site is able to achieve completions sooner which 

would be beneficial.   

 

2.16 We note that a modest increase has been assumed in the delivery rate to 110 dwellings per annum 

at the peak of the site’s output, which reflects comments made previously.   

 

2.17 Other comments regarding the housing trajectory set out in our earlier representations remain. 
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3. MC10 Policy S3 Court Lodge 

 

3.1 Hallam Land Management Limited control the land that is allocated as the Court Lodge site.  It 

has been working with the Council for a number of years to demonstrate the suitability and 

deliverability of this site and the representations submitted to the pre-submission plan set out the 

masterplan proposals for the scheme. 

3.2 The Main Changes do not alter the principle of this allocation.  Rather it makes a number of 

adjustments to the supporting text and policy to reflect current circumstances. 

 

Site Capacity and Masterplanning 

 

3.3 Firstly, the capacity of the site is now referred to in an indicative fashion rather than a ceiling.  

This proposed change reflects the pre-submission representations made by Hallam (para 4.2) and 

this is supported. 

 

3.4 We also support the role of a masterplan exercise in determining the overall capacity of the site 

and believe this is an exercise that can be done as part of a planning application rather than in 

advance of it.  We commented upon this in our representations to the pre-submission Plan (para 

4.4).  We would not support the requirement for a supplementary planning document for this 

purpose as we consider it unnecessary and could delay the site being brought forward. 

 

3.5 That said, there are other development sites at South Ashford (Policy S4 and S5) which are 

physically and functionally related to one another.  Whilst these sites can be developed separately 

and do not need to be subject to a single planning application it is important that they are planned 

together such that the overall development proposals are comprehensive and co-ordinated.  We 

have previously submitted a strategic masterplan for South Ashford and believe there is a need 

for this to underpin each of the planning applications.   Each of the promoters of land within the 

South Ashford area and the Council should be involved in agreeing the principles of this strategic 

masterplan as a spatial reflection of the individual policies. The objective should be to ensure that 

these three sites are planned in an integrated and co-ordinated manner with infrastructure 

planned to meet the needs of the three sites together.   

 
3.6 On this basis, we believe that the reference in each policy to a masterplan exercise should be on 

the basis of a co-ordinated strategy from the three South Ashford allocations.   

 

Land Use arrangement 
 

3.7 The Main Changes propose that paragraph 4.33 of the supporting text is amended to delete 

reference to where built development should be located within the allocated site.  Later in the 

supporting text a supplementary sentence is to be included which continues to support built 

development being located within the northern part of the allocated site but that additional flood 

risk modelling is required in the first instance to determine the location and extent of the future 

development areas.  This amendment follows representations from the Environment Agency 

concerning the potential of future development within the norther part of the site being at risk of 

flooding associated with the White Water Dyke which traverses through the site.   

 

3.8 It is common ground between Hallam, Ashford Borough Council and the Environment Agency, 

that the area of land allocated as Court Lodge can accommodate the level of development 

proposed by Policy S3.   
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3.9 Ashford Borough Council wish to ensure that future development is suitably connected to the 

existing urban area north of Pound Lane and Merino Way and that the facilities provided as part 

of the new development are accessible to existing residents.  The Environment Agency require 

that a full and proper assessment of the flood risk associated with the future location of built 

development and would favour development being located outside of Flood Zone 1.  Hallam have 

considered and developed masterplans that would allow the land use and development 

components of Policy S3 to be provided on either the northern or southern halves of the site 

whilst providing, in either circumstance, connections to the existing urban area and suitable areas 

for public open space and ecological mitigation.  Hallam intend to work with the Borough Council 

and the Environment Agency to determine the most appropriate arrangement of land uses.   

 
3.10 Moreover, Hallam have considered the viability of the different development options that arise 

from the land use distribution within the site and are satisfied that a scheme can be brought 

forward which delivers the Policy requirements and associated mitigation.   

 

Pound Lane Link Road 
  

3.11 In paragraph 4.37 we note the addition of a reference to access from Pound Lane which we do 

not object to.  However, this paragraph continues to refer to the Pound Lane Link Road; a 

proposed new single-carriageway link road to the east of Knights Park linking with the A2070 

junction at Park Farm (Forestall Meadow).  In our response to the pre-submission Local Plan we 

questioned whether any highway modelling existed to substantiate this link as a matter of 

principle and secondly the requirement for it to be funded by the proposed development.   

 

3.12 Subsequent to this, Hallam have commissioned highway modelling, the scope of which was agreed 

with the County Council and Highways England.  This modelling demonstrates that there is no 

highway benefit of the Pound Lane Link Road.  Junction improvements on the local highway 

network enable development at South Ashford to be accommodate without the need for the 

construction of the Pound Lane Link Road.  As the Council have not proposed any amendments 

to these aspects of the plan and our original representations remain. 

 

3.13 In response to this highway modelling, we understand that the County Council now question the 

deliverability of the Pound Lane Link Road and, rather, they view the strategic link between Long 

Length and Ashford Road as the important element of highway infrastructure to reduce traffic on 

Pound Lane.   This has implications for Site S5 and is a prime example of the need for a strategic 

masterplan for the South Ashford Sites.  

 

3.14 Hallam are still of the opinion that the Local Plan’s evidence base does not support the provision 

of the Pound Lane Link Road.  Paragraphs 3.33 – 3.37 of our earlier representations therefore 

remain.  

 

3.15 Paragraph 4.41 has been amended to introduce the requirement for the proposed development 

to contribute towards the provision of sports and recreational facilities off-site based on Sport 

England’s Facilities Planning Model.  It is important that the overall extent of open space being 

provided as part of the proposed development is reflected in the approach to planning obligations.  

Given that the extension of Discovery Park in the manner proposed by the Policy is significantly 

in excess of what would ordinarily be provided for a development of this scale this should be 

taken into account alongside conventional sports and recreational facilities.  In this instance, this 

would not justify provision of such facilities in addition to Discovery Park.  We note that this 

requirement is not included in Policy S3 and should be deleted from the supporting text.   
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3.16 As regards the amendments to the wording of the Policy, we comment on the individual criteria 

in the following paragraphs: 

 

3.17 Criterion B: Drainage.  There are two principal amendments to this Policy.   

 

3.18 The first is to require that the drainage strategies associated with the new development at Sites 

S3, S4 and S5 west of Ashford Road are compatible with one another.  This, as a principle, is 

unobjectionable and is another example of how a strategic masterplan for South Ashford could 

ensure co-ordinated development but without the need for a single planning application.   

 

3.19 The second is to require the development to provide a connection to the nearest point of 

adequate capacity in the sewerage network, in collaboration with the service provider and provide 

future access to the existing sewerage infrastructure for maintenance and upsizing purposes.  The 

same additional text is proposed for Site S4 but not S5.   Again, this is another example of where 

infrastructure improvements need to be considered in a holistic manner at South Ashford.   

 

3.20 Criterion i: Affordable Housing and Housing Mix:  We note that the level of affordable housing 

proposed for Court Lodge is 30%, and if necessary and appropriate, a viability assessment would 

be required were a lower level of affordable housing needed.   

 

4 MC52 Policy HOU6  Self and Custom Build Development 

 

4.1 In our representations to the pre-submission Local Plan we set out our concerns as to the lack of 

clarity in this Policy and then its practical application (paras 8.11 – 8.13).   

 

4.2 MC52 has now amended the Policy to confirm that sites within and on the edge of Ashford of 

more than 40 dwellings will be required to provide no less than 5% of their plots for self or custom 

build development.   

 

4.3 On this basis, the three sites at South Ashford would be required to provide 75 plots for self or 

custom build development.  There does not appear to be evidence to support the likely out turn 

of this policy in terms in terms of demand for such plots.  This Policy is not justified.   

 

5 MC54 Policy HOU12  Residential Space Standard 

 

5.1 We note that MC52 moves text from elsewhere in the Plan into this supporting text to the Policy.  

This amendment does not address the in-principle objection set out in the representations to the 

pre-submission plan (para 8.14 – 8.17) that Policy HOU12 is not justified by evidence as is 

required for the introduction of new space standards. 

 

 

6 MC82 Revised Ashford Urban Area Figure 2 Insert 

 

6.1 We note that the Revised Ashford Urban Area Figure 2 Insert as it relates to Court Lodge it 

predicated on the built footprint of development at Court Lodge being located on the northern 

half of the site, with the green infrastructure being located to the south.  MC10 provides flexibility 

for a different footprint for the built development.  It is important therefore that the Inset diagram 

is not afforded a status in the Development Plan that would predetermine the consideration of 

the arrangement of land uses as allowed for by MC10. 
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6.2 We also note that the Pound Land Link Road is shown in the Figure 2 Insert as a Proposed 

Highway Scheme.  There is no Policy in the Local Plan or the Local Transport Plan relating to this 

and, as previously set out, we are not aware of any evidence that demonstrates it is required.  The 

Pound Lane Link Road should be deleted from the Figure 2.  Without prejudice to our in-principle 

objection concerning the justification for the Pound Land Link Road if it is to be retained on Figure 

2 the key should be amended to refer to a ‘Possible Highway Scheme’ so as to reflect its actual 

status.   

 

 

7 MC83 Updated Green Corridor Diagram 

 

7.1 We note that the Updated Green Corridor Diagram as it relates to South Ashford it predicated on 

the built footprint of development at Court Lodge being located on the northern half of the site, 

with the green infrastructure and corresponding green corridor being located to the south.  MC10 

provides flexibility for a different footprint for the built development.  In this alternative scenario 

the green corridor would in fact be immediately south of the existing urban area.  This would not 

harm the overall aspiration to extend the green corridor to the south of the town. 

 

 

8 M84 Appendix 5 Housing Trajectory 

 

8.1 For Allocation S3, the housing trajectory has changed in MC84. 

 

8.2 In the pre-submission local plan it had been assumed that first completions would be achieved in 

2019/2020.  Whilst this was achievable, it would have required the Council to deal expeditiously 

with a planning application in order to allow development to commence in 2018/2019.  Whilst a 

planning application is being prepared presently, securing the necessary detailed permissions to 

ensure that there is an implementable consent within this time frame will be challenging.   

 

8.3 In the new housing trajectory, first completions now expected in 2020/21.  Whilst this still 

requires the Council to deal expeditiously with a planning application it is a more realistic timescale 

and this is change is supported by Hallam.  Of course, this housing trajectory does not prevent 

the site being delivered sooner, it simply represents the assumptions made for housing provision 

over plan period, and it may well be that this site is able to achieve completions sooner which 

would be beneficial.   

 

8.4 We note that a modest increase has been assumed in the delivery rate to 110 dwellings per annum 

at the peak of the site’s output, which reflects comments made previously.   

 

8.5 Other comments regarding the housing trajectory set out in our earlier response remain. 
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