Consultation Statement
(Appendix 5)

Schedule of Comments made on the
Regulation 14 Boughton Aluph & Eastwell
Parishes Neighbourhood Plan
and Parish Council Responses
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Please note that references to Neighbourhood Plan policy numbers
in this document refer to those contained in the Regulation 14
Neighbourhood Plan.

Vision for the Neighbourhood Plan.
What are your views on the overall Vision for the Neighbourhood
Plan?
0
2

2
5

22

13

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Respondent

Comment

Susan Elsy

I think to compliment the area of outstanding
natural beauty a statement on how to
enhance this would be to support it with a
greener vision to help with global warming
and pollution of such an area. For example
use of environmentally friendly building
materials. Sustainable heating (thermal).
Monitoring of the pollutants emitted from
heavy traffic using the cut through on a minor
road from M20 to M2 the affect it has on
resident’s health and safety. Charging points
for the electric cars how the installation is
going to be monitored.
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Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
General policies within
Ashford Borough
Council’s adopted Local
Plan for the area covered
by the Neighbourhood
Plan are more
appropriate in relation to
global warming and
pollution: Policy ENV10
Renewable and Low
Carbon Energy;
Policy ENV11
Sustainable Design and

Respondent

Comment

Graham
Skinner

I strongly feel that there should be no housing
development on Eureka Park

Sue Thompson

I should like to see Kempe's Corner included
in statements re proposed village
confines/envelope. We too have wonderful
views which are in danger from proposed
development.
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Construction - Nonresidential and Policy
ENV12 Air Quality
Ashford Borough
Council’s adopted Local
Plan contains provision
for housing within the
Eureka Park site (Policy
S20). In accordance with
Para 29 of the National
Planning Policy
Framework,
neighbourhood plans
should not promote less
development than set out
in the strategic policies
for the area, or
undermine those strategic
policies (i.e. Ashford
Borough Council’s Local
Plan).
The adopted Local Plan
lists settlements within
which windfall
development will be
allowed (Policy HOU3a).
For the purposes of the
Neighbourhood Plan area
these are Ashford and
Boughton Lees. Smaller
settlements in the
Neighbourhood Plan area
such as Boughton Aluph
and Kempe’s Corner are
not listed as suitable
hamlets within which
windfall development is
considered appropriate
and therefore do not
require village confines.
The Neighbourhood Plan
acknowledges that there
are a significant number
of views across the

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
countryside, including the
numerous public
footpaths which cross the
area, but that it is
impossible to list them all.
Thus, the focus of the
Important Public Views is
those views from the
settlements of Ashford
and Boughton Lees. This
should not be seen as
diminishing the
importance of views
within the wider
countryside.
Amend explanation of
Important Public Views
as follows:
It is recognised that there
are a significant number
of views across the
countryside, including
from the numerous
public rights of way that
cross the area, but it is
impossible to list them all.
Rather, it is important to
protect and enhance
valued landscape
through Policy BAE
NP3 and the footpaths
which allow access to it
through Policy BAE
NP8. Thus, the focus of
the Important Public
Views is those views from
the settlements of
Ashford and Boughton
Lees which contribute to
local character and
amenity. This should not
be seen as diminishing
the importance of views
within the wider
countryside.
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Helga Howells

Protection of public green space in particular
Sandyacres having similar status to other key
areas of green space in the local plan
particularly as it was given to the borough for
use by Goat Lees for recreational land
instead of more green useable space being
left on this development area.

The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local
Green Space as a whole.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Christine Drury

Westwell Parish strongly supports the
evidence based vision and in particular the
use of 11 character areas to inform the draft
Plan. However as all of the area is so highly
influenced by the presence of the AONB, and
this is a nationally important planning
designation , we suggest this is referenced in
the vision for example " into the local
landscape " is "into the AONB landscape" .
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Noted.
Amend the Vision as
follows:
Our vision is for Boughton
Aluph and Eastwell
Parishes to retain their
distinctive rural character
at the urban edge of

Respondent

Comment

The reason is that Eureka development and
any other in the NP area will impact on the
AONB - either inside the AONB boundary or
the AONB setting.

Lloyd Ellis

I believe there should be a new road across
the M20 from the new Eureka park expansion
to the A20 to help massively relieve traffic
pressure
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Ashford, surrounding the
village of Boughton Lees
and within the hamlets of
Boughton Aluph, Eastwell
and Kempe’s Corner by
carefully integrating the
Eureka Park expansion of
Ashford into the local
landscape (including the
setting of the Kent
Downs Area of
Outstanding Natural
Beauty)…
Neither the Highways
Agency nor Kent County
Council as Highways
Authority proposes a new
road in this location – nor
is one included in the
adopted Local Plan. The
inclusion of such
infrastructure would
therefore not be justified
and would unnecessarily
blight any route chosen.

Objectives for the Neighbourhood Plan
What are your views on the objectives of the Neighbourhood
plan?
0
2

1

5

8
28

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Respondent

Comment

Ian Rickards

While I support the objectives set out in the
plan, there should be specific targets for
retaining and protecting the biodiversity and
wild spaces that currently exist within the
area. Within the Environmental plan I would
recommend a target along the lines of "No
net loss of wildlife across the parish, with
current wildlife rich areas protected and any
development would be required to retain and
maintain wildlife corridors connecting these
areas."
There is mention of creating wildlife corridors
within the main document, but these do not
seem to have transferred to the general
objectives.
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Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
General policies within
Ashford Borough
Council’s adopted Local
Plan for the area covered
by the Neighbourhood
Plan are more
appropriate in relation to
biodiversity: Policy ENV1
– Biodiversity states:
Proposals that conserve
or enhance biodiversity
will be supported.
Proposals for new
development should
identify and seek

Respondent

Comment

Sue Thompson

The objectives are excellent. I should like to
see avid attention paid to use of materials
particularly on roofing, which is visible from
distance, and on the use of paving blocks for
drive ways, which in my opinion is causing
much of the water problem on our roads over
the last 2 years or so.
As the adjacent parish which also has
different character areas in, the and in the
setting of, the AONB Westwell Parish Council
supports the way these objectives have been
expressed given that both parishes are close
to the expansion pressure of Ashford town,
and also share the proximity and protection
by designation, of the Kent Downs AONB
and its management policies automatically
adopted by ABC and policy ENV3b of the
Adopted Local Plan.
Too much new housing, suggested as
"London Overspill". So not just for local /
county need. Each house has 3 vehicles,
generally. We have gridlock in Ashford right
now. Trinity Road crawls with traffic at 5pm.
We'll run out of road space way before
building land.

Christine Drury

Hedley England
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
opportunities to
incorporate and enhance
biodiversity. In particular,
development should take
opportunities to help
connect and improve the
wider ecological
networks…
Noted

Noted

The amount of housing
allocated to the
Neighbourhood Plan area
is derived from Ashford
Borough Council’s
adopted Local Plan and
includes an element of
population from London.
In accordance with Para
29 of the National
Planning Policy
Framework,
neighbourhood plans
should not promote less
development than set out
in the strategic policies
for the area, or
undermine those strategic

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
policies (i.e. Ashford
Borough Council’s Local
Plan). Nevertheless, one
Housing and Business
objective seeks to
assimilate development
of a scale which protects
the character of the
landscape; conserves
and enhances the natural
beauty of the Kent Downs
Area of Outstanding
Natural Beauty and its
setting and preserves and
enhances the character
and appearance of the
Boughton Lees
Conservation Area and its
setting.
In relation to roads, one
Housing and Business
objective seeks to ensure
sufficient infrastructure
and local services are
provided to serve the
needs of Parish
residents, including new
provision in association
with new development.
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Policy BAE NP1 – Design of New Development and
Conservation
What are your views on Policy BAE NP1?
0
3

2

4

8

Strongly Agree

Agree

27

Neither Agree nor disagree

Disagree

Respondent

Comment

Graham
Skinner

I feel that the remaining open land at Eureka
Park should not be given up to housing
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Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Ashford Borough
Council’s adopted Local
Plan contains provision
for housing within the
Eureka Park site (Policy
S20). In accordance with
Para 29 of the National
Planning Policy
Framework,
neighbourhood plans
should not promote less
development than set out
in the strategic policies
for the area, or
undermine those strategic
policies (i.e. Ashford
Borough Council’s Local

Respondent

Comment

Sue Thompson

I repeat my opinions on the use materials as
stated above. Whilst the objectives are again
excellent, what is the point if once
development is permitted, stated intentions of
the developer such as boundary treatment,
maintenance of trees and hedging are
blatantly ignored. Who will ensure that
intentions are complied with; the Planning
Office is not interested, the damage is done
and we have to live with the consequences.
Objectives are all very well, but how are they
to be enforced?

John Hardie

Pity this is too late to prevent recent
inappropriate developments.
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Plan). Nevertheless, the
Neighbourhood Plan
through Policies BAE
NP1 and NP4 seek to
protect and sensitively
incorporate landscape
features such as trees,
hedges and lakes within
the site and to create new
landscape/ wildlife/
footpath/ cycleway
corridors through the
development.
Policy BAE NP1 seeks
high quality designs
which respond to the
heritage and distinctive
characteristics of the
individual area in which a
proposal is located as
defined in Appendix 1. If
passed at a local
referendum, the
Neighbourhood Plan will
be adopted by
Ashford Borough Council
as the plan which must
be used in law to
determine planning
applications in Boughton
Aluph and Eastwell
Parishes. It will be for
officers of Ashford
Borough Council to
ensure local policies are
applied and for the Parish
Council and local
residents to become
involved in influencing
local decisions based on
the Neighbourhood Plan.
Noted

Respondent

Comment

Gavin Fuller

Agree with comments, but would like to affirm
that the distinctive characteristics of the
villages are maintained my retaining
Sandyhurst Lane as the edge of town.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
The Neighbourhood Plan
recognises that
Sandyhurst Lane forms a
well-defined edge of
Ashford and that there no
further allocations for
development are made
beyond the Lane within
the Local or
Neighbourhood Plans.
The sentence on Page 25
which states that
Sandyhurst Lane forms a
well-defined edge to the
Ashford urban area
should be supplemented:
Sandyhurst Lane forms a
well-defined edge to the
Ashford urban area and
provides separation
between the built form
which forms the edge of
Ashford on one side
and open countryside
land on the other.
Lenacre Hall and
nearby buildings are
located on the north
side of the road but
these buildings are
limited in number and
the rural area to the
north therefore
provides an attractive
and clearly defined
setting to the
settlement of Ashford in
this location.
Nevertheless, Policy
HOU5 of Ashford
Borough Council’s
adopted Ashford Local
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Plan, 2030 permits
residential development
adjoining or close to the
existing built up confines
of Ashford provided a
number of restrictive
criteria are met. Policy
BAE3 must be in general
conformity with the
recently adopted Policy
HOU5 which
distinguishes between the
edge of Ashford and
Boughton Lees. The
Neighbourhood Plan
therefore seeks to place
detailed criteria to protect
the landscape qualities of
countryside beyond
Sandyhurst Lane and to
generally restrict
development beyond the
village confines of
Boughton Lees in
accordance with the
Local Plan.
Amend reasoned
justification as follows:
Development in the
Countryside
The growth of Ashford will
be facilitated by the
development of Eureka
Park. Sandyhurst
Lane forms a well-defined
edge to Ashford and
specific further
development within the
countryside is not
allocated in the Ashford
Local Plan, 2030 or the
Neighbourhood Plan
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
planned during the Plan
period. The planning
strategy is to focus
development within the
Eureka Park strategic
allocation and the defined
built-up confines of
Boughton Lees. Any
development in the
countryside should
comply with the
Ashford Local Plan,
2030, Policy HOU5
whilst also ensuring it
would conserve and
enhance the Kent Downs
Area of Outstanding
Natural Beauty and its
setting; retain the
landscape character of,
and not have a
detrimental impact on, the
area of Eastwell
Farmlands valued
landscape shown on Map
14; protect ancient
woodland and maintain
important views from
public areas. Policy BAE
NP28 is also relevant in
protecting Local Green
Space and enhancing
recreation open spaces.
Amend Policy BAE NP3
– Development in the
Countryside as follows:
a) The growth of
Ashford will be
facilitated by the
development of Eureka
Park. Specific further
growth within the
countryside is not
planned during the Plan
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
period.
b) Outside of the builtup confines of
Boughton Lees, as
defined in Maps 2 and
4, priority will be given
to protecting and
enhancing the
countryside from
inappropriate
development.
A proposal for
development within the
countryside will only be
permitted where:
a) it would conserve and
enhance the landscape
and scenic beauty of the
Kent Downs Area of
Outstanding Natural
Beauty and its setting as
well as the tranquillity of
the countryside and
would have regard to the
Kent Downs AONB
Management Plan;
b) it would retain the
landscape character of,
and not have a
detrimental impact on, the
area of Eastwell
Farmlands valued
landscape defined on
Map 14;
c) it would retain and
enhance the landscape
character of Eastwell
Park Historic Park and
Garden defined on Map
5;
d) it would maintain the
distinctive views of the
surrounding countryside
from public vantage
points within, and
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
adjacent to, the built-up
confines, in particular
those defined on Maps 16
and 17; and
e) it would protect and,
where possible, enhance
ancient woodland as
defined on Map 15.
Add the following text:
Protecting and
Enhancing the
Countryside outside the
built-up confines of
Boughton Lees
The Neighbourhood
Plan defines the builtup confines for
Boughton Lees. The
settlement lacks basic
day to day facilities and
the Ashford Local Plan
2030 does not enable
residential development
at the edge of the built
up area with the
exception of Local
Needs housing (Policy
HOU2) and rural worker
accommodation, use of
a heritage asset, re-use
of redundant or disused
buildings, development
that is exceptional
quality or innovative
design or a replacement
dwelling (Policy HOU7)
provided a number of
criteria are met.
The countryside to the
north and west of the
built up area is entirely
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
within the Kent Downs
Area of Outstanding
Natural Beauty and is
either within the
Boughton Lees
Conservation Area or
forms part of its setting.
It is also important to
retain the public views
from the built up area
(Map 17).
For these reasons,
residential proposals
outside the defined
built up area of
Boughton Lees would
not be considered to
represent sustainable
development and will
not generally be
permitted.
Insert new Policy
Policy BAE NP4 –
Residential
development on the
periphery of Boughton
Lees Built-Up Confines
Residential
development will not
generally be permitted
on the periphery of
Boughton Lees outside
of the built-up confines,
as defined in Map 2.

Christine Drury

In line with our comments on the vision
Westwell Parish Council would like to see
point (d) expanded :
" is well integrated into the landscape
including being fully appropriate to the setting
of the AONB"
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As Section 1: Introduction
indicates, the
Neighbourhood Plan
should be read as a
whole and Policy BAE
NP3 already states: A
proposal for development

Respondent

Comment

Stephanie Ellis

Development should be spaced throughout
the parish including villages and rural areas not just Goats Lees. More focus needed on
making sure there is sufficient infrastructure,
utility provision and services e.g. GP, Schools
within walking distance.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
within the countryside will
only be permitted where:
a) it would conserve and
enhance the landscape
and scenic beauty of the
Kent Downs Area of
Outstanding Natural
Beauty and its setting as
well as the tranquillity of
the countryside and
would have regard to the
Kent Downs AONB
Management Plan…
The most sustainable
location for development
is at Eureka Park and
within the settlement of
Boughton Lees. Smaller
hamlets have few local
services or sustainable
transport options and
would be located within
the countryside.
The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:

19

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
sufficient
additional cycle
and car parking.

Policy BAE NP2 – Protection of Local Green Space
What are your views on protecting each of the Green Spaces?
Village Green, Boughton Lees
1

00
3

4

36

Strongly Agree

Agree

Neither Agree nor disagree

21

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
All Saints Churchyard, Boughton Aluph
0

1
3
3

3

34

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
St Mary the Virgin Churchyard, Eastwell
00
3
3
6

32

Strongly Agree

Agree

Neither Agree nor disagree

22

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
Green Space in front of Eastwell Towers
1

01
3

8

31

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
Goat Lees children's play area & amenity space,
Trinity Road
0 0
3
4
5

32

Strongly Agree

Agree

Neither Agree nor disagree

23

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
Informal recreational area, Guernsey Way
0 0
3
8

25
8

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

No Answer

What are your views on protecting each of the
Green Spaces?
Green space at junction of Trinity Road & Jersey
Close / Friesian Way
1 0
3
6

7

Strongly Agree

Agree

27

Neither Agree nor disagree

24

Disagree

Strongly Disagree

No Answer

Are there any other public open spaces within the built-up areas of Goats Lees or
Boughton Lees or which provide the setting for listed buildings or other heritage
assets which should be designated as a Local Green Space?
Respondent

Comment

Graham
Skinner

I feel that the present farmland on Eureka
Park should be dedicated to nature

Sue Thompson
Helga Howells

I agree with all of the above.
Sandyacres sports field should be
designated as Local Green space in the
neighbourhood plan.
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Ashford Borough Council’s
adopted Local Plan
contains provision for
housing and commercial
development within the
Eureka Park site (Policy
S20). In accordance with
Para 29 of the National
Planning Policy Framework,
neighbourhood plans
should not promote less
development than set out in
the strategic policies for the
area, or undermine those
strategic policies (i.e.
Ashford Borough Council’s
Local Plan). Nevertheless,
the Neighbourhood Plan
through Policies BAE NP1
and NP4 seeks to protect
and sensitively incorporate
landscape features such as
trees, hedges and lakes
within the site and to create
new landscape/ wildlife/
footpath/ cycleway corridors
through the development.
Noted
The Sandyacres Sports and
Social Recreation Ground
meets the Local Green
Space designation criteria
set out in the National
Planning Policy Framework.
The designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to retain

Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
the open green character of
the Local Green Space as a
whole.
The Neighbourhood Plan
should designate the
Sandyacres Sports and
Social Recreation Ground
as Local Green Space
and Policy BAE NP2
should merge with part of
Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local Green
Space
Land is designated Local
Green Space, as defined
on Maps 6 to 13.
Proposals for
development on land on
sites designated on Maps
6 – 12 will not be
permitted unless the
proposal would not be in
conflict with retaining the
open green character of
the site as a whole and
the community value of
the designated space.
Proposals for
development on land on
sites designated on Map
13 (Sandyacres Sports and
Social recreation site) will
not be permitted unless
the proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would not
be in conflict with
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Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
retaining the open green
character of the site as a
whole and the community
value of the designated
space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.

Tim Hanley

View from Sandyhurst Lane, Sandyacres
should be protected. The footpath running
from Sandyacres to Lenacre St including the
views from there should be protected
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Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
Through Policy BAE NP3
criterion d, the
Neighbourhood Plan seeks
to protect the views from
Sandyhurst Lane across
Sandyacres (shown as
View 1) and from Lenacre
Street across farmland and
Sandyacres (View 2). In
addition, a further Important
Public View has been
identified through
consultation from the start
of footpath AE207, Lenacre
Street looking north west to
Westwell and the North
Downs. This is an important
view of the North Downs
from the edge of the
settlement and is valued by
local residents (survey and
consultation evidence).

Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Amend text for Character
Area 2 as follows:
Important Public View
from public footpath
AE207 to the North West
from which there are
extensive views to
Westwell and the North
Downs.
Add new Important Public
View 5 to Map 16 from the
start of footpath AE207,
Lenacre Street looking
north west to Westwell
and the North Downs.
Renumber Important
Public Views 5 – 12.
Amend evidence base
Amend the location/
direction arrow for View 1
on Map 16 to more
accurately align with
photograph and
description).
As the Neighbourhood Plan
states, it is recognised that
there are a significant
number of views across the
countryside, including the
numerous public footpaths
which cross the area, but
that it is impossible to list
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Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
them all. Thus, the focus of
the Important Public Views
is those views from the
settlements of Ashford and
Boughton Lees which
contribute to local character
and amenity – in this case
Views 1 and 2 – and not
views from the wider
footpath network.
Amend explanation of
Important Public Views as
follows:

John Hardie

Would not like to see playing fields at
Towers’ School being built on if school
expands.
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It is recognised that there
are a significant number
of views across the
countryside, including
from the numerous public
rights of way that cross
the area, but it is
impossible to list them
all. Rather, it is important
to protect and enhance
valued landscape through
Policy BAE NP3 and the
footpaths which allow
access to it through
Policy BAE NP8. Thus,
the focus of the Important
Public Views is those
views from the
settlements of Ashford
and Boughton Lees
which contribute to local
character and amenity.
This should not be seen
as diminishing the
importance of views
within the wider
countryside.
Policy BAE NP2 only
applies to public spaces,
i.e. either a public open
space or space to which the

Respondent

Comment

Gavin Fuller

Sandyacres to be added as green space,
unless covered by an equivalent policy.

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
public has unfettered
access. School grounds
within the Plan area do not
fit this definition and have
not been designated as
Local Green Spaces. Such
a designation may also
prejudice any school
expansion plans which may
not be in the wider
community interest.
The Sandyacres Sports and
Social Recreation Ground
meets the Local Green
Space designation criteria
set out in the National
Planning Policy Framework.
The designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
preserve the open green
character of the Local
Green Space as a whole.
The Neighbourhood Plan
should designate the
Sandyacres Sports and
Social Recreation Ground
as Local Green Space
and Policy BAE NP2
should merge with part of
Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local Green
Space
Land is designated Local
Green Space, as defined
on Maps 6 to 13.

30

Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Proposals for
development on land on
sites designated on Maps
6 – 12 will not be
permitted unless the
proposal would not be in
conflict with retaining the
open green character of
the site as a whole and
the community value of
the designated space.
Proposals for
development on land on
sites designated on Map
13 (Sandyacres Sports and
Social recreation site) will
not be permitted unless
the proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would not
be in conflict with
retaining the open green
character of the site as a
whole and the community
value of the designated
space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.

Christine Drury

Paul Lilley

These all seem to be admirably necessary
for character and functional reasons, and we
assume some are already covered by village
green designations or ecclesiastical
designations.
Sandyacres and bordering farmland
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Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
Noted

The Sandyacres Sports and

Respondent

Comment

between Sandyhurst Lane and Lenacre
Street

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Social Recreation Ground
meets the Local Green
Space designation criteria
set out in the National
Planning Policy Framework.
The designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to retain
the open green character of
the Local Green Space as a
whole. Adding bordering
farmland would create an
extensive tract of land
which is not permitted
under this designation
(National Planning Policy
Framework Para 100c).
The Neighbourhood Plan
should designate the
Sandyacres Sports and
Social Recreation Ground
as Local Green Space
and Policy BAE NP2
should merge with part of
Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local Green
Space
Land is designated Local
Green Space, as defined
on Maps 6 to 13.
Proposals for
development on land on
sites designated on Maps
6 – 12 will not be
permitted unless the
proposal would not be in
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Respondent

Comment

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
conflict with retaining the
open green character of
the site as a whole and
the community value of
the designated space.
Proposals for
development on land on
sites designated on Map
13 (Sandyacres Sports and
Social recreation site) will
not be permitted unless
the proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would not
be in conflict with
retaining the open green
character of the site as a
whole and the community
value of the designated
space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.

Hedley England

These spaces are tiny. Often too small to
get planning permission for a home. I doubt
if building will be an issue unless the space
backs onto a green field site they developed.
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Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
The policy protects the
open green character of the
site as a whole.

What are your views on Policy BAE NP2?
0
1

3

3

8
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Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

Respondent

Comment

Helga Howells

Exclusion of Sandyacres presently as listed
local green space despite its extensive value
to local residents including Goat Lees for
walking with and without dogs as well as for
free leisure activities by local youth and
families. It is also used by many from outside
the area from local workers at lunchtime and
youngsters meeting for privately arranged
free football games in the evenings.
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No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local
Green Space as a whole.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE

NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
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John Hardie

Wording of Policy has too many negatives
making it difficult to understand and open to
challenge.

Angela
Edwards

Why are you saying "except", leaving the
door open for anyone to challenge?
Statement should stop at "permitted".

Christine Drury

Agree and would like to note particularly
appreciate the quality and clarity of the maps/
plans included. (much better than those
produced for the Ashford Local Plan! )
We do not consider this policy to be entirely
appropriate with respect to the boundary of
the Green Space shown on Map 9 – Green
space in front of Eastwell Towers (LGS4).
Whilst the majority of the land to the front of
Eastwell Towers may be appropriate to
allocate as local Green Space, the area
shown on Map 9 of the Neighbourhood Plan
(figure 2 below) includes a small area of land
that is within the Highway boundary. The
Highways boundary is shown in Figure 1
below (also enclosed with these
representations).

Millwood
Designer
Homes

Allocation of this land as green space would,
in our view, be inappropriate. We would
request confirmation therefore that Kent
County Council Highways Department has
been made aware of this suggested
allocation since such a designation would
potentially limit the Council’s ability to make
junction improvements in the future (to the
benefit of the local community).
On this basis we would suggest that the
delineation of the Green Space as shown on
Map 9 should be reconsidered. Figures
included.
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The policy is written to
comply with the National
Planning Policy
Framework and is not
considered ambiguous.
It is important that
development which would
support the local green
spaces performing a
recreational function such
as the introduction of play
equipment or other
facilities to serve their use
for outdoor sport or
recreation are not
prohibited by the policy.
Noted

The designation as Local
Green Space is
appropriate in relation to
the historic importance of
Eastwell Towers; the
setting of the listed
building; the importance
of this prominent site to
the character of the area
outside a Conservation
Area and as a local visual
amenity. Kent County
Council as Highway
Authority has not
identified any proposals
to alter this junction and
has not objected to this
aspect of the
Neighbourhood Plan.

Policy BAE NP3 – Development in the Countryside
What are your views on retaining the landscape character of, and
proposals not having a detrimental impact on, the area of
Eastwell Farmlands valued landscape?
1

1 0
3

7
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Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

No Answer

What is your view on the proposed Important Public Views shown
in the Neighbourhood Plan?
1

00

4

9
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Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

No Answer

Are there any other Important Public Views from the built up areas of Goats Lees or
Boughton Lees which should be included in the Neighbourhood Plan? Please
describe the location of your proposed Important Public View.
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Respondent

Comment

Susan Elsy

Building should be low level to avoid a concrete
jungle at the proposed Eureka site. With as
much tree planting as possible to cut down the
ever-increasing road noise which is already
having a detrimental effect on Trinity Road with
traffic noise, manholes and surfaces of road not
fit for such high volume of traffic.

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Policy BAE NP4 Eureka Park
Development Principles
proposes development
principles which should
be incorporated into the
Eureka Park
development including
low rise development
around the lake with
extensive landscape
edges and a
comprehensive
landscaping and open
space strategy which is
based on three strategic
interconnected
landscape/ wildlife/
footpath/ cycleway
corridors. A further
criterion should be
introduced to the Policy
which seeks to protect
existing well treed
hedgerows within the
site.
Add new criterion to
Policy BAE NP4:
Existing woodland,
tree lines and
hedgerows within the
site should be retained
and enhanced
The policy also seeks to
continue to allow a view
of the North Downs
skyline looking north
towards Westwell from
the entrance to public
footpath AE210 where it
joins the west side of
Trinity Road in Goat
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Respondent

Comment

Sarah Burwell

Yes definitely. We live in Pilgrims Way and
believe that the views from the front of our
property (uninterrupted view over the orchards
and fields to the Wye crown) and rear (field and
orchards) should also be protected as they are a
key feature of the Pilgrims Way cherished by
residents and ramblers along this historic route.
These open spaces and their far reaching views
were mentioned in previous plans as under
consideration for bringing under the
conservation area as they were so valued but
there is no specific mention of them in this new
parish plan, leading me to be concerned that
they are no longer seen to be important to the
parish. I would be keen for them to be added to
the list of important views and made part of the
conservation areas if possible.

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Lees (opposite Eureka
Place) and it will be
important that trees do
not obscure this view in
the long term.
The planning process is
not able to protect a
view from private
properties. Any view
from the public domain
in this location (the
road) is blocked by a
high hedge.
As the Neighbourhood
Plan states, it is
recognised that there
are a significant number
of views across the
countryside, including
the numerous public
footpaths which cross
the area, but that it is
impossible to list them
all. Thus, the focus of
the Important Public
Views is those views
from the settlements of
Ashford and Boughton
Lees which contribute to
local character and
amenity.
Amend explanation of
Important Public
Views as follows:
It is recognised that
there are a significant
number of views
across the
countryside, including
from the numerous
public rights of way
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Respondent

Comment

Tim Hanley

Sandyhurst Lane towards Lenacre Street.
The views from public footpath from Sandyacres
to Lenacre Street
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
that cross the area,
but it is impossible to
list them all. Rather, it
is important to protect
and enhance valued
landscape through
Policy BAE NP3 and
the footpaths which
allow access to it
through Policy BAE
NP8. Thus, the focus
of the Important Public
Views is those views
from the settlements
of Ashford and
Boughton Lees which
contribute to local
character and amenity.
This should not be
seen as diminishing
the importance of
views within the wider
countryside.
The Neighbourhood
Plan seeks to protect
the views from
Sandyhurst Lane across
Sandyacres (shown as
View 1) and from
Lenacre Street across
farmland and
Sandyacres (View 2)
through Policy BAE
NP3, criterion d. As the
Neighbourhood Plan
states, it is recognised
that there are a
significant number of
views across the
countryside, including
the numerous public
footpaths which cross
the area, but that it is
impossible to list them

Respondent

Comment

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
all. Thus, the focus of
the Important Public
Views is those views
from the settlements of
Ashford and Boughton
Lees which contribute to
local character and
amenity – in this case
Views 1 and 2 – and not
views from the wider
footpath network.
Amend the location/
direction arrow for
View 1 on Map 16 to
more accurately align
with photograph and
description).
Amend explanation of
Important Public
Views as follows:
It is recognised that
there are a significant
number of views
across the
countryside, including
from the numerous
public rights of way
that cross the area,
but it is impossible to
list them all. Rather, it
is important to protect
and enhance valued
landscape through
Policy BAE NP3 and
the footpaths which
allow access to it
through Policy BAE
NP8. Thus, the focus
of the Important Public
Views is those views
from the settlements
of Ashford and
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Respondent

Comment

Christine
Drury

Suggest to add NW and NE at the eastern end
of the tongue of Woodland on the north side of
the Recreation field. This is footpath junction
affording views up to the AONB and across the
eastern end of the Eastwell Farmlands
landscape. The other view, not on the map
shown, but on the picture of the recreation field
included with NP9 - looking up to Westwell
Down.

Lloyd Ellis

I believe there should be a new road across the
M20 from the new Eureka park expansion to the
A20 to help massively relieve traffic pressure
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Boughton Lees which
contribute to local
character and amenity.
This should not be
seen as diminishing
the importance of
views within the wider
countryside.
As the Neighbourhood
Plan states, it is
recognised that there
are a significant number
of views across the
countryside, including
the numerous public
footpaths which cross
the area, but that it is
impossible to list them
all. Thus, the focus of
the Important Public
Views is those views
from the settlements of
Ashford and Boughton
Lees which contribute to
local character and
amenity – in this case
Views 1 and 2 – and not
views from the wider
footpath network. In this
case, neither of the
suggested views are not
from the edge of
settlement (they are
separated from Ashford
by the width of
Sandyacres’ grounds).
In addition, the view
North East is completely
blocked by hedgerow.
Neither the Highways
Agency nor Kent County
Council as Highways
Authority proposes a

Respondent

Comment

Rita Hawes

View from Pilgrims Way (bottom of hill) across to
Eastwell Park

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
new road in this location
– nor is one included in
the adopted Local Plan.
The inclusion of such
infrastructure would
therefore not be justified
and would
unnecessarily blight any
route chosen.
The suggested view is
not from the edge of the
built confines of
Boughton Lees but the
wider countryside. As
the Neighbourhood Plan
states, it is recognised
that there are a
significant number of
views across the
countryside, including
the numerous public
footpaths which cross
the area, but that it is
impossible to list them
all. Thus, the focus of
the Important Public
Views is those views
from the settlements of
Ashford and Boughton
Lees which contribute to
local character.
Amend explanation of
Important Public
Views as follows:
It is recognised that
there are a significant
number of views
across the
countryside, including
from the numerous
public rights of way
that cross the area,
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Sandyhurst
Lane
Residents
Association

Please see Appendix 2 for full comment and
additional responses
That the Eastwell Farmlands shown in Map 14
should be the subject of a specific BAE NP
policy providing similar conditions as are
provided under BAE NP2.
That any changes of use of the open land or
space at Sandyacres Sports and Social Club,
shown in Map 21, arising from, or permitted
under, BAE NP8 shall be the subject to the
same new BAE NP policy conditions as set out
under Eastwell Farmlands (Recommendation 3)
above.

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
but it is impossible to
list them all. Rather, it
is important to protect
and enhance valued
landscape through
Policy BAE NP3 and
the footpaths which
allow access to it
through Policy BAE
NP8. Thus, the focus
of the Important Public
Views is those views
from the settlements
of Ashford and
Boughton Lees which
contribute to local
character and amenity.
This should not be
seen as diminishing
the importance of
views within the wider
countryside.
Policy BAE NP2 applies
to Local Green Space
which the National
Planning Policy
Framework states
should be consistent
with considering
development within the
Green Belt. Eastwell
Farmlands cannot be
considered to have the
status of Green Belt
land and a restrictive
policy such as this
would not be consistent
with the National
Planning Policy
Framework or the
adopted Local Plan.
Policy BAE NP3 b)
seeks to only permit
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
development which
would retain the
landscape character of,
and not have a
detrimental impact on,
the area of Eastwell
Farmlands valued
landscape.
Ashford Landscape
Character Study, 2005
identifies a number of
landscape character
areas. The Studio
Engleback study has
sub-divided the
landscape character
areas into district
landscape types. This is
in order to provide a
more detailed analysis
and description of the
smaller land units on the
edge of the urban area.
Having assessed the
condition and sensitivity
of the landscape, the
Study sets out a policy
recommendation. The
information and
descriptions contained
within the individual
district landscape types
should be used for the
purposes of this SPD.
Eastwell Farmlands is
identified within the
Stour Gap character
area (shown on Map 13
of the Neighbourhood
Plan). Outside the Kent
Downs AONB, this is
the only part of the
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
landscape within the
Plan area for which the
Study recommends
conserving and creating
the landscape
(specifically through
woodland planting and
hedge reinstatement).
The Landscape
Character SPD, 2011
states that there is a
need to ensure
development proposals
demonstrate regard for
the area of landscape
within which a proposal
is located. Thus, in the
Eastwell Farmlands
distinctive character
area the emphasis
should be on conserving
and creating the
landscape.
This is supported by
Ashford Local Plan
Policy SP1 - Strategic
Objectives provides the
core principles that
planning applications
are expected to adhere
to. Criterion b is:
b) To conserve and
enhance the Borough’s
natural environment
including designated
and undesignated
landscapes.
Local Plan Policy
ENV3a - Landscape
Character and Design
states that all proposals
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
for development in the
borough shall
demonstrate particular
regard to any relevant
guidance given in the
Landscape Character
SPD and any nondesignated, locallyidentified, significant
landscape features
justified in a Parish Plan
or equivalent document.
The Eastwell Farmlands
area immediately abuts
the Kent Downs AONB
to the north. The rolling
arable and pasture land
with medium sized fields
generally divided by
mature thick hedges
provides the setting for
this part of the AONB.
A recent appeal
(APP/E2205/W/19/3220
880) confirmed that this
area of open
countryside provides an
attractive setting to the
settlement of Ashford in
this location.
For these reasons, it is
appropriate that Policy
BAE NP3b) seeks to
only permit development
which would retain the
landscape character of,
and not have a
detrimental impact on,
the area of Eastwell
Farmlands valued
landscape defined on
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Respondent

Millwood
Designer
Homes

Comment

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Map 14.

Important Views
Turning firstly to the ‘important views’ referenced
under part d) of policy BAE NP3, the process for
identifying and allocating these views is set out
within the background evidence document:
Important Public Views Assessment 2018. The
methodology within this document notes that
public engagement on the neighbourhood plan
identified views, that these were then visited by
Members of the Steering Group and were sifted
to ensure that views were public views (and not
private views). The document also notes that
important views were identified in the Parish
Design Statement 2003.
Tracing the approach taken by the
Neighbourhood Plan steering group, the 2016
survey asked residents to provide their opinions
on a number of identified important views as
follows:

Figure 3: Views Consulted upon in 2016
Firstly, we cannot see the correlation between
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Amend the supporting
text as above to
expand the derivation
of Policy BAE NP3b.
The Important Public
Views Assessment 2018
evidence background
document sets out a
number of sources for
Important Public Views
(including the Parish
Design Statement, 2003
and the 2016 residents’
survey). Whilst clearly a
reference point for
assessing views, the
2003 The Parish Design
Statement does not
describe its views as
‘public’, and does not
set out any criteria for
selection. Indeed most
of the views are not
publicly accessible. In
addition, many are from
points within the
countryside rather than
the edge of the built
confines of Ashford or
Boughton Lees. For
these reasons, most are
inconsistent with the
Neighbourhood Plan
criteria for selecting
Important Public Views.
Similarly, the residents’
surveys picked up on
views identified through
earlier resident
engagement. On the
basis of comments
elicited at engagement

Respondent

Comment

the views consulted upon and the selected
views now shown within the Neighbourhood
Plan. It seems inaccurate therefore to suggest
that the views identified have come from a
consultation process. The methodology also
suggests that views have been identified with
reference to the 2003 Parish Design Statement.
Figure 4 shows such views, and again these do
not show any resemblance to the views
identified within the Neighbourhood Plan
(particularly with reference to viewpoints 1 – 3).

Figure 4: Parish Design Statement - Important Views

It is therefore not transparent about how
important views were initially identified and the
evidence base used for identifying views seems
to be discordant with those finally selected.
Notwithstanding this, we note that there is also a
methodology for the assessment of selected
view points within the neighbourhood plan.
Figure 5 below provides a description of the
three views of the Lenacre Hall Farm site (views
1 – 3) and their reasons for inclusion. Figure 6
shows these important views.
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
events, a question
concerning views was
formulated for the 2016
Neighbourhood Plan
survey. This did not ask
respondents to assess
particular views, but
rather to indicate the
importance that they
attached to particular
types of view (e.g.
‘Agricultural views
across the Stour
Valley’), or elements
within views (e.g. ‘The
North Downs’). The
types of view, and the
elements within views,
are strongly represented
in the views protected in
the Neighbourhood Plan
(e.g., Views of and from
the Village Green,
Boughton Lees, or the
Crown at Wye). In
general, the correlation
with the residents’
survey is strong and
obvious. A
comprehensive
assessment of views
was facilitated by the
character area
assessments.
The background
document should
clarify the status of
the different sources
of information and the
sequence in which
they were used as well
as underlining the
importance of
consistently applying

Respondent

Comment

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
a comprehensive set
of criteria to assess
views. Update Views
Assessment 2018
evidence background
document.

The background
evidence states that
All three views have, the table suggests, been
responses to Ashford
included because they are ‘valued by local
Borough Council
residents’ however there appears little evidence consultation on local
to support this as previously discussed.
planning applications
highlighted that
All three views have also been included because residents’ value highly
‘they are important to a character area’, not
the visual connection
because of any inherent importance of the view
between settlements
itself. However there are 11 character areas
and the surrounding
within the Neighbourhood Plan – there seems
countryside. This is
little evidence as to what it is about these views
evidenced, for example,
that are so important to one character area
in the comments on
where as most of the other character areas in
Planning Applications
the plan have been ignored. Notwithstanding
17/01613 and 18/00413
this, viewpoint 2 appears to be taken from the
at Lenacre Hall Farm. In
rear of a character area – how it relates to a
addition, there is strong
character area is therefore unknown.
support for the
Important Public Views
One quarter of the important views identified in
shown in the Regulation
the neighbourhood plan appear to be directly
14 Neighbourhood Plan
facing into the Lenacre Hall Farm site. The
as shown in the pie
Neighbourhood Plan area is large and there
diagram above.
seems no systematic methodology undertaken
to consider all views in this area, their
A comprehensive
importance and matters such as scenic beauty
assessment of all public
and visibility. Rather these views appear to have views was facilitated by
been included simply to restrict development
the character area
potential of one particular site (i.e. Lenacre Hall
assessments. Character
Farm).
Area 1: Sandyhurst
Viewpoint 3 is particularly concerning. It is a
single glimpsed view of fields between
development. To gain the view that is described
and illustrated within the Neighbourhood Plan,
one would need to cross the road onto an
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Lane and Character
Area 2: Lenacre Street
(Appendix 1) identify the
character of the two
areas and the
importance of views to
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unpaved section of roadside to enjoy a view.
Most residents would only experience this view
as a glimpsed view whilst travelling along
Sandyhurst Lane (in all probability by car). It is
not a scenic beauty spot that residents would
easily access or be able to linger at to enjoy a
view. We would therefore seriously
question whether this is truly an ‘important view’.
We therefore would suggest that much more
stringent background evidence is required to
support the inclusion of the ‘Important Views’
since these do not seem to be underpinned by
any objective or robust evidence base.

Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
that character.
Amend text for
Character Area 1 as
follows:
Character Area 1:
Sandyhurst Lane:
Sandyhurst Lane is
principally a single-sided
1950s linear
development which now
acts as an edge to the
Goat Lees estate to the
south. The whole length
of Sandyhurst Lane
marks the rural/urban
boundary. To the north
the rural character is
retained along almost
the entire length with
views of the North
Downs countryside.
This is a cherished and
important feature of the
Lane, the north of which
includes the recreation
ground of Sandyacres,
a disused sand pit (from
which the Lane takes its
name), the homestead
Lenacre Hall Farm,
farmland and ancient
woodland.’
Area 2: Lenacre Street
(Appendix 1):
The only section of
Lenacre Street that is
developed abuts Tower
Wood at the South East
end of this rural lane
where it joins
Sandyhurst Lane. This
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
section of Lenacre
Street is principally a
single-sided 1950s
linear development
which consists of infilling
between the older farm
workers cottages and
Tudor cottage at the
northern end with
Cornerways at the
southern end… To the
South West is the open
farmland of Lenacre Hall
Farm…
It is proposed to
supplement the
description to include a
further Important Public
View identified through
consultation from the
start of footpath AE207,
Lenacre Street looking
north west to Westwell
and the North Downs.
Amend text for
Character Area 2 as
follows:
Important Public View
from public footpath
AE207 to the North
West from which there
are extensive views to
Westwell and the
North Downs.
Add new Important
Public View 5 to Map
16 from the start of
footpath AE207,
Lenacre Street looking
north west to Westwell
and the North Downs.
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
This is an important
view of the North
Downs from the edge
of the settlement and
is valued by local
residents (survey and
consultation
evidence).
Renumber Important
Public Views 5 – 12.

Amend text for
Character Area 2 as
follows:
Important Public View
from public footpath
AE207 to the North
West from which there
are extensive views to
Westwell and the
North Downs.
View 3 is identified as
important to Character
Area 1; important to the
settlement setting
and/or approach and
valued by local
residents (consultation
evidence). The view can
be obtained from the
footpath to the south of
Sandyhurst Lane.
Include Photograph
from the south of
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Parish Council
Response (bold
indicates
recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Sandyhurst Lane in
Neighbourhood Plan
evidence background
document.
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What are your views on Policy BAE NP3?
0
2

1

3

7

31

Strongly Agree

Agree

Neither Agree nor disagree

Disagree
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Susan Elsy

Building should be low level to avoid a
concrete jungle at the proposed Eureka
site. With as much tree planting as possible
to cut down the ever-increasing road noise
which is already having a detrimental effect
on Trinity Road with traffic noise, manholes
and surfaces of road not fit for such high
volume of traffic.
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Strongly Disagree

No Answer

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Policy BAE NP4 - Eureka
Park Development
Principles proposes
development principles
which should be
incorporated into the Eureka
Park development including
low rise development
around the lake with
extensive landscape edges
and a comprehensive
landscaping and open
space strategy which is
based on three strategic
interconnected landscape/
wildlife/ footpath/ cycleway
corridors. A further criterion
should be introduced to the
Policy which seeks to
protect existing well treed
hedgerows within the site.
Add new criterion to
Policy BAE NP4:
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Existing woodland, tree
lines and hedgerows
within the site should be
retained and enhanced.

Paul Harris

I am especially concerned about the
progressive degradation and loss of the
hedgerow bordering Sandyhurst Lane and
Eastwell Farmlands

John Hardie

Views 6, 11 and 10 are particularly
vulnerable and should have priority.
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The policy also seeks to
continue to allow a view of
the North Downs
skyline looking north
towards Westwell from the
entrance to public footpath
AE210 where it joins the
west side of Trinity Road in
Goat Lees (opposite Eureka
Place) and it will be
important that trees do not
obscure this view in the long
term.
The Neighbourhood Plan
notes that the area
comprises rolling arable and
pasture land with
medium sized fields
generally divided by mature
thick hedges (which have in
places disappeared leaving
remnant mature oaks) and
that the Studio Engleback
study recommends
conserving the landscape
and creating hedgerow and
woodland enhancements.
There is no mechanism
through which the
Neighbourhood Plan can
insist on hedgerow and
woodland reinforcement in
this area of farmland. This
becomes a matter for the
landowner and any grant
regime in operation on the
land such as Countryside
Stewardship,
Noted. All views have equal
status within the
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Angela
Edwards

Again, you are providing loopholes.
Further growth is not planned so why dress
it up with "inappropriate" or "enhancing
woodland". Just say no growth full-stop.

Christine Drury

Westwell Parish Council particularly
supports the policy reference to the
Eastwell Farmlands character landscape
referencing back to the work done for the
previous Ashford local plan and not out of
date.

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Neighbourhood Plan.
The Policy should not
prevent appropriate
development in the
countryside (e.g. local
needs housing where there
is evidence that there is
demand; the conversion of
rural buildings; agricultural
dwellings; play equipment in
the Sandyacres recreation
ground etc) and it is
therefore important that the
countryside is protected
only from inappropriate
development.
The National Planning
Policy Framework seeks the
conservation and
enhancement of the natural
environment,
including landscapes and
green infrastructure, and it
would diminish the ambition
of the Neighbourhood Plan
not to seek enhancement of
ancient woodland where
possible.
Policy BAE NP3 b) seeks to
only permit development
which would retain the
landscape character of, and
not have a detrimental
impact on, the area of
Eastwell Farmlands valued
landscape.
Ashford Landscape
Character Study, 2005
identifies a number of
landscape character areas.
The Studio Engleback study
has sub-divided the
landscape character areas
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
into district landscape types.
This is in order to provide a
more detailed analysis and
description of the smaller
land units on the edge of the
urban area. Having
assessed the condition and
sensitivity of the landscape,
the Study sets out a policy
recommendation. The
information and descriptions
contained within the
individual district landscape
types should be used for the
purposes of this SPD.
Eastwell Farmlands is
identified within the Stour
Gap character area (shown
on Map 13 of the
Neighbourhood Plan).
Outside the Kent Downs
AONB, this is the only part
of the landscape within the
Plan area for which the
Study recommends
conserving and creating the
landscape (specifically
through woodland planting
and hedge reinstatement).
The Landscape Character
SPD, 2011 states that there
is a need to ensure
development proposals
demonstrate regard for the
area of landscape within
which a proposal is located.
Thus, in the Eastwell
Farmlands distinctive
character area the
emphasis should be on
conserving and creating the
landscape.
This is supported by
Ashford Local Plan Policy
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
SP1 - Strategic Objectives
provides the core principles
that planning applications
are expected to adhere to.
Criterion b is:
b) To conserve and
enhance the Borough’s
natural environment
including designated and
undesignated landscapes
Local Plan Policy ENV3a Landscape Character and
Design states that all
proposals for development
in the borough shall
demonstrate particular
regard to any relevant
guidance given in the
Landscape Character SPD
and any non-designated,
locally-identified, significant
landscape features justified
in a Parish Plan or
equivalent document.
The Eastwell Farmlands
area immediately abuts the
Kent Downs AONB to the
north. The rolling arable and
pasture land with medium
sized fields generally
divided by mature thick
hedges provides the setting
for this part of the AONB.
For these reasons, it is
appropriate that Policy BAE
NP3b) seeks to only permit
development which would
retain the landscape
character of, and not have a
detrimental impact on, the
area of Eastwell Farmlands
valued landscape defined
on Map 14.
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Lloyd Ellis

I believe there should be a new road
across the M20 from the new Eureka park
expansion to the A20 to help massively
relieve traffic pressure

Millwood
Designer
Homes

We are writing to you on behalf of our
clients, Millwood Designer Homes, in
response to Regulation 14 of the
Neighbourhood Planning (General)
Regulations 2012 - Consultation on the
Boughton Aluph & Eastwell Parishes
Neighbourhood Plan. Our client is the
applicant for the Lenacre Hall Farm site,
subject to two planning applications ref:
17/01613/AS and 18/00413/AS.
This representation raises concerns with
regards to policies relating to landscape
designations, important views, green
spaces and the evidence base
underpinning such policies.
The National Planning Practice Guidance
(NPPG) is clear that Neighbourhood Plans
be based on proportionate and robust
evidence. In this respect, the NPPG states:
Proportionate, robust evidence should
support the choices made and the
approach taken. The evidence should be
drawn upon to explain succinctly the
intention and rationale of the policies in the
draft neighbourhood plan
or the proposals in an Order.
Paragraph: 040 Reference ID: 41-040-
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Amend the supporting
text as above to expand
the derivation of Policy
BAE NP3b.
Neither the Highways
Agency nor Kent County
Council as Highways
Authority proposes a new
road in this location – nor is
one included in the adopted
Local Plan. The inclusion of
such infrastructure would
therefore not be justified
and would unnecessarily
blight any route chosen.
The National Planning
Policy Framework states
that planning policies and
decisions should contribute
to and enhance the natural
and local environment by:
a) protecting and enhancing
valued landscapes…;
b) recognising the intrinsic
character and beauty of the
countryside, and the wider
benefits from natural capital
and ecosystem services…
(Para 170). The Framework
also states that plans should
distinguish between the
hierarchy of international,
national and locally
designated sites (Para 171).
Policy BAE NP3 b) seeks to
only permit development
which would retain the
landscape character of, and
not have a detrimental
impact on, the area of
Eastwell Farmlands valued
landscape.
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
20160211
Ashford Landscape
Character Study, 2005
In our view the evidence base does not
identifies a number of
clearly inform the policies proposed within
landscape character areas.
the Neighbourhood Plan. Furthermore, we
The Studio Engleback study
are concerned that the strategic policies
has sub-divided the
contained within the newly adopted Ashford landscape character areas
Local Plan (2019) will be undermined by
into district landscape types.
proposed policies of the Neighbourhood
This is in order to provide a
Plan.
more detailed analysis and
In this regard, the National Planning Policy description of the smaller
Framework, at paragraph 29 is
land units on the edge of the
clear, that:
urban area. Having
Neighbourhood Plans should not promote
assessed the condition and
less development than set out in the
sensitivity of the landscape,
strategic policies for the area, or undermine the Study sets out a policy
those strategic policies.
recommendation. The
information and descriptions
The Neighbourhood Plan must also meet
contained within the
the basic conditions set out in paragraph
individual district landscape
8(2) of Schedule 4B to the Town and
types should be used for the
Country Planning Act 1990 as applied to
purposes of this SPD.
neighbourhood plans by section 38A of the
Eastwell Farmlands is
Planning and Compulsory Purchase Act
identified within the Stour
2004. Of most relevance, conditions a and
Gap character area (shown
e are set out below:
on Map 13 of the
(a) having regard to national policies and
advice contained in guidance issued by the Neighbourhood Plan).
Secretary of State, it is appropriate to make Outside the Kent Downs
AONB, this is the only part
the order,
of the landscape within the
(e) the making of the order is in general
Plan area for which the
conformity with the strategic policies
Study recommends
contained in the development plan for the
conserving and creating the
area of the authority (or any part of that
landscape (specifically
area),
through woodland planting
and hedge reinstatement).
At this stage, it is considered that the
Neighbourhood Plan would fail to meet
these basic conditions since it is not in
general conformity with the strategic
policies for the area and furthermore
policies are not based on sound evidence
(and therefore the Neighbourhood Plan has
not had regard to relevant national
policies).
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The Landscape Character
SPD, 2011 states that there
is a need to ensure
development proposals
demonstrate regard for the
area of landscape within
which a proposal is located.
Thus, in the Eastwell
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The Neighbourhood Plan sets out a vision
and ten policies as follows:
Policy BAE NP1 - Design of New
Development and Conservation
Policy BAE NP2 – Protection of Local
Green Space
Policy BAE NP3 – Development in the
Countryside
Policy BAE NP4 - Eureka Park
Development Principles
Policy BAE NP5 – Small scale residential
development within the built-up
confines of Boughton Lees
Policy BAE NP6 – Eureka Place Local
Centre
Policy BAE NP7 - Public Houses
Policy BAE NP8 - Recreation and Leisure
Open Space
Policy BAE NP9 - Sandyacres Sport and
Recreational Hub
Policy BAE NP10 - Retention of
Community Buildings
We have reviewed these policies and
provide comments on
Policy BAE NP2 – Protection of Local
Green Space (see above) and Policy BAE
NP3 – Development in the Countryside.
Policy BAE NP3 – Development in the
Countryside.
Our concerns with regards to this policy
centre around two main issues:
1. Non-conformity with strategic policies of
the Ashford Local Plan
(particularly Policy HOU5 - Residential
Windfall Development in the
Countryside).
2. Non-proportionate nor robust evidence
base in relation to important views and
landscape designations.
1. Non-Conformity with Strategic Policies
With regards to non-conformity with
strategic policies, we have serious
concerns regarding how the
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Farmlands distinctive
character area the
emphasis should be on
conserving and creating the
landscape.
This is supported by
Ashford Local Plan Policy
SP1 - Strategic Objectives
provides the core principles
that planning applications
are expected to adhere to.
Criterion b is:
b) To conserve and
enhance the Borough’s
natural environment
including designated and
undesignated landscapes
Local Plan Policy ENV3a Landscape Character and
Design states that all
proposals for development
in the borough shall
demonstrate particular
regard to any relevant
guidance given in the
Landscape Character SPD
and any non-designated,
locally-identified, significant
landscape features justified
in a Parish Plan or
equivalent document.
The Eastwell Farmlands
area immediately abuts the
Kent Downs AONB to the
north. The rolling arable and
pasture land with medium
sized fields generally
divided by mature thick
hedges provides the setting
for this part of the AONB.
A recent appeal
(APP/E2205/W/19/3220880)

Respondent

Comment

Neighbourhood Plan conforms to the
Ashford Local Plan adopted in February
2019. The Ashford Local Plan is clear with
regards to which policies it considers to be
strategic. The Local Plan states
(at paragraph 1.8):
For the purposes of neighbourhood
planning, the policies within this Local Plan
have been assessed using guidance
provided in Planning Practice Guidance
(PPG) on Neighbourhood Planning (Paras
75 and 76).
However, it is likely that some policies may
not be ‘strategic’ in all NP circumstances,
particularly where the policy may refer to a
specific geographical area, site or
landscape which is not applicable to that
NP area. There is also scope for a NP to
be more specific than the Local Plan in
relation to some topic policies, where
evidence supports this position.
It is clear therefore that policies within the
neighbourhood plan must conform with all
policies within the Ashford Local Plan
unless irrelevant due to geography. The
neighbourhood plan may seek to be more
specific (i.e. building upon strategic
policies) only where evidence supports this
position.
Part a of Policy BAE NP3 states that the
growth of Ashford will be accommodated
(within the Neighbourhood Plan area) by
virtue of the allocation at Eureka Park.
Policy HOU5 of the Ashford Local Plan
however states that providing various
criteria is met, that…
Proposals for residential development
adjoining or close to the existing built up
confines of the following settlements will be
acceptable: Ashford etc.
A housing windfall allowance for such
development is included within the Local
Plan. It is therefore not strictly true that the
growth of Ashford would be met by the
development of Eureka Park alone in the
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
confirmed that this area of
open countryside provides
an attractive setting to the
settlement of Ashford in this
location.
For these reasons, it is
appropriate that Policy BAE
NP3b) seeks to only permit
development which would
retain the landscape
character of, and not have a
detrimental impact on, the
area of Eastwell Farmlands
valued landscape defined
on Map 14.
Amend the supporting
text as above to expand
the derivation of Policy
BAE NP3b.
The Neighbourhood Plan
recognises that Sandyhurst
Lane forms a well-defined
edge of Ashford and that
there no further allocations
for development are made
beyond the Lane within the
Local or Neighbourhood
Plans. Nevertheless, Policy
HOU5 of Ashford Borough
Council’s adopted Ashford
Local Plan, 2030 permits
residential development
adjoining or close to the
existing built up confines of
Ashford provided a number
of restrictive criteria are met.
Policy BAE3 must be in
general conformity with the
recently adopted Policy
HOU5 which distinguishes
between the edge of
Ashford and Boughton
Lees. The Neighbourhood
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Neighbourhood Plan area since further
development (windfall) at the urban edge of
Ashford may also be appropriate.
Furthermore, strategic policy SP2 of the
Ashford Local Plan notes:
The majority of new housing development
will be at Ashford and its periphery, as the
most sustainable location within the
Borough, based on its range of services
and facilities, access to places of
employment, access to public transport
hubs and the variety of social and
community infrastructure available.
Clearly there is a strategic acceptance that
housing development at the periphery of
Ashford is an acceptable location for such
uses. In this regard, we would suggest that
a clause is inserted to this part of the policy
to clarify this as follows:
a) The growth of Ashford will be facilitated
by the development of Eureka Park.
Specific further growth within the
countryside is not planned during the Plan
period (notwithstanding the windfall
potential specified within policy HOU5 and
the strategic approach to development
specified with Policy SP2 of the Ashford
Local Plan)
we are concerned that the specific wording
of part b) of BAE NP3 is not sound since it
refers to protecting the countryside – a
phrase which is not included within policies
in the Ashford Local Plan nor supported
within the National Planning Policy
Framework. The NPPF in this respect
notes that development
must recognise the intrinsic character and
beauty of the countryside rather than
seeking to rigidly protect it.
The wording within the Ashford Local Plan
is such that policies seeking to ‘protect the
countryside’ have been removed and
replaced with policies such as Policy
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Plan therefore seeks to
place detailed criteria to
protect the landscape
qualities of countryside
beyond Sandyhurst Lane
and to generally restrict
development beyond the
village confines of Boughton
Lees in accordance with the
Local Plan.
Amend reasoned
justification as follows:
Development in the
Countryside
The growth of Ashford will
be facilitated by the
development of Eureka
Park. Sandyhurst
Lane forms a well-defined
edge to Ashford and specific
further development within
the countryside is not
allocated in the Ashford
Local Plan, 2030 or the
Neighbourhood Plan
planned during the Plan
period. The planning
strategy is to focus
development within the
Eureka Park strategic
allocation and the defined
built-up confines of
Boughton Lees. Any
development in the
countryside should comply
with the Ashford Local
Plan, 2030, Policy HOU5
whilst also ensuring it
would conserve and
enhance the Kent Downs
Area of Outstanding Natural
Beauty and its setting; retain
the landscape character of,
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ENV3a - Landscape Character and Design,
which accept that development within the
countryside may occur, but that such
development should not compromise
landscape character. This policy states:
All proposals for development in the
borough shall demonstrate particular
regard to the following landscape
characteristics, proportionately, according
to the landscape significance of the site.
We would argue therefore that the wording
of part b) be amended to be in conformity
with NPPF and Ashford Local Plan policy.

Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
and not have a detrimental
impact on, the area of
Eastwell Farmlands valued
landscape shown on Map
14; protect ancient
woodland and maintain
important views from public
areas. Policy BAE NP28 is
also relevant in protecting
Local Green Space and
enhancing recreation
open spaces.

Amend Policy BAE NP3 –
Development in the
Countryside as follows:
a) The growth of Ashford
will be facilitated by the
development of Eureka
Park. Specific further
growth within the
countryside is not
planned during the Plan
period.
b) Outside of the built-up
confines of Boughton
Lees, as defined in Maps 2
and 4, priority will be
given to protecting and
enhancing the
countryside from
inappropriate
development.
A proposal for development
within the countryside will
only be permitted where:
With regards to part d) of policy BAE NP3
a) it would conserve and
which seeks to maintain distinctive views of enhance the landscape and
the countryside, again we are concerned
scenic beauty of the Kent
about how this policy conforms to strategic Downs Area of Outstanding
policies HOU5, SP2 and ENV3a, neither of Natural Beauty and its
which refer to such important views, and
setting as well as the
certainly do not require the ‘maintenance’
tranquillity of the
of such views. We would again suggest
countryside and would have
that the wording of the policy is amended to regard to the Kent Downs
ensure conformity with such policies.
AONB Management Plan;
Following on from this, the creation of the
landscape designation ‘Eastland
Farmlands’ within the Neighbourhood Plan
is in our view inappropriate. This element of
the neighbourhood plan does not seem
warranted on the basis that it provides no
further specific detail to adopted policy
ENV3a nor indeed the Ashford Landscape
Character SPD adopted in 2011. Policy
ENV3a is clear that only locally-identified
‘significant landscape features’ warrant
consideration (not protection) and that this
needs to be fully justified within a
neighbourhood plan. We shall examine the
evidence base underpinning this
policy further below, however, for this
reason alone we would argue that this
element be deleted from the
Neighbourhood Plan in order to meet the
basic conditions referred to previously
within this representation.
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Landscape Designations
In a similar vein we have concerns with the
inclusion of a new landscape designation
that appears to have been included within
the Neighbourhood Plan as a ‘valued
landscape’ (i.e. Eastwell Farmlands). Again
this appears to have been included simply
because it covers the Lenacre Hall Farm
site, as
opposed to there being any specific
characteristic of this landscape worthy of
protection.
There appears to be no new evidence base
underpinning the inclusion of this policy
designation and we would therefore query
its inclusion. The Neighbourhood Plan in
this regards states:
Eastwell Farmlands Within the Stour Gap,
the Landscape Character Supplementary
Planning Document identifies the Eastwell
Farmlands as the district landscape type
situated between this urban edge and the
North Downs. The area comprises rolling
arable and pasture land with medium
sized fields generally divided by mature
thick hedges (which have in places
disappeared leaving remnant mature oaks)
and the
Studio Engleback study recommends
conserving the landscape and
creating hedgerow and woodland
enhancements. In accordance with the
NPPF, the Neighbourhood Plan seeks to
protect and enhance this valued landscape
as defined on Map 14.
We would once again point out that the
NPPF does not advocate protection of
landscape / countryside but requires that
development must recognise the intrinsic
character and beauty of the countryside.
We therefore see no reason as to why this
element of policy BAE NP3 should be
included within the
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Deletions – proposed
deleted text)
b) it would retain the
landscape character of, and
not have a detrimental
impact on, the area of
Eastwell Farmlands valued
landscape defined on Map
14;
c) it would retain and
enhance the landscape
character of Eastwell Park
Historic Park and
Garden defined on Map 5;
d) it would maintain the
distinctive views of the
surrounding countryside
from public vantage points
within, and adjacent to, the
built-up confines, in
particular those defined on
Maps 16 and 17; and
e) it would protect and,
where possible, enhance
ancient woodland as
defined on Map 15.
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Parish Council Response
(bold indicates
recommended
amendments to
Neighbourhood Plan text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Neighbourhood Plan – there appears to be
no new robust evidence which suggests
this is a particularly important landscape
worth of further protection.
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Policy BAE NP4 – Eureka Park Development
Principles
What are your views on Policy BAE NP4?
0
1

3

5

22

13

Strongly Agree

Agree

Neither Agree nor disagree

Disagree
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Paul Harris

I am especially keen to further develop a
wildlife corridor linking the Warren through
the Alders to Tile Lodge woods incorporating
the sandpit This area is home to nationally
scarce and schedule one listed species.
Footpaths are essential for the enjoyment of
these areas.

Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Noted.
There are examples of
public footpaths
becoming narrow, unsafe,
urbanised routes through
new development. The
Neighbourhood Plan
should retain both the
provision and character of
public rights of way
through new development
such as at Eureka Park.
Amend Test and Policy
BAE NP8 as follows:
The Neighbourhood Plan
Survey, 2016, revealed
that 92% of those
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
surveyed felt it was
important to be able to
walk from their home to
the countryside. These
facilities are widely
used and valued by
residents and are enjoyed
by ramblers for the
variety of vistas and
habitats, birdlife and their
well-being. There are
examples of public
footpaths becoming
narrow, unsafe,
urbanised routes
through new
development. The
National Planning Policy
Framework advocates
policies which protect and
enhance public rights of
way and access and the
Neighbourhood Plan
seeks to retain the
provision, character
and biodiversity of
public rights of way
through new
development such as at
Eureka Park.
Policy BAE NP8 Recreation and Leisure
Open Space
The provision,
character and
biodiversity of existing
public rights of way will
be protected and
enhanced.
Based on ecological data
now available, the
reasoned justification and
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Policy BAE NP5 should
be strengthened:
There are currently two
principal landscape,
ecology and footpath
corridors through the site
which should provide the
framework for
interconnected strategic
multi-purpose green
corridors. The corridors
should provide
sustainable links within
the site and to adjoining
facilities such as
Eureka Place Local
Centre and the
Sandyacres Sports and
Social Recreation Open
Space. They should be
based on existing
natural features such as
the inter-connected
ponds, woodland, tree
belts and hedgerows
which provide
connectivity between
habitats through and
around the site, and to
off-site habitats. The
wetlands, woodland,
tree belts and
hedgerows currently
act as habitats for
dormice; foraging bats;
breeding birds and
reptiles. Such strategic
corridors should

70

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
comprise wide swathes
of natural/ semi-natural
landscape (including
the lakes) with
sufficient scope for a
footpath/ cycleway and
natural habitats.
The north-south strategic
corridor axis should
form part of a linear
park and be based on
the lake and adjoining
wetland landscape
together with the Alders
Lowland Mixed
Deciduous Woodland
priority habitat to the
north of Sandyhurst
Farm. Existing defined
views of the lakes from
the north and the south
should be protected
within this corridor.
Footpath AU3 runs along
this corridor axis to the
west of the Plan area. A
woodland corridor should
be extended eastwards
from Alders Wood to
connect with a further
block of woodland to
the east and towards
Tile Lodge Wood Local
Wildlife Site to the north
as well as acting as a
buffer between the
houses on Sandyhurst
Lane and the new
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development on Eureka
Park.
The east-west strategic
corridor axis should be
based on Footpath
AE210 and associated
strong tree line to link
the new development
(including residential
development to the west
of the Plan area) and
Eureka Place Local
Centre.
A further strategic
corridor link should be
provided from Footpath
AE210 to Sandyhurst
Lane/Sandyacres Sports
and Recreation Open
Space following the line
of the native hedgerow.
To complete the
footpath link a short
length of footway
should be provided to
connect to the existing
footway south of
Sandyhurst Lane, and
thence the entrance to
the recreation ground.
Policy BAE NP8 seeks to
retain the provision,
character and biodiversity
of public rights of way
through new development
such as at Eureka Park
and it is important to
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provide attractive
sustainable links. These
green corridors provide
the basis for additional
landscaping, wildlife
corridors and footpath/
cycleway links.
Eureka Place Local
Centre and footpath and
the eastern part of
Footpath AE210
currently benefits from
views of the North
Downs, providing an
important visual feature
and orientation point for
the Local Centre and
this site this centre. The
siting, design and layout
of buildings at Eureka
Park should continue to
allow the defined views
of the North Downs
skyline looking north
westwards towards
Westwell from the
entrance to public
Footpath AE210 where
it joins the west side of
Trinity Road in Goat
Lees (opposite Eureka
Place).
Low rise innovative
designs with significant
glazing allow the
buildings to better
integrate with the
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surrounding landscape.
It is important that the
scale of new buildings
does not dominate the
sensitive lakeside
environment and low rise
development should be
situated in this area with
extensive landscape
edges between
development and the
lake. In order to respect
the landscape character
of the site and defined
views within it, car
parking should not be
prominently located
and should be well
concealed from the
landscape corridors.
Improvements to the
strategic road network
are expected to serve the
development of this area.
Nevertheless, there is a
need to ensure that traffic
movements resulting from
development proposals
are sustainably managed.
Where justified, traffic
calming measures should
be provided on local
roads to ensure the
impact of increased
volume and size of
vehicles is carefully
managed. Examples of
local measures which
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may be appropriate can
be found in the Highway
Feasibility Study,
Boughton Aluph and
Eastwell Parish Council,
2014.
Policy BAE NP4 - Eureka
Park Development
Principles
The following
development principles,
as defined on Map 19,
should be incorporated
into the Eureka Park
development within the
Boughton Aluph and
Eastwell Neighbourhood
Plan area:
1. The comprehensive
landscaping and open
space strategy should be
based on two principal
strategic interconnected
landscape/ wildlife/
footpath/ cycleway
corridors:
- north-south centred on
the existing lake, ponds
and woodland, and
- east-west centred on
Footpath AE210 and
associated tree line;
2 A new strategic
landscape/ wildlife/
footpath/ cycleway
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corridor should link
Eureka Park to
Sandyhurst
Lane/Sandyacres Sports
and Recreation Open
Space and should
incorporate a short
length of footway to link
to the existing footway
south of Sandyhurst
Lane;
3. A substantial
landscape buffer
should be extended
eastwards from Alders
Wood towards Tile
Lodge Wood to the rear
of residential properties
fronting Sandyhurst
Lane;
4. Existing woodland,
tree lines and
hedgerows within the
site should be retained
and enhanced;
5. Extended access
roads should continue
to be tree-lined;
63. The siting, design
and layout of buildings
should continue to allow a
view of the North Downs
skyline looking north
towards Westwell from
the entrance to public
Footpath AE210 where it
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joins the west side of
Trinity Road in Goat Lees
(opposite Eureka Place)
and from public
Footpath AE210 within
the site;
7. The siting, design
and layout of buildings
should continue to
allow a view of the lake
looking north from
Nicholas Road and
south from public
Footpath AE210;
84. Low rise development
should be situated around
the lake with extensive
landscape buffers edges
between development
and the lake;
9. Car parking should
not be prominently
located and should be
well concealed from the
landscape corridors
and defined views; and
105. Traffic calming
management measures
should be provided on
local roads, where
justified.
Boughton Aluph and
Eastwell Parish Council
will participate in the
Eureka Park master
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planning exercise.

Ian Rickards

Care should be taken that not too much is
fitted into the same small space. The creation
of a wildlife corridor and access routes is
desirable, but if cycle/ walkers/ green space/
wildlife all needs to fit into a very narrow
corridor, the wildlife in particular will suffer,
creating little more than an additional urban
route.

Noted.
Add additional text to
introduction to Policy
BAE NP4:
There are currently two
principal landscape,
ecology and footpath
corridors through the site
which should provide the
framework for
interconnected strategic
multi-purpose green
corridors. The corridors
should provide
sustainable links within
the site and to adjoining
facilities such as
Eureka Place Local
Centre and the
Sandyacres Sports and
Social Recreation Open
Space. They should be
based on existing
natural features such as
the inter-connected
ponds, woodland, tree
belts and hedgerows
which provide
connectivity between
habitats through and
around the site, and to
off-site habitats. The
wetlands, woodland,
tree belts and
hedgerows currently
act as habitats for
dormice; foraging bats;
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breeding birds and
reptiles. Such strategic
corridors should
comprise wide swathes
of natural/ semi-natural
landscape (including
the lakes) with
sufficient scope for a
footpath/ cycleway and
natural habitats.
The north-south strategic
corridor axis should
form part of a linear
park and be based on
the lake and adjoining
wetland landscape
together with the Alders
Lowland Mixed
Deciduous Woodland
priority habitat to the
north of Sandyhurst
Farm. Existing defined
views of the lakes from
the north and the south
should be protected
within this corridor.
Footpath AU3 runs along
this corridor axis to the
west of the Plan area. A
woodland corridor should
be extended eastwards
from Alders Wood to
connect with a further
block of woodland to
the east and towards
Tile Lodge Wood Local
Wildlife Site to the north
as well as acting as a
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buffer between the
houses on Sandyhurst
Lane and the new
development on Eureka
Park.
The east-west strategic
corridor axis should be
based on Footpath
AE210 and associated
strong tree line to link
the new development
(including residential
development to the west
of the Plan area) and
Eureka Place Local
Centre.
A further strategic
corridor link should be
provided from Footpath
AE210 to Sandyhurst
Lane/Sandyacres Sports
and Recreation Open
Space following the line
of the native hedgerow.
To complete the
footpath link a short
length of footway
should be provided to
connect to the existing
footway south of
Sandyhurst Lane, and
thence the entrance to
the recreation ground.
There are examples of
public footpaths
becoming narrow, unsafe,
urbanised routes through
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new development. The
Neighbourhood Plan
should retain both the
provision and character of
public rights of way
through new development
such as at Eureka Park.
Amend Test and Policy
BAE NP8 as follows:
The Neighbourhood Plan
Survey, 2016, revealed
that 92% of those
surveyed felt it was
important to be able to
walk from their home to
the countryside. These
facilities are widely
used and valued by
residents and are enjoyed
by ramblers for the
variety of vistas and
habitats, birdlife and their
well-being. There are
examples of public
footpaths becoming
narrow, unsafe,
urbanised routes
through new
development. The
National Planning Policy
Framework advocates
policies which protect and
enhance public rights of
way and access and the
Neighbourhood Plan
seeks to retain the
provision, character
and biodiversity of
public rights of way
through new
development such as at
Eureka Park.
Policy BAE NP8 -
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Recreation and Leisure
Open Space

I feel that Eureka Park and the area round
the lake should be left as a natural area and
not developed with housing which would
involve more traffic and also mean the loss of
a valuable open space
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The provision,
character and
biodiversity of existing
public rights of way will
be protected and
enhanced.
Ashford Borough
Council’s adopted Local
Plan contains provision
for housing within the
Eureka Park site (Policy
S20) and the
Neighbourhood Plan
cannot undermine the
strategic policies for the
area. Nevertheless, the
Neighbourhood Plan
through Policies BAE
NP1 and NP4 seeks to
protect and sensitively
incorporate landscape
features such as trees,
hedges and lakes within
the site and to create new
landscape/ wildlife/
footpath/ cycleway
corridors through the
development.
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Jennifer and
Niall Brogan

Without specifics it is difficult to know whether
traffic calming on local roads (which ones?)
and a cycleway from the development
(depending on where it comes out it could
add danger to other users of Sandyhurst
Lane).
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Any traffic calming
measures and cycleways
will need to meet highway
safety standards.
It is proposed to amend
Policy BAE NP4 to allow
greater flexibility over the
most appropriate
measures:
Traffic calming
management measures
should be provided on
local roads, where
justified.

Helga Howells

Disagree with any need for further traffic
calming measures. Speed warning signs are
adequate.

Traffic calming measures
will only be used where
justified.
It is proposed to amend
Policy BAE NP4 to allow
greater flexibility over the
most appropriate
measures:

John Hardie

Gavin Fuller

The proposed new footpath from Sandyhurst
Farm to Sandyacres Recreation Ground is a
particularly good proposal as it may
encourage people to walk rather than drive to
the facility.
Safe pedestrian and cycle access from the
section of Sandyhurst Lane without a
footpath to Sandyacres and Trinity Road
should be a priority, so fully support your
comments.
Propose children’s play area is also included.
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Traffic calming
management measures
should be provided on
local roads, where
justified.
Noted

Noted
The Neighbourhood Plan
has no direct locus on the
provision of a children’s
play area as the
residential element of this
site is to be located
primarily outside the
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Christine Drury

Westwell Parish now also looks forward to
participating in the master planning as since
the parish boundary change properties in the
parish will back onto this development.
Identifying key vistas out of and into the
development from the AONB will be critical,
and if the plan is for outline permissions there
should be a requirement for a design guide to
translate policy into actual design. Drainage
and sewerage and design of and around the
lake will be key, there may be useful lessons
from Conningbrook lakes design. the buffer
zone for Sandyhust Lane should include a
management plan for the line of trees and the
green lane security and use
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Neighbourhood Plan
area. The Local Plan
seeks a financial
contribution for the
provision of children’s
play equipment.
However, the
Neighbourhood Plan
proposes that this should
be located at Sandyacres
recreation ground and
that a new footway/
cycleway link be created
through Eureka Park to
connect to it.
The Neighbourhood Plan
already states that the
design and layout of
buildings should continue
to allow a view of the
North Downs skyline
looking north towards
Westwell from the
entrance to public
footpath AE210 where it
joins the west side of
Trinity Road in Goat Lees
(opposite Eureka Place).
It is proposed to add a
further view of the AONB
and to amend criterion c)
as follows:
Amend Policy BAE NP4
3) as follows and
include the defined
viewpoints on Map 19:
The siting, design and
layout of buildings should
continue to allow a view
of the North Downs
skyline looking north
towards Westwell from
the entrance to public
Footpath AE210 where it
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joins the west side of
Trinity Road in Goat Lees
(opposite Eureka Place)
and from public
Footpath AE210 within
the site.

Lloyd Ellis

I believe there should be a new road across
the M20 from the new Eureka park expansion
to the A20 to help massively relieve traffic
pressure

Julia Venn

Living in Boughton Aluph / Lees for forty
years makes it difficult for me to relate to the
Trinity Way / Eureka Park area; it feels like
another country! Strange and Alien.
Agree - but also need to consider GP
surgery/school/shops provision for new roads
& traffic calming along the length of Trinity
Road. Not just adjacent to the development

Stephanie Ellis
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It is not lawful for the
Neighbourhood Plan to
identify important views
from outside the Plan
area. The Plan already
seeks to conserve and
enhance the landscape
and scenic beauty of the
Kent Downs Area of
Outstanding Natural
Beauty and its setting
through Policy BAE
NP3a). The Plan is able
to include more specific
development principles to
guide future development
at Eureka Park.
Neither the Highways
Agency nor Kent County
Council as Highways
Authority proposes a new
road in this location – nor
is one included in the
adopted Local Plan. The
inclusion of such
infrastructure would
therefore not be justified
and would unnecessarily
blight any route chosen.
Noted

The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
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infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
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Anna
Kirke

There is currently an empty office block at
Eureka park. Traffic from there already has a
huge impact on the surrounding area and will
only get more.

Hedley England

The plan is in place. But we will need new
roads to cope with increased traffic. No-one
wants to grasp the nettle.

DHA on behalf
of Quadrant
Estates LLP

We welcome the opportunity to comment on
the emerging Neighbourhood Plan and ask
that these representations be taken into
account in the subsequent development of
the Plan.
As you will see below, it is our client’s general
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cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
It is not possible for the
Neighbourhood Plan to
control the traffic from
development which has
already been permitted.
Neither the Highways
Agency nor Kent County
Council as Highways
Authority proposes new
roads in this location –
nor is one included in the
adopted Local Plan. The
inclusion of such
infrastructure would
therefore not be justified
and would unnecessarily
blight any route chosen.
It is agreed that the
Neighbourhood Plan
should supplement the
Local Plan with additional
detailed design principles,
including more
specifically highlight the

Respondent

Comment

view that the neighbourhood planning
process is an effective way to guide the longterm future of the Parishes, including helping
form the specific vision for Eureka Park. The
success of the Plan will, however, be
measured by its ability to support and deliver
the strategic objectives of recently adopted
Local Plan, including supporting a high
quality and well-planned development at
Eureka Park.
Generally, we consider the draft
Neighbourhood Plan to meet the Basic
Conditions required under the Planning Act.
We make suggestions below which would
ensure that the Plan is more clearly ‘in
general conformity with the strategic policies
of the development plan’ in respect of Eureka
Park and would achieve the good planning of
the area.
Eureka Park – Strategic Allocation
With Trinity College, our client owns and
controls the land at Eureka Park which is
subject to recent allocation in the Ashford
Local Plan (adopted February 2019) under
Policy S20.
Policy S20 allocates the site for ‘a mix of
commercial (around 20ha) and residential
development (indicative capacity 375
dwellings)’ in accordance with an agreed
masterplan for the site. The detailed terms of
Policy S20 are appended to this letter for
ease of reference.
The eastern part of the allocated area of
Eureka Park, approximately two-thirds of the
overall area, falls within Boughton Aluph
Parish and so within the Neighbourhood Plan
area. The western part of the site falls outside
of the Neighbourhood Plan area, within
Bockhanger Ward.
Appendix 7 of the Borough-wide Local Plan
explains that, for the purposes of
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features of the site which
should shape future
development, and that
this should be through the
expansion of Policy BAE4
and the omission of
Character Area 6 which is
based on the limited
number of buildings
currently present and
does not include the
entire area allocated.
Further consideration has
been given to the
characteristics and
distinctive features of the
site which give it
particular amenity value
for residents, (particularly
from the roads and public
rights of way) which
should shape
development coming
forward as part of a
comprehensive
masterplan.
It is agreed that clearer
identification of the
existing distinctive
landscape characteristics
and other features of the
allocated site (as it falls
within the Parish area)
will assist in the
preparation of the site
landscaping and open
space strategy (as
required under S20(a)).
Site visits have been
conducted and an
Ecological Baseline study
completed. The Parish
Council has worked with
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neighbourhood planning, the site allocation
(Policy S20) should be considered a
‘strategic’ policy, ‘central to achieving the
vision and aspirations of the Local Plan’.
Paragraph 13 of the National Planning Policy
Framework is clear that Neighbourhood
Plans should support the delivery of strategy
policies contained in local plans. Moreover,
on submission of the eventual
Neighbourhood Plan, the independent
examiner will be obliged to consider
conformity of the Plan with the ‘Basic
Conditions’ (see below) which include the
requirement to be in ‘general conformity with
the strategic policies contained in the
development plan.’ (i.e. including Policy S20).
It is within this context, and within the context
of the other ‘Basic Conditions’, that these
representations are given.
Basic Conditions
In formulating these representations, we
acknowledge that a draft Neighbourhood
Plan must meet a set of basic conditions
before it can be put to a referendum and be
adopted.
The basic conditions are set out in paragraph
8(2) of Schedule 4B of the Town and Country
Planning Act 1990. The Neighbourhood
Development Plan will meet the basic
conditions if:
• Having regard to national policies and
advice contained in guidance issued by the
Secretary of State, it is appropriate to make
the Neighbourhood Development Plan;
• the making of the Neighbourhood
Development Plan contributes to the
achievement of sustainable development;
• the making of the Neighbourhood
Development Plan is in general conformity
with the strategic policies contained in the
development plan for the area of the
authority (or any part of that area);
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the landowner and their
agents in developing this
more detailed
development guidance on
a hierarchy of strategic
landscape/ wildlife/
footpath/ cycleway
corridors; retained treed
hedgerows and a
woodland buffer; the
treatment of the lakeside
environment; key views
and the location and
treatment of car parking.
The text at Page 40
should be clarified to
confirm that the ‘low plot
ratios and building
footprints’ sought by
Local Plan Policy S20 are
set out in relation to the
commercial elements of
the development only and
that that part of the
strategic Business and
Housing allocation
situated within the
Neighbourhood Plan area
may include an element
of residential
development.
Amend Policy BAE NP4
and supporting text as
follows:
The eastern portion of
this site is located within
the Neighbourhood Plan
area (see Map 18). This
area is likely to be the
focus for business and
commercial development
but may incorporate
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• the making of the Neighbourhood
Development Plan does not breach, and is
otherwise compatible with, EU obligations;
and
• prescribed conditions are met in relation to
the Neighbourhood Development Plan
and prescribed matters have been complied
with in connection with the proposal
for the Neighbourhood Development Plan.
Paragraph 29 of the NPPF is clear that
neighbourhood planning gives communities
the power to develop a shared vision for their
area. Neighbourhood Plans can shape, direct
and help to deliver sustainable development,
by influencing local planning decisions as
part of the statutory development plan.
Accordingly, the principle of Boughton Aluph
and Eastwell Parishes using the
Neighbourhood Planning system is entirely
supported.
We note the Neighbourhood Plan has been
screened to determine whether it will require
Strategic Environmental Assessment (SEA)
and that it has been concluded that,
presently, the Plan does not require either
SEA or a full Habitats Regulations
Assessment. At this stage, there is no
suggestion that the Plan breaches or is
incompatible with the relevant EU directives,
the requirements of the Conservation and
Species Regulations 2017, or that the
prescribed conditions and matters have not
been complied with. Additional SEA / HRA
screening may be required though if the
content of the Plan is significantly altered.
Comments on General Conformity with
Strategic Policies in Relation to Eureka Park
In brief summary, we consider that the draft
Neighbourhood Plan is in ‘general conformity’
with the strategic policies of the Ashford
Local Plan 2019 in respect of the
development of land at Eureka Park. We set
out below, however, how the Neighbourhood
Plan might be adjusted and updated to
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some residential
development.
Ashford Local Plan 2030
(Policy S20) seeks:
•

individual
commercial
buildings which
are imaginative in
their architectural
style and
designed to sit
'comfortably' in a
parkland setting;
• low plot ratios and
building footprints
for commercial
development and
a high proportion
of 'soft'
landscaping; and
• a comprehensive
network of
footpath and
cycleway links
within the site
which link up with
routes in the
surrounding area.
The Local Plan also
seeks a comprehensive
landscaping and open
space strategy,
incorporating a linear
park based around the
existing lake. In
accordance with the
Local Plan, development
proposals for this site
should be designed and
implemented in
accordance with an
agreed masterplan for the
general layout and
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ensure that the general conformity is put
beyond doubt prior to formal submission and
examination.
Moreover, having in mind that
Neighbourhood Plans may appropriately deal
with ‘detailed matters’ which put ‘meat on the
bones’ of strategic polices (in the sense of
NPPF Paragraph 21), we suggest that the
following be taken into account to support the
good planning of the Neighbourhood Plan
area and the delivery of a high quality, viable
and sustainable development at Eureka Park
(specifically the portion falling within
Boughton Aluph Parish). Neighbourhood
Vision (Section 3) and Neighbourhood Plan
Strategy (Section 4).
We agree with the strategic vision put forward
in the Neighbourhood Plan to retain the
distinctive rural area of the urban edge of
Ashford and the surrounding villages. The
development of Eureka Park presents an
opportunity to properly plan for and manage
this transition. We agree that this will be best
achieved through the careful master planning
of the site so that it may best ‘integrate into
the local landscape’.
The Neighbourhood Plan should also include
specific mention of the benefits of making
best use of the allocated land for commercial
and residential development within this
context, so that the current and future needs
of the community can be met in an efficient
way.
Section 5: Neighbourhood Plan Policies
Environment – Distinctive Character Areas
Page 17 of the draft Plan identifies six areas
of ‘distinctive character’ and suggests (p.18)
that there is ‘good understanding of the
distinctive characteristics of each of the
character areas’. As assessment of the
distinctive characteristics of Character Area
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delivery of development
and related infrastructure
on the site.
The Parish Council will be
closely involved in the
master planning exercise
as there are a number of
development principles
regarding the design and
layout of the site which
are important to achieving
a high-quality
development on this site
in accordance with Policy
BAE NP1.
There are currently two
principal landscape,
ecology and footpath
corridors through the site
which should provide the
framework for
interconnected strategic
multi-purpose green
corridors. The corridors
should provide
sustainable links within
the site and to adjoining
facilities such as
Eureka Place Local
Centre and the
Sandyacres Sports and
Social Recreation Open
Space. They should be
based on existing
natural features such as
the inter-connected
ponds, woodland, tree
belts and hedgerows
which provide
connectivity between
habitats through and
around the site, and to
off-site habitats. The

Respondent

Comment

6: Eureka Park is included within Appendix 1
of the draft Neighbourhood Plan.
We note that the boundaries of Character
Area 6 exclude areas of the Eureka Park site
allocation (S20) which do fall within the
Parish area, including land to the east of
Trinity Road (outside of Character Area 5)
and to the west. It’s not entirely clear why
these areas would be omitted from Character
Area 6 as they form part of the existing
contiguous landscape (to the west, at least)
and area allocated for development. It would
be useful if the assessment considered the
characteristics of the whole of the Eureka
Park area falling within the Neighbourhood
Plan area.
Whilst we generally support the identification
in the Neighbourhood Plan of specific
distinctive character areas to inform future
development, in the context of the strategic
allocation for Eureka Park, we question
whether the Neighbourhood Plan would more
usefully present this assessment in the
context of a landscape opportunities
assessment /
development guidance which might more
specifically highlight the features of the site
and the surrounding landscape which
represent opportunities for the shaping of
future development.
Specifically, to helpfully guide development of
the site, the Character Area appraisal in
Appendix 1 could be updated to more
carefully consider:
• The characteristics of the site which give it
‘particular amenity value for residents’.
It should be noted at this point that (like the
surrounding landscape) access and
use of the land for the public is restricted to
the public roads and public rights of way
passing across the site. These are to be
retained in the masterplan;
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wetlands, woodland,
tree belts and
hedgerows currently
act as habitats for
dormice; foraging bats;
breeding birds and
reptiles. Such strategic
corridors should
comprise wide swathes
of natural/ semi-natural
landscape (including
the lakes) with
sufficient scope for a
footpath/ cycleway and
natural habitats.
The north-south strategic
corridor axis should
form part of a linear
park and be based on
the lake and adjoining
wetland landscape
together with the Alders
Lowland Mixed
Deciduous Woodland
priority habitat to the
north of Sandyhurst
Farm. Existing defined
views of the lakes from
the north and the south
should be protected
within this corridor.
Footpath AU3 runs along
this corridor axis to the
west of the Plan area. A
woodland corridor should
be extended eastwards
from Alders Wood to
connect with a further
block of woodland to
the east and towards
Tile Lodge Wood Local
Wildlife Site to the north
as well as acting as a
buffer between the

Respondent

Comment

• In the context of the above, the
characteristics of the site which make it
particularly ‘special’ for residents (as noted
on p.114). This may include, for example,
identifying the views across the site to the
surrounding landscape, the nature of the
topography or the access afforded to local
residents across the footpath etc; and
• Any other specific features or views (in
addition to the lake in the centre of the
allocated area) which bring the area a
‘distinctive character’ and which might help
shape development coming forward as part
of a comprehensive masterplan.
Clearer identification of the existing distinctive
landscape characteristics of the wider
allocated site (as it falls within the Parish
area) will assist in the preparation of the site
landscaping and open space strategy (as
required under S20(a)) as it would be
assessed against the requirement of draft
Policy BAE NP1 in relation to successful
‘integration into the landscape’.
We would welcome the opportunity to work
with you to develop the landscape character
assessment and development guidance to
inform the subsequent draft of the
Neighbourhood Plan.
Section 5: Housing and Business: Eureka
Park pp.40 – 43
It should be clarified in the Plan at p.40 that
the ‘low plot ratios and building footprints’
sought by Local Plan Policy S20 are set out
in relation to the commercial elements of the
development only (i.e. the specified plot
ratios and footprints and soft landscaping
areas specified in the penultimate section of
Policy S20). These plot ratios and footprints
are not to be applied to the residential
element which must come forward in
accordance with a ‘residential design
strategy’ (in accordance with the last section
of S20).
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houses on Sandyhurst
Lane and the new
development on Eureka
Park.
The east-west strategic
corridor axis should be
based on Footpath
AE210 and associated
strong tree line to link
the new development
(including residential
development to the west
of the Plan area) and
Eureka Place Local
Centre.
A further strategic
corridor link should be
provided from Footpath
AE210 to Sandyhurst
Lane/Sandyacres Sports
and Recreation Open
Space following the line
of the native hedgerow.
To complete the
footpath link a short
length of footway
should be provided to
connect to the existing
footway south of
Sandyhurst Lane, and
thence the entrance to
the recreation ground.
Policy BAE NP8 seeks to
retain the provision,
character and biodiversity
of public rights of way
through new development
such as at Eureka Park
and it is important to
provide attractive
sustainable links. These
green corridors provide

Respondent

Comment

Whist it is correct that the focus for business
and commercial development is likely to
remain the eastern part of the site area, the
Neighbourhood Plan should also
acknowledge that the area will likely include a
proportion of residential development.
In terms of accessibility and layout, we
support the general principles of green
corridors and the required linear park to
create a high-quality environment,
accessibility through the site and, where
possible, allow for continued appreciation of
the surrounding landscape in views-out.
Our client welcomes the opportunity to work
with you in the development of the
comprehensive masterplan for the site and
we consider the following matters would
benefit from clearer definition in the Plan (and
specifically Policy BAE NP4):
• The nature and appropriateness of an
additional access to the north, onto
Sandyhurst Lane, including connectivity to
footways, Sandyacres and Tile Hurst
Woods beyond;
• The specific nature of a ‘woodland corridor’
within the northern part of the site. It
should be noted that any accessibility corridor
in this location need not follow the
precise route of the existing trackway (not a
PROW), but should instead be subject
to good master planning principles;
• The treatment of the ‘lakeside’ environment
and the opportunities presented in the
master planning process;
• The hierarchy of proposed landscape /
wildlife/ footpath /cycleway corridors; and
• Key viewpoints or vistas identified with
reference to a plan.
We agree that traffic calming measures could
be incorporated where appropriate and if
considered necessary through highways
assessment work. Detailed highway design
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the basis for additional
landscaping, wildlife
corridors and footpath/
cycleway links.
Eureka Place Local
Centre and footpath and
the eastern part of
Footpath AE210
currently benefits from
views of the North
Downs, providing an
important visual feature
and orientation point for
the Local Centre and
this site this centre. The
siting, design and layout
of buildings at Eureka
Park should continue to
allow the defined views
of the North Downs
skyline looking north
westwards towards
Westwell from the
entrance to public
Footpath AE210 where
it joins the west side of
Trinity Road in Goat
Lees (opposite Eureka
Place).
Low rise innovative
designs with significant
glazing allow the
buildings to better
integrate with the
surrounding landscape.
It is important that the
scale of new buildings
does not dominate the
sensitive lakeside
environment and low rise
development should be
situated in this area with
extensive landscape

Respondent

Comment

and improvements on the existing highways
will be subject to scoping with the County
Highways Authority and the Borough Council.
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edges between
development and the
lake. In order to respect
the landscape character
of the site and defined
views within it, car
parking should not be
prominently located
and should be well
concealed from the
landscape corridors.
Improvements to the
strategic road network
are expected to serve the
development of this area.
Nevertheless, there is a
need to ensure that traffic
movements resulting from
development proposals
are sustainably managed.
Where justified, traffic
calming measures should
be provided on local
roads to ensure the
impact of increased
volume and size of
vehicles is carefully
managed. Examples of
local measures which
may be appropriate can
be found in the Highway
Feasibility Study,
Boughton Aluph and
Eastwell Parish Council,
2014.
Policy BAE NP4 - Eureka
Park Development
Principles
The following
development principles,
as defined on Map 19,
should be incorporated
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into the Eureka Park
development within the
Boughton Aluph and
Eastwell Neighbourhood
Plan area:
1. The comprehensive
landscaping and open
space strategy should be
based on two principal
strategic interconnected
landscape/ wildlife/
footpath/ cycleway
corridors:
- north-south centred on
the existing lake, ponds
and woodland, and
- east-west centred on
Footpath AE210 and
associated tree line;
2 A new strategic
landscape/ wildlife/
footpath/ cycleway
corridor should link
Eureka Park to
Sandyhurst
Lane/Sandyacres Sports
and Recreation Open
Space and should
incorporate a short
length of footway to link
to the existing footway
south of Sandyhurst
Lane;
3. A substantial
landscape buffer
should be extended
eastwards from Alders
Wood towards Tile
Lodge Wood to the rear
of residential properties
fronting Sandyhurst
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Lane;
4. Existing woodland,
tree lines and
hedgerows within the
site should be retained
and enhanced;
5. Extended access
roads should continue
to be tree-lined;
63. The siting, design
and layout of buildings
should continue to allow a
view of the North Downs
skyline looking north
towards Westwell from
the entrance to public
Footpath AE210 where it
joins the west side of
Trinity Road in Goat Lees
(opposite Eureka Place)
and from public
Footpath AE210 within
the site;
7. The siting, design
and layout of buildings
should continue to
allow a view of the lake
looking north from
Nicholas Road and
south from public
Footpath AE210;
84. Low rise development
should be situated around
the lake with extensive
landscape buffers edges
between development
and the lake;
9. Car parking should
not be prominently
located and should be
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well concealed from the
landscape corridors
and defined views; and
105. Traffic calming
management measures
should be provided on
local roads, where
justified.
Boughton Aluph and
Eastwell Parish Council
will participate in the
Eureka Park master
planning exercise.
Amend Map 19 – Eureka
Park Development
Principles
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Policy BAE NP5 – Small scale residential
development within the built-up confines of
Boughton Lees.
What are your views on the proposed built up confines of
Boughton Lees?
0

4

4
3

21

12

Strongly Agree

Agree

Neither Agree nor disagree

Disagree
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Sarah Burwell

I think there are already enough houses in
this area and further development within
existing confines may detract from the spatial
proportions unique to this village
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Ashford Local Plan, 2030
allows residential
development and infilling
of a scale that can be
satisfactorily integrated
into the existing
settlement within the
built-up confines of
Boughton Lees (Policy
HOU3a). The
Neighbourhood Plan
defines the built confines
for the village for the first
time. As the
Neighbourhood Plan
cannot undermine
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Angela
Edwards

What does this mean? Nonsense question!
What are you asking me to agree with?
Recent planning decisions (and build quality)
have been disappointing to say the least.
Good to see all of these identified as relevant
other policies for NP5 on small scale
development, and congratulations on
completing a confines definition for Boughton
Lees; the principles and outcome is
compatible with the exercise done for
Westwell Village with ABC. Again
congratulations on excellent maps and plans.
I have reservations about any development
that increases pressure on the stretched
amenities and increases road traffic. Not in
favour.

Christine Drury

Julia Venn

100

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
strategic Local Plan
policies, it is not possible
to prevent all new
development up to 2030
within Boughton Lees.
Nevertheless, Policy BAE
NP1 requires that all
development is designed
to a high quality which
responds to the heritage
and distinctive
characteristics of the
individual area in which it
is located as defined in
Appendix 1 - by way of
height, form, layout,
orientation, materials,
fenestration and
boundary treatment. This
should ensure that the
distinctive character of
the village is retained.
Noted

Noted

The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
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However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
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Rita Hawes

Very little opportunity remains. Very
concerned that conversion, extension and
redevelopment could result in large dwellings
- character in danger of being lost. (mixture of
various size of dwellings)
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the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
Policy BAE NP1 requires
that all development is
designed to a high quality
which responds to the
heritage and distinctive
characteristics of the
individual area in which it
is located as defined in
Appendix 1 - by way of
height, form, layout,
orientation, materials,
fenestration and
boundary treatment. This
should ensure that the
distinctive character of
the village is retained.

What are your views on Policy BAE NP5?

1

0

5

4
20

14

Strongly Agree

Agree

Neither Agree nor disagree

Disagree
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Sue Thompson

I should like to see the policy extended to
Kempe's Corner.

John Hardie

Would like “small scale” to be defined.
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The adopted Local Plan
lists settlements within
which windfall
development will be
allowed (Policy HOU3a).
For the purposes of the
Neighbourhood Plan area
these are Ashford and
Boughton Lees. Smaller
settlements in the
Neighbourhood Plan area
such as Kempe’s Corner
are not listed as suitable
hamlets within which
windfall development is
considered appropriate
and therefore do not
require village confines or
a policy which allows for
residential windfalls.
‘Small scale’ will need to
be interpreted in relation
to the village and any
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Christine Drury

Good to see all of these identified as relevant
other policies for NP5 on small scale
development, and congratulations on
completing a confines definition for Boughton
Lees; the principles and outcome is
compatible with the exercise done for
Westwell Village with ABC. Again
congratulations on excellent maps and plans.
As I stated. Any development that expands
the population of the village increases traffic
(already insufferable in Wye Road) and
stretches amenities such as GP services.

Julia Venn
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specific site and a precise
definition is not possible
to cover all eventualities
in the period up to 2030.
Noted

The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs
of Parish residents,
including new provision in
association with new
development. However,
the Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
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where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
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Policy BAE NP6 – Eureka Place Local Centre
What is your view about safeguarding the empty land next to
Eureka Park for additional local shopping and service provision
provided it would be of a scale suited to the Local Centre?
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What are your views on Policy BAE NP6?
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Agree

Neither Agree nor disagree
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Susan Elsy

The area we have now is not maintained.
Shop frontages are not cleaned. Rubbish
often all over the place. Parking will never be
enough. Sainsburys and Waitrose are in
walking distance and served by a bus
service. There is a car Park at Dobbies that is
permanently closed. Either use this for
parking or provide shops here.

Ian Rickards

The area shaded in yellow has become
established as one of the parishes wildlife hot
spots. The mixture acid grassland that has
developed on this area of bare sand and
gorse scrub is one of the countries rarest
habitats. It is populated by a range of
specialized plants and insects including a
small population of Deptford Pink, classified
as an endangered species and protected
under the Wildlife and Countryside act 1981.
Careful consideration needs to be given to
how this area of land is managed.
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It is important to provide
scope for sustainable
transport links to Eureka
Place Local Centre to
help reduce the pressure
on roads and car parking.
Such a link is proposed
through the new Eureka
development (Policy BAE
NP4). Nevertheless, there
may be additional
demand for additional
local shopping and
community service
provision on this site.
The Ecological Baseline
study reveals that the site
is covered predominantly
with scrub and bare
recolonising ground, with
a strong tree line around
the southern tip of the
site. Low bat activity was
recorded. No badger sets
were found within the
site. An adult slow worm
was the only reptile found
on site on the eastern
boundary. A number of
breeding birds were
found on the site (mostly
in the peripheral
vegetation). Dormouse
was not found on the site.
Specialised plants and
insects are not recorded
in the survey. Ashford
Local Plan, 2030 (Policy
S20(f) which applies to
this site) requires that
‘Appropriate species and
habitat surveys should be
carried out. Results will
inform ecological
mitigation and

Respondent

Comment

Jane Earl

The area is busy enough without providing
more opportunities for anti-social behaviour
and additional traffic.

Jennifer and
Niall Brogan

We can't see why further shops are required.
We have what we need already. We rarely
use anything other than the pharmacy and
one stop. That area could be better used.
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enhancement measures
to be provided on the site
and proposals for
implementation,
maintenance and
monitoring in accordance
with ENV1 with particular
regard to The Warren
Local Wildlife Site’. This
is considered sufficient
protection for the habitats
present.
It is important to provide
scope for sustainable
transport links to Eureka
Place Local Centre to
help reduce the pressure
on roads and parking.
Such a link is proposed
through the new Eureka
development.
Nevertheless, there is
likely to be additional
demand for additional
local shopping and
community service
provision on this site. The
policy also allows for the
potential of residential
development above the
shops providing informal
surveillance during the
day and night.
There is likely to be
additional demand for
additional local shopping
and community service
provision on this site –
including serving the new
residential development
at Eureka Park. The site
is sustainably located
close to other facilities
and sustainable transport

Respondent

Comment

John Hardie

GP surgery and Post Office/ Bank would be
useful additions.
Although I'd like development to be permitted
only where there is demonstrable demand for
an "appropriate" retail outlet; i.e. not
permitting a rash of betting shops or legal
high shops.

Angela
Edwards

Christine Drury

Julia Venn

Note parking for the service centre may
become a problem if wider use is car based,
which it may be. Local use should be
pedestrian or cycle if possible; include cycle
stands? The pharmacy is quite widely used
by Westwell parish residents, as are other
facilities in the centre.

I cannot see the need for further building in
that area. Suspect it is profit driven!
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options.
Noted
Once a retail use has
been permitted, the type
of goods it sells are not
within planning control. A
betting shop is a sui
generis use which is not
promoted within Policy
BAE NP6.
It is important to provide
scope for sustainable
transport links to Eureka
Place Local Centre to
help reduce the pressure
on roads and parking.
Such a link is proposed
through the new Eureka
development.
Nevertheless, it is
important that adequate
cycle and car parking be
provided in association
with new development.
Amend Policy BAE NP6
as follows:
Adequate car and cycle
parking should be
provided to serve the
development.
There is likely to be
additional demand for
additional local shopping
and community service
provision on this site –
including serving the new
residential development
at Eureka Park. The site
is sustainably located
close to other facilities
and sustainable transport
options.
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Rita Hawes

This area must be considered for education
and community use in addition to shops etc.
Goats Lees School unable to expand but
waiting list for all classes. Many children
resident in Goats Lees unable to go to their
community school. ALS community centre well used but limited facilities for youth?

Stephanie Ellis

Agree - but more emphasis on new
healthcare facilities needed as part of this.
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Policy BAE NP6 reserves
land at Eureka Place for
additional local shopping
and service provision
(Use Classes A and D)
which therefore includes
education and community
uses.
KCC as Education
Authority have stated that
they do not propose
expansion of the Goats
Lees primary school and
the Neighbourhood Plan
is not therefore able to
reserve land for such a
use.
Noted.
The Neighbourhood Plan
already states that there
are no GP surgeries
located in the Parishes
and that the Household
Survey indicates that
these are the most
sought after facilities in
the area. With further
housing in the area there
may be justification for a
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in such
provision.
Add text
…With further housing in
the area there may be
justification for a
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in
such provision.
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William Calvert

In principle I oppose the development of
Eureka though I think its admirable to want to
conserve and maintain the nature of the site;
but essentially the development of Eureka
means MORE TRAFFIC – MORE
POLLUTION. The road infrastructure as it
stands is not appropriate for this influx of
vehicles etc. – the A251 passing through
Boughton Aluph will be akin to the North
Circular in London. Already going that way!
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Ashford Borough
Council’s adopted Local
Plan contains provision
for housing within the
Eureka Park site (Policy
S20). In accordance with
Para 29 of the National
Planning Policy
Framework,
neighbourhood plans
should not promote less
development than set out
in the strategic policies
for the area, or
undermine those strategic
policies (i.e. Ashford
Borough Council’s Local
Plan).
The Neighbourhood Plan
does not include a Policy
which seeks to manage
traffic and the need for
infrastructure and such a
policy should be included.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
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Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.

Anna Kirke

See previous NP4 – again increased
development, shops etc, will result in heavier
traffic.

The Neighbourhood Plan
does not include a Policy
which seeks to manage
traffic and the need for
infrastructure.
Add new text to justify
the need for local
infrastructure.
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
play area and
sufficient
additional cycle
and car parking.
It is important to provide
scope for sustainable
transport links to Eureka
Place Local Centre to
help reduce the pressure
on roads and car parking.
Such a link is proposed
through the new Eureka
development.

DHA on behalf
of Quadrant
Estates LLP

Section 5: Housing and Business: Eureka
Place Local Centre pp.45 - 48
Strategic Allocation S20 includes the Eureka
Place Local Centre.
The retention of existing community uses,
shops and businesses in this location is
supported.
We agree that the wider development of
Eureka Park, this area will become a
sustainable location for further shops and
services to meet the day-to-day needs of the
local community. The Neighbourhood Plan
should maintain flexibility as to the type and
scale of A Class retail coming forward on this
part of the site.
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Nevertheless, there is
likely to be additional
demand for additional
local shopping and
community service
provision on this site.
Noted.
Correct text of Policy BAE
NP6
Land at Eureka Place
Local Centre, …
It is important that the
scale of retail provision is
appropriate for the Local
Centre so as not to
adversely impact on the
hierarchy of retail
provision within Ashford.

Policy BAE NP7 – Retention of Public Houses
What are your views on Policy BAE NP7?

0

1

4

4

26

9

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Respondent

Comment

Jane Earl

Pub at Eureka Park attracts anti-social
behaviour including drug use.

Helga Howells

Do not agree with community financing if
public house is not viable. Local support by
usage should be encouraged but if not viable
in the future alternative use should be an
option.
If Public Houses became unprofitable as
such. The freehold should/ could be obtained
and the premises developed for additional
uses whilst retaining the original use.

John Hardie
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Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Noted – but not a land
use matter and therefore
beyond the lawful scope
of the Neighbourhood
Plan.
Noted

Noted

Policy BAE NP8 – Recreation and Leisure Open
Space
What are your views on Policy BAE NP8?
4
1

2

5
23

9

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Respondent

Comment

Ian Rickards

Following on from my comments on the
previous page. Recreational space is very
important within a community, but perhaps
some thought of what that recreational space
provides could be considered. Large open
spaces of football pitches which are used one
or two days a week, could be replaced with
more diverse recreational space?
The yellow shaded area adjacent to the
shopping area, is currently used for casual
bicycle and walking use. Could this same
area be developed into a more exciting off
road cycle track? This has the advantage of
creating exciting new facilities for children
whilst still retaining some of the important
habitats present in that space.
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Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
The importance of
recreation space is noted.
There are different types
of open space which
provide important and
contrasting functions
including sports pitches
and natural and seminatural space. There
remains a need for both.
This does not prevent
natural vegetation at the
margins of sports pitches,
subject to the local
management regime.
Other parts of the
Neighbourhood Plan area

Respondent

Jennifer and
Niall Brogan

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
are dedicated to natural
and semi-natural space.

Agree with maintaining the facility. As
enhanced is not defined then we have to
disagree with that. We already experience
issues with traffic and increasing the volume
of traffic would negatively impact Sandyhurst
Lane. Given that the Eureka Park
development hasn't been planned then more
facilities would be better planned there.
'Development may exceptionally be allowed'
definitely disagree with. This is open to
massive interpretation and could be misused
so disagree.

Policy BAE NP6 – Eureka
Place Local Centre which
reserves land at Eureka
Place for additional local
shopping and services is
well supported by the
local community.
The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local
Green Space as a whole.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
It is proposed to add new
text and policy to help
balance any additional
traffic impact with
mitigation measures.
Add new text to justify
the need for local
infrastructure including
reference to Sandyhurst
Lane.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
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Respondent

Comment

Helga Howells

This should be made a local green space to
protect the present leisure use valued by the
local community. Development should not be
allowed under any circumstances on the
present green areas of land. Development
should be limited to refurbishment or
upgrading of the clubhouse and community
use development of the tennis courts and
nearby area for multi-use court or playground
facilities. Local green space allocation to the
pitch areas and land adjacent would protect
this leisure area for free and open access at
all times.
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local
Green Space as a whole.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Tim Hanley

The sports centre at Sandyacres should
continue in its present form, there should be
no development on this land at any time.

The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local
Green Space as a whole.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Angela
Edwards

Another invitation to develop!! Just say
development will not be permitted full-stop. If
the Council overrules in contravention of this
plan it will demonstrate how little force the
plan has.

It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Angus Fraser

We do not see why there should not be some
better provision made for a children’s
playground on the village green
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The Parish Council
consider that a fenced
play area with play
equipment would detract
from the appearance of
the Green and there are

Respondent

Comment

Rita Hawes

Concerns redevelopment of VERY limited
provision. Cycle paths needed. No mention of
Boughton Lees Green - chance for "outside
gym" or /and play area. 20mph on Pilgrims
Way has become recreational corridor.

Stephanie Ellis

Indoor sports facilities needed to offer a wider
range of sports / activities to the local
community.

Sandyhurst
Lane Residents
Association

Please see Appendix 2 for full comment and
additional responses
That any changes of use of the open land or
space at Sandyacres Sports and Social Club,
shown in Map 21, arising from, or permitted
under, BAE NP8 shall be the subject to the
same new BAE NP policy conditions as set
out under Eastwell Farmlands
(Recommendation 3) above i.e. that the
Eastwell Farmlands shown in Map 14 should
be the subject of a specific BAE NP policy
providing similar conditions as are provided
under BAE NP2.
The NP should ensure that any expansion in

126

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
also safety concerns
about the road being
close by (which it would
have to be to avoid the
cricket playing area).
The Parish Council
consider that a fenced
play area with play
equipment and outside
gym would detract from
the appearance of the
Green and there are also
safety concerns about the
road being close by
(which it would have to be
to avoid the cricket
playing area). Traffic
speed limits are not a
land use matter and are
not therefore within the
remit of the
Neighbourhood Plan.
Indoor sports facilities
require a large catchment
area and can be found
outside the
Neighbourhood Plan
area.
The Sandyacres Sports
and Social Recreation
Ground meets the Local
Green Space designation
criteria set out in the
National Planning Policy
Framework. The
designation would not
prevent the provision of
appropriate facilities in
connection with outdoor
sport and outdoor
recreation as long as the
facilities continued to
retain the open green
character of the Local

Respondent

Comment

the scale of use and facilities offered by
Sandyacres Sports and Social Club arising
from BA&E NP8 includes appropriate
improvements to on-site parking and site
access.
The NP should include an overarching policy
statement to ensure developments within the
Plan boundary area include an assessment
of the possible traffic impact on Sandyhurst
Lane and access to the A251 and A20 and
identify any necessary mitigation steps.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Green Space as a whole.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
infrastructure. This
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
should set out that any
large scale
development should
include traffic impact
assessment, including
on Sandyhurst Lane
and access to the A251
and A20. If approved,
any necessary
mitigation measures
should be implemented
as part of the
development.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
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Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
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Policy BAE NP9 – Sandyacres Sport and
Recreational Hub
What are your views on Policy BAE NP9?

4
1

2

20
8

9

Strongly Agree

Agree

Neither Agree nor disagree

Disagree

Strongly Disagree

Respondent

Comment

Susan Elsy

The over 50’s are poorly served in this area
with many over 70’s very isolated.

Mike Beattie

Hard to agree if there is potential for impact
on the biodiversity. We understand there
might be some funding from potential
developers of the Lenacre hall farm site. We
oppose this and do not support this aspect of
the plan. This area ought to be designated as
Local Green Space and given protection from
further development.
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No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Noted although there are
a number of open spaces
and a network of public
footpaths within the area.
There is a proposal to
enhance the Sandyacres
sports hub.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Jennifer and
Niall Brogan

The parking and traffic management cannot
cope with more pitches. During tournaments
cars queue along Sandyhurst lane and park
right the way along the road. When the gates
are shut cars park along the road. Increasing
the number of pitches will make this issue
worse. There is already a play area at Goat
Lees. Money would be better spent
enhancing that provision. The swings were
out of order for a long period of time.

The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
It is proposed to add new
text and policy to help
balance any additional
traffic impact with
mitigation measures.
Add new text to justify
the need for local
infrastructure including
reference to Sandyhurst
Lane.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
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Respondent

Comment

Helga Howells

Current landscaping and trees on the site
should be protected as they enhance the
environment and link with the views and
biodiversity beyond the site. Pitches should
remain open to the public for community use
when local matches are not planned.
Floodlighting on pitches should not be
permitted due to environmental concerns.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
and car parking.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.
The detailed opening
hours are not a land use
matter and therefore
cannot lawfully be
included in the
Neighbourhood Plan.

Tim Hanley

Sandyacres should continue in its present
format. Development of proposed housing
adjacent to the land should not be used to
finance any changes or improvements to this
area.
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As Section 1: Introduction
indicates, the Plan should
be read as a whole and
any proposal for
floodlighting would be
required to meet Policies
BAE NP1 and 3.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Gavin Fuller
Christine Drury

Welcome provision of different sports, such
as tennis courts.
Car traffic may become a problem more often
: something to monitor

Noted
The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
It is proposed to add new
text and policy to help
balance any additional
traffic impact with
mitigation measures.
Add new text to justify
the need for local
infrastructure including
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
reference to Sandyhurst
Lane.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
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Neil Owens

Require more information on how this would
Noted
be implemented
Practically, you have to consider Westwell
Noted. There remains a
Lane - Lenace Street, which has become a
need for sports pitches.
"recreation area" for Ashford. Runners now
(?) road, which is closed for road races. So
you can't control recreation using sports fields
alone.

Henley England

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
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Policy BAE NP10 – Retention of Community
Buildings
What are your views on Policy BAE NP10?
1

00
4

11

28

Strongly Agree

Agree

Neither Agree nor disagree

Respondent

Comment

Graham
Skinner

Too late for Kennington

Disagree

Strongly Disagree

No Answer

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Noted
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If you have any general comments on the Draft
Neighbourhood Plan, please add them here.
Respondent

Comment

Susan Elsy

I think this is a marvellous Neighbourhood
Plan. Well done everyone an enormous
amount of time has been spent on this
documentation. Thank you.
I am especially keen to enhance the
biodiversity of the area and to develop a
green corridor from the Warren to Tile Lodge.
I volunteer 2 days a week for Kent Wildlife
Trust and Natural England so if the is
anything I, or these organisations, can do to
help this initiative please let me know.

Paul Harris

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Noted

The green corridor linking
the Warren and Tile
Lodge Wood would need
to run through the
proposed Eureka
development.
Policy BAE NP4 - Eureka
Park Development
Principles - already
proposes strategic
interconnected
landscape/ wildlife/
footpath/ cycleway
corridor running northsouth through the site
based around Footpath
AU3 and centred on the
existing lakes.
In order to connect to Tile
Lodge Wood, the corridor
would need to extend to
the rear of properties in
Sandyhurst Lane. A new
criterion should be added
to Policy BAE NP4 to link
Alders Wood towards Tile
Lodge Wood:
Add new criterion to
Policy BAE NP4: A
substantial landscape
buffer should be
extended eastwards
from Alders Wood
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Sarah Burwell
Marion Cogger

Sue Thompson
Jane Earl

Tim Hanley

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
towards Tile Lodge
Wood between
development and the
residential properties
along Sandyhurst Lane;

A very well researched and thought out plan
As far as William Harvey Hospital is
concerned, there do not appear to be any
significant implications for the hospital site or
an increase in the requirement for NHS
Services from within the local area.
However, we would need to ensure an
access route is maintained through the
villages for emergency vehicles.
I have given "neither agree nor disagree" as
our responses to reflect the above.
Well done to the Committee, an excellent job
done on our behalf.
Given the amount of extra traffic these
developments will produce I think we will
choose to leave the area at the earliest
opportunity.
Resistance should be made to any large
scale housing developments in the rural
areas of this parish. Small scale infill is ok.
Sandyhurst Lane should be maintained as
the edge of the town and the start of the rural,
countryside area.
The views are stunning from the Lane and
walkers, workers from local businesses enjoy
the tranquillity of the area, long may it be
maintained.
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Add revised Map 19:
Eureka Park
Development Principles
Noted
Noted

Noted
Noted

The Neighbourhood Plan
recognises that
Sandyhurst Lane forms a
well-defined edge of
Ashford and that there no
further allocations for
development are made
beyond the Lane within
the Local or
Neighbourhood Plans.
Nevertheless, Policy
HOU5 of Ashford
Borough Council’s
adopted Ashford Local
Plan, 2030 permits
residential development
adjoining or close to the
existing built up confines

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
of Ashford provided a
number of restrictive
criteria are met. Policy
BAE3 must be in general
conformity with the
recently adopted Policy
HOU5 which
distinguishes between the
edge of Ashford and
Boughton Lees. The
Neighbourhood Plan
therefore seeks to place
detailed criteria to protect
the landscape qualities of
countryside beyond
Sandyhurst Lane and to
generally restrict
development beyond the
village confines of
Boughton Lees in
accordance with the
Local Plan.
Amend reasoned
justification as follows:
Development in the
Countryside
The growth of Ashford will
be facilitated by the
development of Eureka
Park. Sandyhurst
Lane forms a well-defined
edge to Ashford and
specific further
development within the
countryside is not
allocated in the Ashford
Local Plan, 2030 or the
Neighbourhood Plan
planned during the Plan
period. The planning
strategy is to focus
development within the
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Eureka Park strategic
allocation and the defined
built-up confines of
Boughton Lees. Any
development in the
countryside should
comply with the
Ashford Local Plan,
2030, Policy HOU5
whilst also ensuring it
would conserve and
enhance the Kent Downs
Area of Outstanding
Natural Beauty and its
setting; retain the
landscape character of,
and not have a
detrimental impact on, the
area of Eastwell
Farmlands valued
landscape shown on Map
14; protect ancient
woodland and maintain
important views from
public areas. Policy BAE
NP28 is also relevant in
protecting Local Green
Space and enhancing
recreation open spaces.
Amend Policy BAE NP3
– Development in the
Countryside as follows:
a) The growth of
Ashford will be
facilitated by the
development of Eureka
Park. Specific further
growth within the
countryside is not
planned during the Plan
period.
b) Outside of the builtup confines of
Boughton Lees, as
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
defined in Maps 2 and
4, priority will be given
to protecting and
enhancing the
countryside from
inappropriate
development.
A proposal for
development within the
countryside will only be
permitted where:
a) it would conserve and
enhance the landscape
and scenic beauty of the
Kent Downs Area of
Outstanding Natural
Beauty and its setting as
well as the tranquillity of
the countryside and
would have regard to the
Kent Downs AONB
Management Plan;
b) it would retain the
landscape character of,
and not have a
detrimental impact on, the
area of Eastwell
Farmlands valued
landscape defined on
Map 14;
c) it would retain and
enhance the landscape
character of Eastwell
Park Historic Park and
Garden defined on Map
5;
d) it would maintain the
distinctive views of the
surrounding countryside
from public vantage
points within, and
adjacent to, the built-up
confines, in particular
those defined on Maps 16
and 17; and
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
e) it would protect and,
where possible, enhance
ancient woodland as
defined on Map 15.
Add the following text:
Protecting and
Enhancing the
Countryside outside the
built-up confines of
Boughton Lees
The Neighbourhood
Plan defines the builtup confines for
Boughton Lees. The
settlement lacks basic
day to day facilities and
the Ashford Local Plan
2030 does not enable
residential development
at the edge of the built
up area with the
exception of Local
Needs housing (Policy
HOU2) and rural worker
accommodation, use of
a heritage asset, re-use
of redundant or disused
buildings, development
that is exceptional
quality or innovative
design or a replacement
dwelling (Policy HOU7)
provided a number of
criteria are met.
The countryside to the
north and west of the
built up area is entirely
within the Kent Downs
Area of Outstanding
Natural Beauty and is
either within the
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Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
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Deletions – proposed
deleted text)
Boughton Lees
Conservation Area or
forms part of its setting.
It is also important to
retain the public views
from the built up area
(Map 17).
For these reasons,
residential proposals
outside the defined
built up area of
Boughton Lees would
not be considered to
represent sustainable
development and will
not generally be
permitted.
Insert new Policy
Policy BAE NP4 –
Residential
development on the
periphery of Boughton
Lees Built-Up Confines

John Hardie

Alan Vaughan

A lot of work has gone in to this document
which deserves to be implemented and
supported by all those living within the areas
mentioned.
I don't have anything to say at this stage
other than to point out that Ruscombe Barn is
incorrectly described (page145) as a
"converted" barn whereas it is a fully
"reconstructed" barn (built this century on
new insulated concrete footings built to
modern energy-efficient standards etc, etc).
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Residential
development will not
generally be permitted
on the periphery of
Boughton Lees outside
of the built-up confines,
as defined in Map 2.
Noted

Noted.
Amend ‘converted’ (p
145) to ‘re-constructed’.

Respondent

Angela
Edwards

David Hill
Natalie Harman
Christine Drury

Robert Oliver
Andrew Smith

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Loads of effort has so far gone into making
the NP happen, well done everyone, let's
hope it gets adopted!
The plan contains far too many potential "getouts" which can be manipulated to suit other
purposes. The plan should be more specific
and forceful in its views rather than
employing so many elegant phrases which
serve to please everyone. Recent planning
decisions have already gone against local
wishes; this plan will enable ABC to continue
to do that by simply quoting one of your "getouts".
Thank you
Thanks for all the hard work you have gone
to make this plan.
An impressive and huge amount of work,
congratulations. Good to see an adjacent
parish thinking so hard about the future.
Thank you so much
Westwell Parish Council
Sandyacres is already protected by the
Sandyacres Trust who have a 50 year lease
Any further development of Eureka Park
Shops and the offices on the opposite side of
the road should be resisted because of the
impact of more traffic on Trinity Road. Trinity
Road was never built to take this HGV and
car traffic, many HGV's using it as a rat run
between the M20 and M2.

Planning policies which
are to operate up to 2030
must take into account
the National Planning
Policy Framework and be
in general conformity with
the strategic policies of
the Ashford Local Plan,
2030 and allow some
flexibility to cater for a
range of situations over
this period.
Noted
Noted
Noted

Noted
The Neighbourhood Plan
includes a Housing and
Business objective to
ensure sufficient
infrastructure and local
services are provided to
serve the needs of Parish
residents, including new
provision in association
with new development.
However, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
such provision.
Add new text to justify
the need for local
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Deletions – proposed
deleted text)
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
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Julia Venn

I understand that we cannot change
boundaries but I do feel there is no
connection between Boughton Aluph &
Eastwell and the souless Trinity Way, Goats
Lees and Eureka Park areas. They appear to
be lumped together for convenience.
Therefore it is difficult for me to relate to, and
comment on.
Support all proposals. Thank you for all your
hard work
Generally well thought out but concerned that
as pressure on BA&E builds up valuable
"empty" spaces will be lost. There need to be
retained as ideas change and space is
needed for the future. Where so people
meet?? Would some people be happier if
they did?

Doug Harman
Rita Hawes

Stephanie Ellis

I strongly support most of the proposals but
my concerns are: -need for healthcare
facilities locally, - traffic calming measures on
the length of Trinity Road to reduce impact on
the road of new developments. - it's already
very busy & noisy, road in poor state of
repair. Thank you for organising the
exhibitions!
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
The designated
Neighbourhood Plan area
includes the whole of
Boughton Aluph and
Eastwell Parishes which
comprise different
character areas – as set
out in Appendix 1.
Noted
All significant public open
spaces are identified as
Local Green Spaces and
are proposed to be
protected through Policy
BAE NP2 which does not
permit development
except in very special
circumstances where it
can clearly be
demonstrated that the
development would not
be inappropriate and
would not be in conflict
with retaining the open
green character of the
designated space.
The Neighbourhood Plan
already states that there
are no GP surgeries
located in the Parishes
and that the Household
Survey indicates that
these are the most
sought after facilities in
the area. With further
housing in the area there
may be justification for a

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in such
provision.
Add text
…With further housing in
the area there may be
justification for a
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in
such provision.
In relation to traffic on
Trinity Road, the
Neighbourhood Plan
does not include a Policy
which seeks to ensure
infrastructure provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
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Hedley England

Ashford is slowly becoming a city. The
piecemeal housing developments are not
connected with a sensible road system, so
we have gridlock all the while, and (?) put up
with it. It really needs an integrated approach.
Please forgive my rather long delay in
replying to you.

Gerry Clarkson
Leader Ashford
Borough
Council
Ward Member
Charing
Nathan Murphy
Fire Safety

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
Noted. Traffic beyond the
neighbourhood area is
not within the control of
the Neighbourhood Plan.
Noted

I am assuming that you have invited
comment from the Charing Parish Council,
but for my part I am content and have no
comment to make.
Thank you for the information you have
provided in your draft neighbourhood plan for
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Noted
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Inspector
Kent Fire &
Rescue Service

our consultation. At this stage we have no
comment to add on the findings from your
plan. We will consult though on any
subsequent development planning
applications that may occur in your parishes
and will acknowledge them on a case by
case basis.

George and
Elspeth Watt

I realise I have missed the deadline, and of
course can no longer access the
questionnaire on line, but would like to state
that we are in agreement with the objectives
of the neighbourhood plan as outlined and
displayed at the exhibition at the Iron room,
and hope that these brief comments can be
included. The main concern that we both
have is of course the traffic issue and the
ability of the existing road infrastructure to
cope, but these may well be out of the scope
of our local plan, but should be taken into
account in the round with other developments
locally. There is also a significant concern in
how other local facilities will be able to cope
with the external pressures from adjoining
parish developments in terms of access to
medical facilities and education for a growing
population. We are relieved that the
immediate pressure on the village and its
immediate environs appears to be lifted, but
of course the need will still be for some
additional affordable housing in due course to
enable the children and grandchildren of
residents who wish to remain in the area. We
would also have liked to see some firm
comments made about traffic calming
measures.
We appreciate that a lot of hard work went
into the creation of the draft plan and the
exhibition at the Iron Room was very
informative and well laid out and we wish
every success with the next stages.
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Support noted.
KCC as Education
Authority have stated that
they do not propose
expansion of the Goats
Lees primary school and
the Neighbourhood Plan
is not therefore able to
reserve land for such a
use.
The Neighbourhood Plan
already states that there
are no GP surgeries
located in the Parishes
and that the Household
Survey indicates that
these are the most
sought after facilities in
the area. With further
housing in the area there
may be justification for a
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in such
provision.
Add text
…With further housing in
the area there may be
justification for a
permanent or visiting
surgery and the Parish
Council will seek to
stimulate interest in
such provision.
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Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
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Deletions – proposed
deleted text)
In relation to the traffic
issue, the Neighbourhood
Plan does not include a
Policy which seeks to
ensure infrastructure
provision.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
• Traffic mitigation
measures
including on
Sandyhurst Lane
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The
Sandyacres
Trust
Committee

Please see appendix for full comment
Trustees of Sandyacres reviewed elements
of the Neighbourhood Plan that referred to its
facility and would like to draw Parish Council
attention to their observations.
For the record, The Sandyacres Trust was
not approached by Ashford Borough Council
to discuss their proposals, and is
disappointed because this suggests contempt
for Trustees and Goat Lees residents. Had
ABC discussed with Trustees they would
have obtained a real understanding of what
Sandyacres is all about, an appreciation of
how successful it already is, and given cause
to reflect further on Sandyacres. In passing,
Trustees would have preferred the Parish
Council to have discussed with them, prior to
reproducing ABC proposal into the
Neighbourhood Plan.
By including Policy BAE NP9 in the NHP it
would be seen as full endorsement for
Ashford Local Plan regarding Sandyacres,
and this would ultimately compromise the
Parish Council should it wish to challenge
aspects of it later on. The NHP is not
obligated to reflect specifics of the Local Plan
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Neighbourhood Plan
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deleted text)
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
Policy BAE NP9 –
Sandyacres Sport and
Recreational Hub
received support through
consultation on the
Regulation 14
Neighbourhood Plan.
The status of Sandyacres
as a recreational hub is
derived from Ashford
Borough Council’s Local
Plan. This may not now
be challenged as the plan
is adopted by Ashford
Borough Council. In
accordance with Para 29
of the National Planning
Policy Framework,
neighbourhood plans
should not promote less
development than set out
in the strategic policies
for the area, or
undermine those strategic
policies (i.e. Ashford
Borough Council’s Local
Plan). It is therefore
inappropriate for the

Respondent

Comment

but merely to not contain statements or
policies that might conflict. Absence of any
supporting statement in the NHP satisfies this
criterion.
Omitting Policy BAE NP9 from the NHP gives
the Parish Council, and residents, greater
leeway to question ABC proposals going
forward.
To protect Sandyacres from Development the
Parish Council could instead designate it as a
Local Green Space. Guidelines state that this
designation can be given to open spaces
which includes all open spaces of public
value, can take many forms, from formal
sports pitches to open areas within a
development linear corridors and country
parks. Doing this does not conflict with the
Local Plan regarding Sandyacres.
ABC funds infrastructure through Section 106
monies and with the Lenacre Farm hybrid
planning application for outline planning for
79 homes with detail planning for 21 homes
remaining on the Planning Portal, and an
appeal lodged for the refusal of 21 homes,
there is a real danger Policy BAE NP9 would
be seen as the catalyst to fund Sandyacres
proposal. There is much evidence around
where ABC has done the inexplicable and
everyone needs to be vigilant to the possible
dangers.
The above are the main points Trustees wish
the Parish Council to consider before
finalising the Neighbourhood Plan.
Wanting to be helpful, Trustees wish to
provide the Parish Council with background
information about Sandyacres.
Trustees will be pleased to discuss matters
further with the Parish Council and in the
meantime wish to point out that Sandyacres
is hugely successful with much activity taking
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Neighbourhood Plan to
remain silent about the
status of one of the major
open spaces within the
Plan area.
It is proposed to
designate Sandyacres
Sports and Social
Recreation Ground as
Local Green Space within
Policy BAE NP2.
The Neighbourhood
Plan should designate
the Sandyacres Sports
and Social Recreation
Ground as Local Green
Space and Policy BAE
NP2 should merge with
part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 –
Protection of Local
Green Space
Land is designated
Local Green Space, as
defined on Maps 6 to
13.
Proposals for
development on land on
sites designated on
Maps 6 – 12 will not be
permitted unless the
proposal would not be
in conflict with retaining
the open green
character of the site as
a whole and the
community value of the
designated space.

Respondent

Comment

place throughout the week, has a dedicated
and effective team running it, receives
investment of thousands of pounds to
maintain and enhance it, is completely selffinancing, and considered by our ABC link to
be one of the best run facilities in Ashford.
We can understand why ABC would want to
get their hands on it having wasted a million
pounds on the Ridge which has not proved to
be the success they forecast. ABC has no
experience in running facilities such as
Sandyacres, preferring to sub-contract out,
whilst those running Sandyacres have huge
experience as proven by year on year
outstanding success.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
Proposals for
development on land on
sites designated on
Map 13 (Sandyacres
Sports and Social
recreation site) will not
be permitted unless the
proposal is for the
provision of appropriate
facilities in connection
with outdoor sports and
recreation and would
not be in conflict with
retaining the open
green character of the
site as a whole and the
community value of the
designated space.
Add Map 21 to Local
Green Space Maps and
renumber maps
accordingly.
Amend Local Green
Space section of
Character Area 1:
Sandyhurst Lane –
Appendix 1.

Kent Downs
Area of
Outstanding
Beauty Unit

Please see Appendix 3 for full comment
We welcome the acknowledgement of the
importance of the Kent Downs AONB
and its setting within the document, along
with references to the Kent Downs
AONB Management Plan and support this
well considered and drafted
Neighbourhood Plan. Our specific minor
comments on the draft plan are set out
below:
Landscape, page 21
The NPPF was revised last year and the
paragraph relating to AONBs and other
nationally protected landscapes (Paragraph
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Amend text to align
with updated National
Planning Policy
Framework.
Amend Landscape
paragraph (page 21)
and Kent Downs Area
of Outstanding Natural
Beauty paragraph (page
28) as follows:
The National Planning
Policy Framework states
that great weight should
be given to conserving
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172) amended to now require the
enhancement as well as conservation of
landscape and scenic beauty, bring the
NPPF in line with the primary legislation
relating to AONBs, the Countryside and
Rights of Way Act. We would therefore
recommend that the third paragraph of the
section is amended
to:
“The NPPF states that great weight should be
given to the conserving AND ENHANCING
landscape and scenic beauty….”
Kent Downs Area of Outstanding Natural
Beauty, page 28
The NPPF was revised last year and the
paragraph relating to AONBs and other
nationally protected landscapes (Paragraph
172) amended to now require the
enhancement as well as conservation of
landscape and scenic beauty, bring the
NPPF in line with the primary legislation
relating to AONBs, the Countryside and
Rights of Way Act. The revised NPPF also
contains a newly inserted requirement for
enhancement of wildlife and cultural heritage.
We would therefore recommend that the third
paragraph of the section is amended to:
“The NPPF states that great weight should be
given to the conserving AND ENHANCING
landscape and scenic beauty in Areas of
Outstanding natural beauty which have the
highest status of protection in relation to
landscape and scenic beauty. The
conservation AND ENHANCEMENT of
wildlife and cultural heritage are important
considerations in these areas.”
Setting of the Kent Downs Area of
Outstanding Natural Beauty, page 28
The Kent Downs AONB Joint Advisory
Committee has published a Position
Statement on Setting and you may consider it
appropriate to reference this in the
Neighbourhood Plan.
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
and enhancing the
landscape and scenic
beauty of Areas of
Outstanding Natural
Beauty, which have the
highest status of
protection.
As Section 1: Introduction
indicates, the Plan should
be read as a whole and
any proposal for
floodlighting would be
required to meet Policies
BAE NP1 and 3.

Respondent

Comment

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)

Natural England

Policy BAE NP9 Sandyacres Sport and
Recreational Hub, page 55
Consideration could be given to the
implications of any new floodlighting at this
site.
The proximity of this site to the AONB means
that floodlighting here could impact on the
tranquillity of the AONB, in terms of light
pollution. Should floodlighting be proposed,
we would welcome a requirement for this to
be designed to ensure that the dark night
skies of the AONB are not impacted.
Please see appendix for full comment

Noted.

Natural England does not have any specific
comments on this draft neighbourhood plan.

Sandyhurst
Lane Residents
Association

However, we refer you to the attached annex
which covers the issues and opportunities
that should be considered when preparing a
Neighbourhood Plan.
Please see Appendix 2 for full comment and
additional responses
ECOLOGY
With developments in both urban and rural
areas likely, the NP should include measures
to enhance, protect, and mitigate damage to
wildlife habitats, not only in its open spaces,
but also the micro-habitats that exist within
urban areas.
That the NP should include an overarching
policy statement to ensure developments
within the Plan boundary enhance, protect
and mitigate damage to wild-life habitats and
promote bio-diversity.
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General policies within
the Borough Council’s
adopted Local Plan for
the area covered by the
Neighbourhood Plan are
more appropriate in
relation to ecology: Policy
ENV1 – Biodiversity
states:
Proposals that conserve
or enhance biodiversity
will be supported.
Proposals for new
development should
identify and seek
opportunities to
incorporate and enhance
biodiversity. In particular,
development should take
opportunities to help
connect and improve the
wider ecological

Respondent

Comment

Anna Kirke

An objective is to promote well-being and
healthy living. ANY development means an
increase in traffic resulting in noise and air
pollution which goes against that objective.
There doesn’t appear to be any measures,
calming or otherwise, to restrict traffic which
will, in turn, impact on the area considerably
more than it already does.

Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
networks…
The Neighbourhood Plan
includes an objective to
promote well-being and
healthy living. However,
the Neighbourhood Plan
does not include a Policy
which seeks to manage
traffic and the need for
infrastructure.
Add new text to justify
the need for local
infrastructure.
Add a New Policy:
Policy BAE NP11 Securing Infrastructure
Any development
permitted will be
expected to ensure
provision of the
necessary social,
physical and green
infrastructure needed to
support the proposed
development, and
where relevant the
infrastructure identified
in the Neighbourhood
Plan below through
developer
contributions, in a
timely manner subject
to an appropriate
assessment of viability:
• Sustainable
transport
measures
serving new
development
which assist
walking and
cycling;
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Respondent

Comment

Ashford
Borough
Council

Please see appendix for full comment
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Parish Council
Response (bold
indicates recommended
amendments to
Neighbourhood Plan
text:
Italics – proposed
additional text;
Deletions – proposed
deleted text)
• Traffic mitigation
measures
including on
Sandyhurst Lane
and access to
the A251 and
A20; and
• Enhancement of
the Sandyacres
Sport and
Recreational
Hub, to provide
improved sports
pitches/courts
and children’s
play area and
sufficient
additional cycle
and car parking.
Please see appendix for
full response

Appendix 1

Ashford Borough Council Comments and Parish
Council Responses
Boughton Aluph & Eastwell Neighbourhood Planning
Steering Group c/o
Boughton Aluph & Eastwell Parish Council
By Email

Civic Centre
Tannery Lane
Ashford, Kent
TN23 1PL
(01233) 331111
www.ashford.gov.uk
Twitter: @ashfordcouncil

Planning & Development
Ask For:
Ashley Taylor
Email:
Ashley.taylor@ashford.gov.uk
Direct Line: (01233) 330213
15th May 2019
Dear Boughton Aluph & Eastwell Parish Council,
ABC’s representation on the Regulation 14 draft Boughton Aluph and Eastwell
Neighbourhood Plan
Thank you for consulting Ashford Borough Council on your draft Neighbourhood
Plan. When the examiner looks into the plan they will need to assess whether it
meets the basic conditions. The Local Authority is only required to consider whether
the draft plan meets the basic conditions after the examination. However, it is helpful
for us to consider whether the draft plan meets these conditions as early as possible,
and provide this advice to you.
The Council has not yet had sight of your basic conditions statement and therefore
wishes to reserve final judgment on whether or not it meets these conditions until this
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is available. However, in the meantime, I will comment on the information before me
in the draft plan.
Please find in the attached tables the Council’s comments in relation to the draft
Plan. Part 1 considers whether the policies contained within the draft Neighbourhood
Plan may meet the basic conditions, including if the policies have regard to national
and local planning policy. Part 2 of the response provides recommendations on the
draft in ABCs capacity as a critical friend and provides recommendations / changes
that are not related to meeting the basic conditions.
Please do not hesitate to contact me if you wish need any clarification or wish to
discuss matters further.
Yours sincerely
Mrs Ashley Taylor - Principal Policy Planner
Part 1- Ashford Borough Council Response to the Draft Boughton Aluph and
Eastwell Neighbourhood Plan in relation to meeting the basic conditions
This part of the representation considers whether the process and policies contained
within the draft Boughton Aluph and Eastwell Neighbourhood Plan meet the basic
conditions.
The ‘basic conditions’ set out in the regulations are:
1. Having regard to national policies and advice contained in guidance issued by the
Secretary of State it is appropriate to make the neighbourhood plan;
2. The making of the neighbourhood plan contributes to the achievements of
sustainable development
3. The making of the neighbourhood plan is in general conformity with the strategic
policies contained in the development plan for the areas of the authority (or any part
of that area);
4. The making of the neighbourhood plan does not breach, and is otherwise
compatible with, EU obligations
5. Prescribed conditions are met in relation to the plan and prescribed matters have
been compiled with in the connection with the proposal for the neighbourhood plan.
The Neighbourhood Plan must be in general conformity with the strategic policies set
out in the development, which in this case is the Ashford Local Plan 2030 (adopted
February 2019).
Document/Section Comments on compliance with
basic conditions
Supporting
Documents
Basic Conditions
Statement

No basic conditions statement has
been provided to support the
regulation 14 consultation. Whilst not
required by the regulations at this
stage, I am therefore unable to
understand your position with regard
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Recommendations

The Basic conditions
statement will need to be
provided to the Council
alongside the draft Plan when
it is formally submitted.

Document/Section Comments on compliance with
basic conditions

Consultation
Statement

to conformity with the basic
conditions, and these comments are
therefore provided without that
information.
From the information which is
provided within the draft consultation
statement it is considered that the
informal consultation that has taken
place so far, and the regulation 14
consultation appear to have been
carried out as required by the
regulations.
The draft consultation statement
includes a number of links to further
information available on the
Neighbourhood Plan website (for
example the list of statutory and nonstatutory consultees). This information
should be incorporated into the final
version of the consultation statement,
rather than being provided as links to
the webpages.

Reg 14 - Draft
Plan
Policy BAE NP1
a)

Policy BAE NP1
b)

These criteria provide a link to the
detailed character area assessment
work which has been completed, and
builds upon Policy SP6 of the Ashford
Local Plan, providing local context.
With the exception of the reference to
Buildings of Note, these criteria repeat
both national and local policy in
relation to consideration of heritage
assets.

Recommendations

Information provided by links
to existing webpages should
be incorporated into the
consultation statement
document.
The final consultation
statement should be provided
alongside the draft Plan when
it is formally submitted to the
Council.

It is considered to meet the
basic conditions.

Consider whether the criteria
are necessary.
Clarify the justification and
purpose of the proposed
Buildings of Note.

In terms of the reference to Buildings
of Note, the majority of the buildings
are existing listed buildings and
therefore do not require any additional
protection. Others are modern
buildings, which are not identified for
heritage reasons, and therefore it is
confusing as to why these are referred
to within a policy criteria which relates
to heritage assets. A blanket
protection of these buildings as set
out in the policy does not appear to be
justified.
Policy BAE NP1 c)

This appears to be a blanket
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Consider re-wording the

Document/Section Comments on compliance with
basic conditions

Recommendations

protection against the loss of
landscape features such as trees,
hedges and ponds. In some cases the
landscape features may not be worthy
of protection, or replacement may be
acceptable.
These criteria duplicate Local Plan
policy ENV3a, and a neighbourhood
plan should not repeat national or
local plan policies.

criteria to protecting those
which are particularly
important to the character of
the area.

Policy BA NP2

Seven Local Green Spaces are
proposed for designation. It is
considered that all of those proposed
meet the criteria for such a
designation.

It is considered to meet the
basic conditions.

Eastwell Farmlands
Valued Landscape.
Pg 33.

The draft Plan identifies the character
area of Eastwell Farmlands as a
valued landscape.

Further justification and
supporting evidence would
need to be provided to
support such a designation.

Policy BAE NP1 d)

Important Public
Views Pg 36

Policy BAE NP3

The Plan makes reference to the
Council’s Landscape Character SPD
and the Studio Engleback study as
evidence to support this. However it is
not clear from the evidence why this
character area in particular warrants
identification and protection as a
valued landscape.
The principle of identifying important
public views is supported, and they
are a useful tool for defining local
distinctiveness. However the use of
the policy needs to be clearly justified
and limited to views of special
importance that make a real
contribution to local distinctiveness.
The identification of the views has
been evidenced by the Important
Public Views Assessment 2018, which
identifies criteria for defining an
important public view, but it does not
explain how each of the views
identified meet with the criteria.
The supporting text and policy state
that ‘specific further development
within the countryside is not planned
during the Plan period’. Whilst it is
true that there are no other local plan
site allocations, this could be
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Consider removal of criteria
from the policy or provide
more locally specific
requirements if this can be
evidenced.

Ensure that there is sufficient
justification for the views
identified.

Further consideration and
clarification is required as to
how the policy relates to
Policy HOU5 of the Ashford
Local Plan, and to which
areas of the countryside the

Document/Section Comments on compliance with
basic conditions
misleading as Policy HOU5 supports
the principle of residential
development on the edge of Ashford,
subject to certain criteria. This criteria
(a) in the policy is a statement, rather
than policy requirement, and it is not
considered necessary for this to be
included in the policy.
The scope of the policy is not clear
and there are inconsistencies with
Policy HOU5 of the Ashford Local
Plan:
The policy attempts to cover all
countryside locations within the
neighbourhood area, whether that be
on the edge of Ashford, edge of
Boughton Lees, or other areas of the
countryside in the neighbourhood
area. These locations have different
policy provisions in HOU5 of the
Ashford Local Plan, but policy NP3
provides one set of criteria for all
locations.
Criteria b) which states ‘outside of the
built-up confines of Boughton Lees…’
is not clear whether the intention is for
this to cover parts of the
neighbourhood area on the edge of
Ashford. If this is the case the policy
has the effect of adding further criteria
to those which are included in Policy
HOU5, and the criteria are
significantly more restrictive than the
provision of HOU5 and also ENV3a.
In relation to potential development
proposed on the edge of Boughton
Lees and elsewhere in the
countryside the provisions of the
second part of Policy HOU5 would
apply. Is it the intention that NP3
criteria be in addition to those in the
second part of the HOU5? Or in
replacement of them? The proposed
criteria in NP3 could be interpreted as
being more flexible than those in
HOU5.
Criteria a) repeats local plan policy
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Recommendations
policy is proposed to cover.
The NP policy can provide
additional ‘local’ criteria to
Policy HOU5, as long as they
are justified.
The policy should be
redrafted to make this
clearer, and ensure that the
policies are broadly
consistent with and do not
repeat the policy provisions
of HOU5, ENV3a and b, and
ENV14.

Document/Section Comments on compliance with
basic conditions

Recommendations

ENV3b, and therefore is not
necessary.
Eastwell Park Historic Park and
Gardens is a designated heritage
asset which is already protected by
national and local policy, and these
criteria is therefore not necessary.
Criteria b) and d) identify ‘landscape
features’ that are referred to in criteria
j) of policy ENV3a. NP3 seeks to
retain/maintain these features, which
is inconsistent with policy ENV3a
which requires development to ‘pay
particular regard to……..according to
the landscape significance of the site’.
Policy BAE NP4

Policy BAE NP5
(including
references at page
15)

This policy seeks to provide additional
criteria for the Ashford Local Plan site
allocation S20. The principle of this is
acceptable subject to clarity and
justification.

Provide further cross
reference to Policy S20, and
make it clearer that the policy
is seeking to provide
additional local criteria.

At present some of the policy criteria
are repetitive of Policy S20, which
makes the policy provision for the site
unclear. For example criteria 1 and 2,
are very similar to criteria a) and d) of
S20.
The proposed village envelope is
broadly consistent with the definition
set out in the Local Plan and therefore
considered to meet the basic
conditions.

Only include criteria which
are not repetitive of those in
Policy S20, and ensure they
are justified.

Policy HOU3a of the Ashford Local
Plan 2030 already sets out policy
requirements in relation to residential
development within Boughton Lees,
and a neighbourhood plan should not
repeat national or local plan policies. It
is not considered that Policy NP5
adds further detail to Policy HOU3a.
There is reference to development
complying with other NP policies,
however the policies will stand in their
own right to be considered without
need for reference within NP5.
Policy HOU3a refers to development

168

Consider whether Policy BAE
NP5 is necessary. Some
supporting text and the
proposed village envelope
could remain, with reference
being made to consideration
against Policy HOU3a of the
Ashford Local Plan for
development proposed within
the built confines of Boughton
Lees.

Document/Section Comments on compliance with
basic conditions

Recommendations

being of a scale that can be
satisfactorily integrated into the
existing settlement. It is considered
that the use of ‘small scale’ may be
overly restrictive in the context of
policy HOU3a. In addition no definition
of ‘small scale’ is provided or
justification for this restriction.
Policy BAE NP6

Policy BAE NP7
Policy BAE NP8

The first part of the policy which
relates to the existing Local Centre
seeks to support its retention and
enhancement. The principles of this
appear to follow that of Policy EMP10
of the Ashford Local Plan, however
there are some inconsistencies in the
criteria.

Consider the criteria against
those within Policy HOU10 to
ensure they are consistent. If
the policy repeats Policy
HOU10 consider whether it is
required.

The second part of the policy seeks to
identify part of the S20 site allocation
for a particular use – shopping and
service provision. This is inconsistent
with Policy S20, which allocates the
site for residential and commercial. At
para 3.248 of the Ashford Local Plan,
the supporting text identifies what
commercial uses would be allowed,
and states ‘beyond the existing local
centre, retail or leisure uses will not be
acceptable’, and at para 3.258 it
states ‘the proximity of the local centre
means that the development is not
expected to provide similar
facilities…’.

The second part of the policy
which ‘reserves’ land, part of
S20, should be deleted, as it
is not consistent with the
adopted development plan.

The policy seeks to protect existing
public houses in the neighbourhood
area.
This policy identifies two areas of
recreation and open space and seeks
to protect and enhance them.

It is considered that this
policy meets the basic
conditions.
Consider whether policy is
necessary.

Such spaces are already protected by
Policy COM2 of the Ashford Local
Plan and the policy is therefore not
necessary. In addition, exceptional
circumstances set out in NP8 are not
consistent with those set out in
COM2. COM2 provides additional
circumstances where redevelopment
of open space, sports and recreational
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If it is to be retained it should
be redrafted to include cross
referencing to COM2 and
ensure consistency with
Policy COM2 of the Ashford
Local Plan 2030.

Document/Section Comments on compliance with
basic conditions
Policy BAE NP9

Policy BAE NP10

buildings could be acceptable.
This policy provides support for the
enhancement and expansion of
Sandyacres Sport and Recreation
Hub, which is identified in the Ashford
Borough Local Plan 2030 as a sport
and recreation hub.
This policy identifies existing
community buildings in the
neighbourhood area and seeks to
protect them.
Community infrastructure (including
such buildings) is protected by Policy
COM1 of Ashford Local Plan, and the
policy is therefore not necessary. In
addition, the criteria for considering
the loss are inconsistent with those
set out in COM1. Policy COM1
requires both circumstance to apply,
and NP10 requires only one to apply,
with the use of the ‘or’.

Recommendations

The policy meets the basic
conditions, further supporting
the strategy set out in the
Ashford Local Plan 2030.
Consider whether policy is
necessary.
Redraft to include cross
referencing to COM1 and
ensure consistency with
Policy COM1 of the Ashford
Local Plan 2030.

Part 2- Other recommendations on the draft:
This section of the representation provides comments on the draft in ABCs capacity as a
critical friend and focuses on recommendations / changes that are not critical to meeting
the basic condition, but would help to provide clarity and an improved plan.
Structure and
content

It would be helpful for the submission version of the document to
include paragraph numbering, and an index of policies with page
numbers as part of the contents.
The inclusion of the Character Area Assessment as an Appendix does
make the document long, and I would suggest this could be provided
as a separate document forming part of the evidence base, which can
be cross-referred to as with the other evidence base documents, such
as the Local Green Spaces Assessment.

Section 2 – BA&E
parishes now.
Pages 12 and 13

Policy BAE NP1
Policy BAE NP3

This assessment of the parishes now identifies future issues in relation
to primary school places, and the impact upon facilities and services as
a result of the proposed development of S20 -Eureka. As this section
focuses on the ‘now’, it is recommended that those paragraphs are
relocated to the policy sections relating to Eureka. Cross reference
could also be made to the Ashford Local Plan 2030 policies which seek
to address these issues, namely COM1, COM2 and IMP1.
If it is proposed to include Buildings of Note within the Plan, it would be
useful for a list of them to be provided in the supporting text to the
policy.
This policy contains two separate sets of criteria with repeated use of
a) and b). A different set out numbering would make this clearer and
easier to reference.
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Parish Council Responses
The Parish Council confirm that the Plan has been prepared in the context of the NPPF
which makes it clear that Local Plans should make explicit which policies are strategic
policies. These should be limited to those necessary to address the strategic priorities of the
area (and any relevant cross-boundary issues), to provide a clear starting point for any nonstrategic policies that are needed. Strategic policies should not extend to detailed matters
that are more appropriately dealt with through neighbourhood plans or other non-strategic
policies (Paragraph 21).
The Ashford Local Plan, 2030 makes it clear that there is scope for a Neighbourhood Plan to
be more specific than the Local Plan in relation to some topic policies, where evidence
supports this position (Paragraph 1.8).
Whilst the Neighbourhood Plan should therefore be in general conformity with the strategic
policies contained in the Ashford Local Plan 2030, it is for the local community through a
Neighbourhood Plan to interpret and amplify those elements of strategic policy which are
important to the neighbourhood plan area and to express them appropriately in relation to
the local area. In this way, there may appear to be some overlap – just as there is between
the Local Plan and the NPPF.
Ultimately, the test is one of general conformity with the strategic Local Plan policies. The
Parish Council is clearly the plan-making body and wishes to ensure that this test is met. To
this end, the Parish Council has prepared the following responses to the points raised in
your letter and later discussions – and, where relevant, has drafted some amended text.
Bold text indicates recommended amendments to the Reg 14 Neighbourhood Plan:
Italics – proposed additional text;
Deletions – proposed deleted text

Policy BAE NP1
The policy is a bedrock policy which seeks to raise the quality of design of all new
development in the plan area and the criteria are relevant to the plan area.
The justification for Buildings of Note is contained on Page 18 of the Neighbourhood Plan. It
is accepted that the primary school Building of Note is not a heritage asset and that criterion
b) should therefore be reworded. The Buildings of Note are brought forward into the policy
following your suggestion.
Reword criterion b):
b) Protects and enhances heritage assets and their setting (including and the
following Buildings of Note as set out in Appendix 1);
•
•
•
•
•
•

Lenacre Hall Farmhouse, Sandyhurst Lane
Eastwell Towers, Eastwell Park, Faversham Road
Stone House, Faversham Road
Goat Lees Primary School, Hurst Road
The Flying Horse Inn, Wye Road
Eastwell Terrace, Wye Road
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•
•

St Christopher’s Church, Faversham Road
Gardeners House, Faversham Road

Policy BAE NP2
Noted
Policy BAE NP3
Eastwell Farmlands
Ashford Landscape Character Study, 2005 identifies a number of landscape character
areas. The Studio Engleback study has sub-divided the landscape character areas into
district landscape types. This is in order to provide a more detailed analysis and description
of the smaller land units on the edge of the urban area. Having assessed the condition and
sensitivity of the landscape, the Study sets out a policy recommendation. The information
and descriptions contained within the individual district landscape types should be used for
the purposes of this SPD.
Eastwell Farmlands is identified within the Stour Gap character area (shown on Map 13 of
the Neighbourhood Plan). Outside the Kent Downs AONB, this is the only part of the
landscape within the Plan area for which the Study recommends conserving and creating the
landscape (specifically through woodland planting and hedge reinstatement).
The Landscape Character SPD, 2011 states that there is a need to ensure development
proposals demonstrate regard for the area of landscape within which a proposal is located.
Thus, in the Eastwell Farmlands distinctive character area the emphasis should be on
conserving and creating the landscape.
This is supported by Ashford Local Plan Policy SP1 - Strategic Objectives provides the core
principles that planning applications are expected to adhere to. Criterion b is:
b) To conserve and enhance the Borough’s natural environment including designated and
undesignated landscapes
Local Plan Policy ENV3a - Landscape Character and Design states that all proposals for
development in the borough shall demonstrate particular regard to any relevant guidance
given in the Landscape Character SPD and any non-designated, locally-identified, significant
landscape features justified in a Parish Plan or equivalent document.
The Eastwell Farmlands area immediately abuts the Kent Downs AONB to the north. The
rolling arable and pasture land with medium sized fields generally divided by mature thick
hedges provides the setting for this part of the AONB.
A recent appeal (APP/E2205/W/19/3220880) confirms that this area of open countryside
provides an attractive setting to the settlement of Ashford in this location.
For these reasons, it is appropriate that Policy BAE NP3b) seeks to only permit development
which would retain the landscape character of, and not have a detrimental impact on, the
area of Eastwell Farmlands valued landscape defined on Map 14.
Amend the supporting text as above to expand the derivation of Policy BAE NP3b.
Important Public Views
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Important Public Views have been well supported in the Regulation 14 Neighbourhood Plan
consultation. All meet the criteria set out in the evidence base. An additional view which
meets these criteria (From the start of footpath AE207, Lenacre Street looking north west to
Westwell and the North Downs) has also been identified through consultation responses and
will be included in the Regulation 15 Neighbourhood Plan.

General conformity with Ashford Local Plan, 2030, Policy HOU5
The Neighbourhood Plan recognises that Sandyhurst Lane forms a well-defined edge of
Ashford and that there no further allocations for development are made beyond the Lane
within the Local or Neighbourhood Plans. Nevertheless, Policy HOU5 of the Borough
Council’s adopted Ashford Local Plan, 2030 permits residential development adjoining or
close to the existing built up confines of Ashford provided a number of restrictive criteria are
met. Policy BAE NP3 must be in general conformity with the recently adopted Policy HOU5
which distinguishes between the edge of Ashford and Boughton Lees. The Neighbourhood
Plan therefore seeks to place detailed locally appropriate criteria to protect the landscape
qualities of the open countryside beyond Sandyhurst Lane and to generally restrict
development beyond the village confines of Boughton Lees in accordance with the Local
Plan.
Amend reasoned justification to BAE NP3 as follows:
Development in the Countryside
The growth of Ashford will be facilitated by the development of Eureka Park. Sandyhurst
Lane forms a well-defined edge to Ashford and specific further development within the
countryside is not allocated in the Ashford Local Plan, 2030 or the Neighbourhood Plan
planned during the Plan period. The planning strategy is to focus development within the
Eureka Park strategic allocation and the defined built-up confines of Boughton Lees. Any
development in the countryside should comply with the Ashford Local Plan, 2030, Policy
HOU5 whilst also ensuring it would conserve and enhance the Kent Downs Area of
Outstanding Natural Beauty and its setting; retain the landscape character of, and not have a
detrimental impact on, the area of Eastwell Farmlands valued landscape shown on Map 14;
protect ancient woodland and maintain important views from public areas. Policy BAE NP82
is also relevant in protecting Local Green Space and enhancing recreation open spaces.

Amend Policy BAE NP3 – Development in the Countryside as follows:
a) The growth of Ashford will be facilitated by the development of Eureka Park.
Specific further growth within the countryside is not planned during the Plan period.
b) Outside of the built-up confines of Boughton Lees, as defined in Maps 2 and 4,
priority will be given to protecting and enhancing the countryside from inappropriate
development.
A proposal for development within the countryside will only be permitted where:
a) it would conserve and enhance the landscape and scenic beauty of the Kent Downs Area
of Outstanding Natural Beauty and its setting as well as the tranquillity of the countryside
and would have regard to the Kent Downs AONB Management Plan;
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b) it would retain the landscape character of, and not have a detrimental impact on, the area
of Eastwell Farmlands valued landscape defined on Map 14;
c) it would retain and enhance the landscape character of Eastwell Park Historic Park and
Garden defined on Map 5;
d) it would maintain the distinctive views of the surrounding countryside from public vantage
points within, and adjacent to, the built-up confines, in particular those defined on Maps 16
and 17; and
e) it would protect and, where possible, enhance ancient woodland as defined on Map 15.
Add the following text:
Protecting and Enhancing the Countryside outside the built-up confines of Boughton
Lees
The Neighbourhood Plan defines the built-up confines for Boughton Lees. The
settlement lacks basic day to day facilities and the Ashford Local Plan 2030 does not
enable residential development at the edge of the built up area with the exception of
Local Needs housing (Policy HOU2) and rural worker accommodation, use of a
heritage asset, re-use of redundant or disused buildings, development that is
exceptional quality or innovative design or a replacement dwelling (Policy HOU7)
provided a number of criteria are met.
The countryside to the north and west of the built up area is entirely within the Kent
Downs Area of Outstanding Natural Beauty and is either within the Boughton Lees
Conservation Area or forms part of its setting. It is also important to retain the public
views from the built up area (Map 17).
For these reasons, residential proposals outside the defined built up area of
Boughton Lees would not be considered to represent sustainable development and
will not generally be permitted.

Insert new Policy
Policy BAE NP4 – Residential development on the periphery of Boughton Lees BuiltUp Confines
Residential development will not generally be permitted on the periphery of Boughton
Lees outside of the built-up confines, as defined in Map 2.

Policy BAE NP4
It is already clear that this policy supplements the Local Plan Policy S20.
It is agreed that the Neighbourhood Plan should supplement the Local Plan with additional
detailed design principles, including more specifically highlighting the features of the site
which should shape future development. It is considered that this is most appropriately
achieved through the expansion of Policy BAE NP4 and the omission of Character Area 6 in
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Appendix 1 which, at best, is based on the limited number of buildings currently present and
does not include the entire area allocated.
Based on more detailed site visits, an ecological baseline study and discussions with the site
owners/ agents, further consideration has been given to the characteristics and distinctive
features of the site which give it particular amenity value for residents, (particularly from the
roads and public rights of way) and ecological value which should shape development
coming forward as part of a comprehensive masterplan.
Clearer identification of the existing distinctive landscape characteristics, habitats and other
features of the allocated site (as it falls within the Parish area) will assist in the preparation of
the site landscaping and open space strategy (as required under S20(a)).
The Parish Council has developed this more detailed development guidance on a hierarchy
of strategic landscape/ wildlife/ footpath/ cycleway corridors; retained treed hedgerows and a
woodland buffer; the treatment of the lakeside environment; key views and the location and
treatment of car parking.
Amend Policy BAE NP4 and supporting text as follows:
The eastern portion of this site is located within the Neighbourhood Plan area (see Map 18).
This area is likely to be the focus for business and commercial development but may
incorporate some residential development.
Ashford Local Plan 2030 (Policy S20) seeks:
•

individual commercial buildings which are imaginative in their architectural style and
designed to sit 'comfortably' in a parkland setting;
• low plot ratios and building footprints for commercial development and a high
proportion of 'soft' landscaping; and
• a comprehensive network of footpath and cycleway links within the site which link up
with routes in the surrounding area.
The Local Plan also seeks a comprehensive landscaping and open space strategy,
incorporating a linear park based around the existing lake. In accordance with the Local
Plan, development proposals for this site should be designed and implemented in
accordance with an agreed masterplan for the general layout and delivery of development
and related infrastructure on the site.
The Parish Council will be closely involved in the master planning exercise as there are a
number of development principles regarding the design and layout of the site which are
important to achieving a high-quality development on this site in accordance with Policy BAE
NP1.
There are currently two principal landscape and footpath corridors through the site which
should provide the framework for interconnected strategic multi-purpose green corridors.
Such strategic corridors should comprise wide swathes of semi-natural landscape
(including the lakes) with sufficient scope for a footpath/ cycleway and natural
habitats.
The north-south strategic corridor axis should be based on the lake and adjoining parkland
landscape together with the Alders wooded and wetland priority habitat to the north of
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Sandyhurst Farm. Existing defined views of the lakes from the north and the south
should be protected within this corridor. Footpath AU3 runs along this axis to the west of
the Plan area. A woodland corridor should be extended eastwards from Alders Wood
towards Tile Lodge Wood on Sandyhurst Lane. This will extend the woodland corridor and
act as a buffer between the houses on Sandyhurst Lane and the new development on
Eureka Park.
The east-west strategic corridor axis should be based on Footpath AE210 to link the new
development (including residential development to the west of the Plan area) and Eureka
Place Local Centre.
A further strategic corridor link should be provided from Footpath AE210 to Sandyhurst
Lane/Sandyacres Sports and Recreation Hub and to complete the footpath link should
incorporate a short length of footway to connect to the existing footway south of
Sandyhurst Lane, and thence the entrance to the recreation ground.
Policy BAE NP8 seeks to retain the provision, character and biodiversity of public rights of
way through new development such as at Eureka Park and it is important to provide
attractive sustainable links. These green corridors provide the basis for additional
landscaping, wildlife corridors and footpath/ cycleway links.
Eureka Place Local Centre and footpath and the eastern part of Footpath AE210 currently
benefits from views of the North Downs, providing an important visual feature and orientation
point for the Local Centre and this site this centre. The siting, design and layout of
buildings at Eureka Park should continue to allow the defined views of the North Downs
skyline looking north westwards towards Westwell from the entrance to public Footpath
AE210 where it joins the west side of Trinity Road in Goat Lees (opposite Eureka
Place).
Low rise innovative designs with significant glazing allow the buildings to better
integrate with the surrounding landscape. It is important that the scale of new buildings
does not dominate the sensitive lakeside environment and low rise development should be
situated in this area with extensive landscape edges between development and the lake. In
order to respect the landscape character of the site and defined views within it, car
parking should not be prominently located and should be well concealed from the
landscape corridors.
Improvements to the strategic road network are expected to serve the development of this
area. Nevertheless, there is a need to ensure that traffic movements resulting from
development proposals are sustainably managed. Where justified, traffic calming measures
should be provided on local roads to ensure the impact of increased volume and size of
vehicles is carefully managed. Examples of local measures which may be appropriate can
be found in the Highway Feasibility Study, Boughton Aluph and Eastwell Parish Council,
2014.
Policy BAE NP4 - Eureka Park Development Principles
The following development principles, as defined on Map 19, should be incorporated into
the Eureka Park development within the Boughton Aluph and Eastwell Neighbourhood Plan
area:
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1. The comprehensive landscaping and open space strategy should be based on two
principal strategic interconnected landscape/ wildlife/ footpath/ cycleway corridors:
- north-south centred on the existing lake, and
- east-west centred on Footpath AE210;
2 A new strategic landscape/ wildlife/ footpath/ cycleway corridor should link Eureka Park to
Sandyhurst Lane/Sandyacres Sports and Recreation Hub and should incorporate a short
length of footway to link to the existing footway south of Sandyhurst Lane;
3. A substantial landscape buffer should be extended eastwards from Alders Wood
towards Tile Lodge Wood between development and the residential properties along
Sandyhurst Lane;
4. Existing well treed hedgerows within the site should be retained;
5. Extended access roads should continue to be tree-lined;
63. The siting, design and layout of buildings should continue to allow a view of the North
Downs skyline looking north towards Westwell from the entrance to public Footpath AE210
where it joins the west side of Trinity Road in Goat Lees (opposite Eureka Place) and from
public Footpath AE210 within the site;
7. The siting, design and layout of buildings should continue to allow a view of the
lake looking north from Nicholas Road and south from public Footpath AE210;
84. Low rise development should be situated around the lake with extensive landscape
buffers edges between development and the lake;
9. Car parking should not be prominently located and should be well concealed from
the landscape corridors and defined views; and
105. Traffic calming management measures should be provided on local roads, where
justified.
Boughton Aluph and Eastwell Parish Council will participate in the Eureka Park master
planning exercise.
Amend Map 19 – Eureka Park Development Principles to include above.
Omit Character Area 6 in Appendix 1
Policy BAE NP5
The Policy is in general conformity with the strategic policies contained in the Ashford Local
Plan. It is for the local community through a Neighbourhood Plan to interpret and amplify
those elements of strategic policy which are important to the neighbourhood plan area.
Examples of small scale development such as infilling; redevelopment, conversion or
extension are already set out in the Neighbourhood Plan. Whilst Local Plan Policy HOU3a
must apply to the whole borough, in the case of Boughton Lees it is evident that the
development opportunities within the village confines will only ever be small scale during the
Plan period.
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Policy BAE NP6
Policy S20 is a strategic policy with a broad indicative subdivision between commercial and
housing development. The site at Eureka Park is proposed for a mix of commercial (around
20ha) and residential development (indicative capacity of 375 dwellings). No other Local
Plan policies stipulate a precise number of dwellings or ‘commercial’ floorspace for this site.
Neighbourhood Plan Policy BAE NP6 would not prejudice the overall supply of ‘commercial’
or residential development as
•

•

•

the scale of commercial and residential development is at this stage broadly framed
and indicative (Local Plan Para 3.247 and Policy S20) and already has some inbuilt
flexibility - there being no precise floorspace or dwelling requirements specified in
Local Plan policies,
the land which is reserved for an extension to Eureka Place Local Centre in Policy
BAE NP6 (approximately 1.3ha gross) is of limited size relative to the overall scale of
proposed development,
Policy BAE NP6 allows for a type of ‘commercial’ development which will generate
employment and for housing development.

Adopted Policy S20 does not stipulate what type of ‘commercial’ development should be
permitted. There is no ‘commercial’ Use Class. Elsewhere there is reference to ‘employment
development’. Given the imprecise reference in the policy to any particular use class, a
Neighbourhood Plan proposing retail and service uses (both of which will generate
employment), with the option of residential uses, cannot be said not to be in general
conformity with this strategic policy.
Although Local Plan Para 3.248 states that beyond the existing local centre, retail or leisure
uses will not be acceptable (as these should be located in, or closer to, the town centre) the
paragraph appears to contradict Local Plan Policy EMP10 - Local Centres and Villages
which states:
In local centres and villages, planning permission will be granted for additional shopping and
service provision, where proposals are of a scale appropriate to the particular centre.
In this instance, strategic Policy EMP10 - Local Centres and Villages is not in conflict with
Policy S20 which has no restriction on retail provision. Policy BAE NP6 is in general
conformity with Policy EMP10.
In relation to impact on the town centre, BAE NP6 already states that development is subject
to the scale being suited to the Local Centre, i.e. conveniently serving the growing demand
of the local neighbourhood rather than meeting needs which should be accommodated in
the town centre.
The Neighbourhood Plan considers the site in question as an extension to the Local Centre.
The NPPF states that planning policies should plan positively for the provision and use of
shared spaces and community facilities and ensure that established shops, facilities and
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services are able to develop and modernise, and are retained for the benefit of the
community.
There is no national or local policy restriction to the expansion of retail and service needs on
land abutting Eureka Place. As illustrated above, Neighbourhood Plan Policy BAE NP6 takes
into account the NPPF and generally conforms with Policies S20; S6 and EMP10.
Neighbourhood Plan Policy BAE NP6 would not adversely impact other aspects/criteria of
Policy S20 and generally conforms with all the other criteria of Policy S20.
Some of the Policy S20 criteria are spatially specific to areas not related the reserved land.
The site is well connected to pedestrian and cycle routes and Policy BAE NP4 seeks to
retain Footpath AE210 as a green corridor to connect the new Eureka Park commercial and
residential development to the Local Centre. Vehicular access to the site will be provided
from Trinity Road only and parking provision would be on-site to meet at least the minimum
parking standards for residential and commercial development set out in Local Plan policies
TRA3(a) and TRA3(b). There are no residential properties adjoining the site whose
amenities would be adversely affected. Other conditional elements of the policy such as
appropriate species and habitat surveys and financial contributions would be part of any
planning application for development. Similarly, the proposal could comprise innovative
design and, with parking and landscape requirements, it should be possible to achieve a plot
ratio of 0.4:1 should this be a requirement for this part of the site.
The proposed scale of Eureka Park development will generate additional retail spend and
service demands.
The Eureka Place Survey of Business Needs, 2019 confirms an earlier survey that over half
of businesses currently located at Eureka Place envisage the need for extra space for their
business over the next 5 or more years given the scale and location of the additional
planned commercial and residential accommodation. In addition, 72% consider their
customers already experience problems parking in Eureka Place and that 82% think that the
parking area will be inadequate as Eureka Park is further developed. Whilst it cannot be a
requirement for new development to make up for existing shortfalls and sustainable
connections are proposed in the Local and Neighbourhood Plans, as service yard and car
parking space are already at a premium, further land is required to meet additional demand
locally. The Neighbourhood Plan seeks to meet this need for local businesses together with
associated parking on a site abutting the existing centre.
There are no GP surgeries or Post Office located in the Neighbourhood Plan area and the
Household Survey indicates that these are the most sought after facilities. With further
commercial and housing in the area there may be justification for a permanent or visiting
surgery and the Parish Council will seek to stimulate interest in such provision.
In their comments on the Regulation 14 Neighbourhood Plan Policy BAE NP6 (dated 22 May
2019 and included in the table of responses above) DHA, on behalf of their client Quadrant
Estates LLP stated:
‘The retention of existing community uses, shops and businesses in this location is
supported.
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We agree that the wider development of Eureka Park, this area will become a sustainable
location for further shops and services to meet the day-to-day needs of the local
community…’
The Plan area results in a small area of land to the south of the designated site north of the
roundabout which is technically not allocated for an extension of local shopping and service
provision. Whilst a large part of the small area outside the Plan area comprises a tree belt, in
reality, the site is likely to be developed as a whole with the vast majority covered by Policy
BAE NP6.
It is proposed to add further flexibility within the policy so as not to restrict the use of this land
beyond additional local shopping and service provision (Use Classes A and D) if it can be
demonstrated that demand within the locality for such facilities no longer exists and that
there is no reasonable prospect of the development of such facilities during the Plan period.
B1 Uses would also be suitable for upper floors and should be added to the policy.
Policy BAE NP6 – Land at Eureka Place Local Centre
Within the Eureka Place Local Centre, as defined on Map 20:
a) Extensions to existing shops and service units (Use Classes A and D) will be permitted.
b) A range of shops (Use Class A1), services (including Use Classes A2, A3, A4, A5 and
D1) and convenient car and cycle parking will be maintained.
Land adjoining Eureka Park, as defined in Map 20, will be reserved for additional local
shopping and service provision (Use Classes A and D), subject to the scale being suited to
the Local Centre, unless it can be demonstrated that demand within the locality for such
facilities no longer exists and that there is no reasonable prospect of the development of
such facilities during the Plan period.
There may be the opportunity for residential or business units above retail or service units
and ground floors should be designed with large flexible spaces.
Policy BAE NP7
Noted
Policy BAE NP8
The Sandyacres Sports and Social Recreation Ground meets the Local Green Space
designation criteria set out in the NPPF.
In relation to sports pitch provision, the Borough Council’s Playing Pitch Strategy, 2017
covers the period up to 2030 and identifies Sandyacres as one of the key hubs to the north
of the town and a priority site for football and rugby pitches - although drainage requires
improvement.
Ashford Local Plan, 2030, Policy COM2, states that proposals which undermine the ability of
a hub to play a role in delivering additional open space to meet local needs will not be
supported.
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The NPPF states that planning policies should take into account and support the delivery of
local strategies to improve health, social and cultural well-being for all sections of the
community.
The Parish Council recognise that (following analysis in the Playing Pitch Strategy) the
Sandyacres Sports and Social Club is identified in the adopted Local Plan as a Sports Hub
and that Policy COM2 provides the strategic policy context for this site. This clearly states
that in Ashford, the provision of children’s play, strategic parks and sports facilities will
normally be targeted towards the sports and recreation hubs identified in the Local Plan.
Apart from onsite natural and semi-natural open space, this will include such open space
requirements generated by the housing now allocated at Eureka Park. The policy goes on to
state that proposals which undermine the ability of a hub to play a role in delivering this
provision shall not be supported.
The Neighbourhood Plan supports the retention and enhancement of the Sandyacres
recreational hub particularly in meeting the outdoor sports pitch requirement from the Eureka
Park strategic development and through securing other sources of funding.
It is unclear how the last paragraph of Policy COM2[1] relates to sports hubs which are the
focus for new open space and facilities. In other words, the first criterion cannot apply as an
assessment has already been undertaken which clearly designates this site as a sports hub
and shows that provision is not surplus to requirements and must not be undermined. The
second criterion is unlikely to apply as the loss of open space would not be acceptable on
this designated sports hub site if it undermined the sports hub.
It is unlikely, though not impossible, that the third criterion would apply i.e. an alternative
sport and recreational provision could come forward. This could either be in the form of
alternative types of open space (e.g. sports pitch replaced by children’s play area) or through
the provision of new sports buildings to serve the site. In the case of the former there would
be no net loss of open space, though this may result in more play equipment or other
structures. In the latter case, it is common ground that the provision of open space at this
site would never be entirely lost, but that the need for more extensive sports buildings could
arise.
The Parish Council consider that the Local Green Space policy requires amendment to
facilitate the introduction of facilities such as play equipment, other structures or additional
ancillary buildings.
The NPPF states:
101. Policies for managing development within a Local Green Space should be consistent
with those for Green Belts.
Nevertheless, Locality guidance states that this does not mean that policies should simply
repeat green belt policies and sets out policy themes which a Neighbourhood Plan could
include for Local Green Spaces.
It is proposed to amend the wording of BAE NP2 to ensure the designation would not
prevent the provision of appropriate facilities in connection with outdoor sport and outdoor
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recreation as long as this would continue to preserve the open green character of the Local
Green Space as a whole:
Amend the designation of the Sandyacres Sports and Social Recreation Ground to a
Local Green Space within Policy BAE NP2 and merge with part of Policy BAE NP8.
Revised Policy:
Policy BAE NP2 – Protection of Local Green Space
Land is designated Local Green Space, as defined on Maps 6 to 13.
Proposals for development on land on sites designated on Maps 6 – 12 will not be
permitted unless the proposal would not be in conflict with retaining the open green
character of the site as a whole and the community value of the designated space.
Proposals for development on land on sites designated on Map 13 (Sandyacres Sports
and Social recreation site) will not be permitted unless the proposal is for the provision
of appropriate facilities in connection with outdoor sports and recreation and would
not be in conflict with retaining the open green character of the site as a whole and
the community value of the designated space.
Add Map 21 to Local Green Space Maps and renumber maps accordingly.
Amend Local Green Space section of Character Area 1: Sandyhurst Lane – Appendix
1.
Policy BAE NP9
Noted

Policy BAE NP10
The Policy is in general conformity with the strategic policies contained in the Ashford Local
Plan. It is for the local community through a Neighbourhood Plan to interpret and amplify
those elements of strategic policy by defining the community buildings to which the policy will
apply. Policy BAE NP10 should ensure that both criteria apply if the loss of a building is to be
considered.
Amend Policy BAE NP10:
The loss of existing community buildings, as defined on Maps 23, 24 and 25 will be
resisted unless it can be demonstrated that demand within the locality for the facility
no longer exists and or that suitable alternative provision is made elsewhere.
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Appendix 2

Sandyhurst Lane Residents Association Comments
and Parish Council Responses
Sandyhurst Lane Residents Association Comments
The Sandyhurst Lane Residents' Association (SLRA) appreciates the opportunity
to comment on the Boughton Aluph & Eastwell Parishes Neighbourhood Plan Regulation 14, April 2019.
Sandyhurst Lane Residents' Association has been active for over thirty years representing
the collective interests of the residents of Sandyhurst Lane and all adjacent roads, which
constitute its neighbourhood of 345 dwellings. The mission statement of the Association is
“Protecting the rural character of Sandyhurst Lane and the adjoining area”.
Following the SLRA’s successful lobbying campaign in 2017 which resulted in local
government boundary changes that were effective from 1st April 2019, 99% of the SLRA
area is now represented by the rural Downs West borough ward member with 70% of its
properties falling under the Westwell Parish Council and the balance of 30% being in the
Boughton Aluph and Eastwell wards of Boughton Aluph and Eastwell Parish Council.
As a result the SLRA believes it has a responsibility to its members to comment on this
Neighbourhood Plan which, whilst it sets out the residents’ vision for the Boughton Aluph &
Eastwell parish, will have an impact on the quality of life, environment and character of the
wider SLRA area.
As such we have confined our comments on the Neighbourhood Plan (NP) to those issues
which we believe will impact on some, or all of our residents, or which we believe will
influence or be detrimental to the rural character of the area we seek to preserve.
This consultation response thus covers
•
Scope
•
Rural Character & Environment
•
Ecology
•
Transport & Safety
SCOPE
Section 3 - Vision should reflect the recent Ashford Borough Council ward boundary
changes, their inclusion of the both the Boughton Aluph and Eastwell parish wards into the
rural Downs West borough ward and the larger (by population) Goat Lees parish ward into
the new Goat Lees borough ward. Over the Plan period the quoted 90% of the parish
population in the urban Ashford area can be expected to increase. These changes may
make retaining the rural character of the whole Boughton Aluph & Eastwell (BA&E) parish
more difficult. The SLRA believes the NP needs give an emphasis to preserving the existing
rural areas.
RECOMMENDATION 1:
The NP should amend its maps to clearly acknowledge and set out in its Vision Statement
that the Boughton Aluph and Eastwell parish wards are now in the rural Downs West ward
and, as such. Should retain their rural character and be protected by this Plan from
development proposals that might contravene NPPF, ABC Local Plan or AONB policies
intended to safeguard the character of the countryside.
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RURAL CHARACTER & ENVIRONMENT
The SLRA strongly supports the objectives set out in Section 5 Environment for preserving
the rural character of its area.
However, the annotation to the photo of Sandyhurst Lane as forming “the well-defined edge
of the urban area” is now incorrect as the recent changes moved the Downs West ward
boundary from the centre of Sandyhurst Lane to BEHIND the properties on the Ashford town
side of the Lane. The adopted Ashford Local Plan 2030 states that development beyond that
boundary shall include “A generous landscaped buffer to residential properties along
Sandyhurst Lane” (Condition b), Policy S20 - Eureka Park).
RECOMMENDATION 2:
That the photo showing Sandyhurst Lane should be replaced by one more accurately
defining the Downs West ward boundary as the de facto urban/rural boundary.
The SLRA supports the arguments put forward in respect of the Eastwell farmlands but
believes that stronger protection for this site than provided under BAE NP3 should be
afforded through a specific NP policy similar to that provided in BAE NP2 for Local Green
Spaces.
RECOMMENDATION 3:
That the Eastwell Farmlands shown in Map 14 should be the subject of a specific BAE NP
policy providing similar conditions as are provided under BAE NP2.
RECOMMENDATION 4:
That any changes of use of the open land or space at Sandyacres Sports and Social Club,
shown in Map 21, arising from, or permitted under, BAE NP8 shall be the subject to the
same new BAE NP policy conditions as set out under Eastwell Farmlands (Recommendation
3) above.
Whilst the SLRA admires the accuracy and detail in describing the characteristics of
Sandyhurst Lane, it is again important to reflect recent boundary changes that realign the
rural/urban boundary to be BEHIND the properties on the south/southeast side of
Sandyhurst Lane.
RECOMMENDATION 5
That the text in Character Area 1 reflects the realignment of ward and de facto rural/urban
boundary.
ECOLOGY
With developments in both urban and rural areas likely, the NP should include measures to
enhance, protect, and mitigate damage to wildlife habitats, not only in its open spaces, but
also the micro-habitats that exist within urban areas.
RECOMMENDATION 6:
That the NP should include an overarching policy statement to ensure developments within
the Plan boundary enhance, protect and mitigate damage to wild-life habitats and promote
bio-diversity.
TRANSPORT & SAFETY
In its Character description of both Sandyhurst Lane and Lenacre Street the NP fails to
acknowledge the rural road nature of these busy through routes and the access problems
that already exist as they exit onto Faversham Road and Maidstone Road at either end.
Sandyhurst Lane is the only access road for 328 of the properties within the
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SLRA area and is regularly used as a “rat run” at peak times. Developments elsewhere
within the Plan area, particularly Eureka Park, which is likely to exacerbate traffic congestion
in the Trinity road area, will have a potential knock-on effect to Sandyhurst Lane.
The Plan equally fails to highlight the congestion and disruption that is already
experienced on the local road networks when Sandyacres Sports and Social Club holds or
hosts any major sporting event.
Mirroring the Ashford Local Plan COM2, under BAE NP8 further expansion of the facilities
and uptake of Sandyacres is proposed.
RECOMMENDATION 7:
The NP should ensure that any expansion in the scale of use and facilities offered by
Sandyacres Sports and Social Club arising from BA&E NP8 includes appropriate
improvements to on-site parking and site access.
No provision is included in the NP to assess the transport and road safety consequences to
the residents and users of Sandyhurst Lane and its adjoining roads of the individual and
aggregated proposals included in the NP and any mitigation steps that might be necessary.
RECOMMENDATION 8:
The NP should include an overarching policy statement to ensure developments within the
Plan boundary area include an assessment of the possible traffic impact on Sandyhurst
Lane and access to the A251 and A20 and identify any necessary mitigation steps.

Parish Council General Responses
The Neighbourhood Plan is a spatial land-use plan based on the area of Boughton Aluph
and Eastwell Parishes formally designated by Ashford Borough Council. Whilst the planning
vision of the Neighbourhood Plan is for Boughton Aluph and Eastwell Parishes to retain their
distinctive rural character, their location within the Downs West ward does not in itself
provide a planning justification for the vision.
In planning terms, Sandyhurst Lane is developed to the south side (forming Character Area
1 within the Character Area Assessments). The Neighbourhood Plan states that the Lane
forms a well-defined edge to the Ashford urban area with development largely located to the
south of the lane and countryside to the north. Thus it is not the administrative ward
boundary which distinguishes between the urban and rural area – but the character of
development, or its absence, along Sandyhurst Lane. The sentence on Page 25 which
states that Sandyhurst Lane forms a well-defined edge to the Ashford urban area should be
supplemented:
Sandyhurst Lane forms a well-defined edge to the Ashford urban area and provides
separation between the built form which forms the edge of the settlement of Ashford
on one side and open countryside land on the other. Lenacre Hall and nearby
buildings are located on the north side of the road but these buildings are limited in
number and the rural area to the north therefore provides an attractive and clearly
defined setting to the settlement of Ashford in this location.
The description in Character Area 1: Sandyhurst Lane should be amended by adding:
Sandyhurst Lane provides a clearly legible delineation of the urban area resulting in
an attractive and clearly defined setting to the settlement of Ashford in this location.
Policy BAE3 must be in general conformity with the recently adopted Policy HOU5 which
distinguishes between the edge of Ashford and Boughton Lees. The Neighbourhood Plan
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therefore seeks to place detailed criteria to protect the landscape qualities of countryside
beyond Sandyhurst Lane and to generally restrict development beyond the village confines
of Boughton Lees in accordance with the Local Plan.
Amend reasoned justification as follows:
Development in the Countryside
The growth of Ashford will be facilitated by the development of Eureka Park. Sandyhurst
Lane forms a well-defined edge to Ashford and specific further development within the
countryside is not allocated in the Ashford Local Plan, 2030 or the Neighbourhood Plan
planned during the Plan period. The planning strategy is to focus development within the
Eureka Park strategic allocation and the defined built-up confines of Boughton Lees. Any
development in the countryside should comply with the Ashford Local Plan, 2030, Policy
HOU5 whilst also ensuring it would conserve and enhance the Kent Downs Area of
Outstanding Natural Beauty and its setting; retain the landscape character of, and not have a
detrimental impact on, the area of Eastwell Farmlands valued landscape shown on Map 14;
protect ancient woodland and maintain important views from public areas. Policy BAE NP28
is also relevant in protecting Local Green Space and enhancing recreation open spaces.
Amend Policy BAE NP3 – Development in the Countryside as follows:
a) The growth of Ashford will be facilitated by the development of Eureka Park.
Specific further growth within the countryside is not planned during the Plan period.
b) Outside of the built-up confines of Boughton Lees, as defined in Maps 2 and 4,
priority will be given to protecting and enhancing the countryside from inappropriate
development.
A proposal for development within the countryside will only be permitted where:
a) it would conserve and enhance the landscape and scenic beauty of the Kent Downs Area
of Outstanding Natural Beauty and its setting as well as the tranquillity of the countryside
and would have regard to the Kent Downs AONB Management Plan;
b) it would retain the landscape character of, and not have a detrimental impact on, the area
of Eastwell Farmlands valued landscape defined on Map 14;
c) it would retain and enhance the landscape character of Eastwell Park Historic Park and
Garden defined on Map 5;
d) it would maintain the distinctive views of the surrounding countryside from public vantage
points within, and adjacent to, the built-up confines, in particular those defined on Maps 16
and 17; and
e) it would protect and, where possible, enhance ancient woodland as defined on Map 15.
Add the following text:
Protecting and Enhancing the Countryside outside the built-up confines of Boughton
Lees
The Neighbourhood Plan defines the built-up confines for Boughton Lees. The
settlement lacks basic day to day facilities and the Ashford Local Plan 2030 does not
enable residential development at the edge of the built up area with the exception of
Local Needs housing (Policy HOU2) and rural worker accommodation, use of a
heritage asset, re-use of redundant or disused buildings, development that is
exceptional quality or innovative design or a replacement dwelling (Policy HOU7)
provided a number of criteria are met.
The countryside to the north and west of the built up area is entirely within the Kent
Downs Area of Outstanding Natural Beauty and is either within the Boughton Lees
Conservation Area or forms part of its setting. It is also important to retain the public
views from the built up area (Map 17).
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For these reasons, residential proposals outside the defined built up area of
Boughton Lees would not be considered to represent sustainable development and
will not generally be permitted.
Insert new Policy
Policy BAE NP4 – Residential development on the periphery of Boughton Lees BuiltUp Confines
Residential development will not generally be permitted on the periphery of Boughton
Lees outside of the built-up confines, as defined in Map 2.
In relation to roads, one Housing and Business objective seeks to ensure sufficient
infrastructure and local services are provided to serve the needs of Parish residents,
including new provision in association with new development. However, the Neighbourhood
Plan does not include a Policy which seeks to ensure such provision.
Add new text to justify the need for local infrastructure.
Add a New Policy:
Policy BAE NP11 - Securing Infrastructure
Any development permitted will be expected to ensure provision of the necessary
social, physical and green infrastructure needed to support the proposed
development, and where relevant the infrastructure identified in the Neighbourhood
Plan below through developer contributions, in a timely manner subject to an
appropriate assessment of viability:
• Sustainable transport measures serving new development which assist
walking and cycling;
• Traffic mitigation measures including on Sandyhurst Lane and access to the
A251 and A20…
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Appendix 3

Kent Downs AONB Unit Comments

BOUGHTON ALUPH & EASTWELL PARISHES
NEIGHBOURHOOD PLAN
REGULATION 14 CONSULTATION
Thank you for consulting the Kent Downs AONB Unit on the above document. The following
comments are from the Kent Downs AONB Unit and as such are at an officer level and do
not necessarily represent the comments of the whole AONB partnership.
Background and context:
National and Local planning policies are very clear that highest priority should be given to
the conservation and enhancement of Areas of Outstanding Natural Beauty.
The NPPF confirms that AONBs are equivalent to National Parks in terms of their landscape
quality, scenic beauty and their planning status (Paragraphs 11 footnote 6 and 172).
The status of AONBs has been enhanced through measures introduced in the Countryside
and Rights of Way (CROW) Act 2000, which gave greater support to their planning and
management. The statutory duties state that in exercising or performing any functions in
relation to, or so as to affect, land' in these areas, relevant authorities “shall have regard” to
their purposes (Page 3 of DEFRA guidance). The Act requires a management plan to be
produced, and accordingly the first Kent Downs AONB Management Plan was published in
April 2004.
The second revision management plan (20014- 2019) has been formally adopted by all the
local authorities of the Kent Downs. The management plan may be viewed on our web site:
http://www.kentdowns.org.uk/guidance-management-and-advice/management-plan
Relationship of the Management Plan with production of Local Authority Local and
Neighbourhood Plans.
Under the CROW Act the AONB Management Plan must ‘formulate the (Local Authority)
policies for the management of the AONB and for carrying out their functions in relation to it’.
The policies of the Kent Downs AONB Management Plan are therefore the adopted policies
of all the Local Authorities in the Kent Downs. Whilst these policies should not be repeated in
the Local Authority Local Plans and Neighbourhood Plans, this relationship should be clear.
Any Kent Downs AONB responses on consultations on local plans and neighbourhood plans
will reflect the policies of the Kent Downs AONB Management Plan and other Kent Downs
AONB guidance as set out below.
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Other Kent Downs AONB Guidance:
Kent Downs Landscape Design Handbook
Design guidance based on the 13 landscape character areas in the Kent Downs. Guidance
is provided on fencing, hedges, planting, gateways etc. to help the conservation and
enhancement of the AONB.
Kent Downs Renewable Energy Position Statement
Provides a clearly articulated position for the Kent Downs AONB partnership with regards to
renewable energy technologies. It recognises that each Local Planning Authority must
balance the impact of proposals for renewables on the AONB with all the other material
planning considerations.
Kent Rural Advice Service Farm Diversification Toolkit
Guidance on taking an integrated whole farm approach to farm developments leading to
sound diversification projects that benefit the Kent Downs.
Kent Downs Land Manager's Pack
Detailed guidance on practical land management from how to plant a hedge to creating
ponds and enhancing chalk grassland.
Rural Streets and Lanes - A Design Handbook
Guidance on the management and design of rural lanes and streets that takes the unique
character of the Kent Downs into account. This document discusses the principle of shared
space and uses examples from around the UK and Europe. The Handbook has been
adopted by Kent County Council as policy.
Managing Land for Horses
A guide to good practice on equine development in the Kent Downs, including grassland
management, fencing, trees and hedges, waste management and basic planning
information.
Kent Farmstead Guidance and Kent Downs Farmstead Guidance
Guidance on the conservation, enhancement and development change of heritage
farmsteads in the Kent Downs based on English Heritage’s Kent and National Character
Area Farmstead Statements. Includes an Assessment method and Design Guidance.
Kent Downs Setting Position Statement
An advisory document providing guidance on issues of setting including the legislative basis
for considering setting, identification of where setting is likely to be an issue and provision of
advice on how to mitigate potential impacts.
Boughton Aluph & Eastwell Parishes Neighbourhood Plan
We welcome the acknowledgement of the importance of the Kent Downs AONB and
its setting within the document, along with references to the Kent Downs AONB
Management Plan and support this well considered and drafted Neighbourhood Plan.
Our specific minor comments on the draft plan are set out below:
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Landscape, page 21
The NPPF was revised last year and the paragraph relating to AONBs and other nationally
protected landscapes (Paragraph 172) amended to now require the enhancement as well as
conservation of landscape and scenic beauty, bring the NPPF in line with the primary
legislation relating to AONBs, the Countryside and Rights of Way Act. WE would therefore
recommend that the third paragraph of the section is amended to:
“The NPPF states that great weight should be given to the conserving AND ENHANCING
landscape and scenic beauty….”
Kent Downs Area of Outstanding Natural Beauty, page 28
The NPPF was revised last year and the paragraph relating to AONBs and other nationally
protected landscapes (Paragraph 172) amended to now require the enhancement as well as
conservation of landscape and scenic beauty, bring the NPPF in line with the primary
legislation relating to AONBs, the Countryside and Rights of Way Act. The revised NPPF
also contains a newly inserted requirement for enhancement of wildlife and cultural heritage.
We would therefore recommend that the third paragraph of the section is amended to:
“The NPPF states that great weight should be given to the conserving AND ENHANCING
landscape and scenic beauty in Areas of Outstanding natural beauty which have the highest
status of protection in relation to landscape and scenic beauty. The conservation AND
ENHANCEMENT of wildlife and cultural heritage are important considerations in these
areas.”
Setting of the Kent Downs Area of Outstanding Natural Beauty, page 28
The Kent Downs AONB Joint Advisory Committee has published a Position Statement on
Setting and you may consider it appropriate to reference this in the Neighbourhood Plan.
Policy BAE NP9 Sandyacres Sport and Recreational Hub, page 55
Consideration could be given to the implications of any new floodlighting at this site. The
proximity of this site to the AONB means that floodlighting here could impact on the
tranquillity of the AONB, in terms of light pollution. Should floodlighting be proposed, we
would welcome a requirement for this to be designed to ensure that the dark night skies of
the AONB are not impacted.
I hope you find these comments useful. I would be happy to discuss the issues raised further
with you if this would be helpful.
Katie Miller, Planning Manager
Kent Downs AONB Unit, May 2019.
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