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This submission version of the Local Plan 2030 is a composite version of the
Regulation 19 (June 2016 Publication version) and ‘Main changes’ to
Regulation 19 (July 2017) documents.

This version also contains additional Minor Amendments made following
the ‘Main Changes’ consultation, which are detailed in the separately
published ‘Schedule of minor amendments’ for ease of reference.

Please note that paragraph numbering is consistent with the 2016 version of
the plan, and any subsequent inserted paragraphs are shown in italics with
temporary references. These will be standardised following adoption.

Where policy references have been amended or deleted following Regulation

19 consultation stages, these are detailed within the Schedule of Policies
(Chapter 1)
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2.1

2.2

2.3

2.4

2.5

2.6

This Local Plan establishes a policy and delivery framework that provides clear and firm
guidance to ensure that the Council's aims for the Borough are achieved where they relate to
issues of planning and land use. It covers the period between 2011 to 2030. The policies
included within this Plan are consistent with the Council’s Corporate Strategy, the National
Planning Policy Framework (NPPF) and National Planning Practice Guidance (PPG) and in
being so go to the heart of what sustainable development is and how good place

making can be achieved. They also form the strategic context within which any
neighbourhood plan should operate.

This Local Plan covers the whole borough, except for the area covered by the Chilmington
Green Area Action Plan, as shown on the Policies Map (See Chapter 7). Development
proposals coming forward within the area covered by this Local Plan will be expected to
adhere to the policies set out, as once adopted they will carry significant planning weight
when it comes to the determination of planning applications. The Local Plan 2030 should be
read and interpreted as a whole.

To be clear, this Local Plan supersedes the following:

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

Ashford Town Centre Area Action Plan 2010

The Tenterden and Rural Sites Development Plan Document 2010
The Urban Sites and Infrastructure Development Plan Document 2012

Once adopted, the Council’s statutory development plan will consist of this Local Plan, the
Chilmington Green Area Action Plan (2013) and any adopted neighbourhood plans. The Kent
Minerals and Waste Local Plan 2013-2030 also applies.

Duty to co-operate

In preparing this Local Plan, the Council has sought to fully co-operate with neighbouring
authorities and other relevant bodies to ensure that strategic cross-boundary issues have

been addressed and that the Plan is deliverable. The approach to the ‘duty’ is set out in more
detail in the ‘Duty to Co-operate’ Statement which forms part of the evidence base for this
Local Plan. This process has been assisted through a memorandum of understanding between
ourselves and all of the East Kent districts (Thanet, Dover, Shepway and Canterbury) which
has meant that any cross-boundary strategic issues have been dealt with in an open and
transparent way. This has assisted not only the formulation of this Local Plan but also the
evolution of each of the district's respective Local Plans. Given the Borough's central location
within Kent, the Council's West Kent neighbours have also been thoroughly consulted at key
stages of plan preparation to ensure the ‘duty’ has been adhered to fully.

Consultation

Significant engagement and consultation has been carried out in the development of this Plan
and its supporting evidence. This has included engagement with key stakeholders and public
sector partners, responsible for delivering a range of services and infrastructure. The Plan has
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also been subject to extensive public consultation, from the 'Plan it' exercises in 2013 to
formal consultation throughout its evolution, including with Ward Members and Parish
Councils on potential site allocations. Where appropriate, comments from the public
have directly helped and shaped the contents of this plan and it should be viewed as a
document that has had significant public input into its evolution.

Policies Map

2.7 This Local Plan is supported by an interactive online Policies Map which applies the relevant
policies to the applicable spatial area within the borough. This includes showing the extent of
the Borough's two Areas of Outstanding Natural Beauty (AONBS), its many ecological
conservation and open space areas and proposed development site allocations. Details can be
found in Chapter 7. This interactive map will be updated after the adoption of the Local Plan
to ensure that it remains up to date (for example if new areas of open space are designated
after adoption).

Neighbourhood Plans

2.8 This Local Plan sets out the strategic context within which any Neighbourhood Plan will
operate. They must comply with national policy, with EU obligations and human rights
requirements and with the strategic policies of the local development plan. For the purposes
of neighbourhood planning, all policies within this local plan are considered strategic, not just
those within the strategic policies section.

2.8.1 As of mid-2017, the Borough has seven designated neighbourhood areas at Wye with
Hinxhill, Rolvenden, Bethersden, Boughton Aluph and Eastwell, Pluckley, Hothfield,
Charing and Egerton. The Neighbourhood Plans for these are at various stages in their
evolution, with Wye with Hinxhill and Pluckley now adopted. Where Neighbourhood Plan
Areas had been established early on in the preparation of this Local Plan, proposals to
allocate sites within these areas fall to the neighbourhood plan, where they are non-strategic
in nature. Rolvenden is committed to allocating land for 40 dwellings and this is therefore
included within the Housing Trajectory. Hothfield, Charing and Egerton are more recent
designations and it has therefore been necessary for the Local Plan to consider and make site
allocations within those parishes, where appropriate. That should not exclude those parishes
from considering additional proposals for addressing the equivalent (or greater) amount of
development through their Neighbourhood Plans.

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

Key Evidence
2.10 The Local Plan 2030 has been influenced by a range of evidence which are background

documents to the Plan itself. A full list of the evidence base is included at Appendix 2. The
key evidence that supports this Plan is summarised below:
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211

2.11.1

2.11.2

The Corporate Plan (2015)

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

Priority 1: Enterprising Ashford: economic investment and growth: To promote growth and
achieve greater economic prosperity for Ashford borough. We will work to secure inward
investment to create a wide range of jobs carried out by a highly skilled workforce.

Priority 2: Living Ashford: quality housing and homes for all: To secure quality homes across
the borough, catering for a range of ages, tenures and need, in well planned and attractive
new places.

Priority 3: Active and creative Ashford: healthy choices through physical, cultural and leisure
engagement: To provide or enable a range of quality leisure and cultural activities where
people can make healthy and affordable lifestyle choices and enjoy assets that create
attractive, desirable and active communities.

Priority 4: Attractive Ashford: countryside and townscape, tourism and heritage: To achieve
an environment that creates higher standards of public space design, alongside improved
standards of presentation of key green spaces. To safeguard and conserve our local heritage
and areas of outstanding landscape quality to ensure the very best attractive environment with
thriving and vibrant town centres

Sustainability Appraisal and Strategic Environment Assessment (SA/SEA)

An appraisal of the economic, environmental and social impacts of the Local Plan, prepared
from the outset of the preparation of the process. The approach and policies listed in this
Local Plan have been appraised to ensure that the accord with the principles and objectives
identified within the sustainability appraisal, which includes SA addendums published
alongside the Proposed Main Changes and Submisson versions in 2017. This has included
assessment of options in terms of the levels of development proposed, the strategic
distribution of development and specific site allocations. The Environmental Report
demonstrates that the approach set out in this Plan is the most sustainable options, when
considered against the reasonable alternatives.

Habitats Regulations Assessment 2017 (HRA)

This Plan has been subject to a Habitats Regulations Assessment which has examined all the
policies of this Plan in order to ascertain whether they are likely to have a significant,
adverse, effect on the integrity of European Sites, protected under international law for their
wildlife and/or landscape importance, both within, and in vicinity of, the Borough. This is an
updated version of the Habitat Regulations Assessment 2016 and is published alongside the
Submission version (2017).
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2.12

2.13

2.14

2.15

2.16

2.17

2.18

Strategic Employment Options Report 2012 (SEOR)

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

Strategic Housing Market Assessment 2014, 2015 and 2017 (SHMA)

The purpose of the SHMA is to develop a robust understanding of housing market dynamics,
to provide an assessment of future needs for both market and affordable housing and the
housing requirements of different groups within the population. The SHMA covers Ashford's
Housing Market Area (HMA) and deals with the specific needs of the Ashford HMA. It
provides a ‘policy-off' assessment of future housing requirements, considering housing need
and demand and also provides specific evidence and analysis of need and demand of different
sizes of homes. In 2016, the Department for Communities and Local Government (CLG)
published new 2014-based household projections which created the need for an update to the
SHMA, which was undertaken and published in 2017.

Strategic Housing and Employment Availability Assessment (SHELAA)

The SHELAA identifies and assesses the potential availability of land for new development
in Ashford. It assesses the individual and combined potential capacity of sites that are
considered to be deliverable or developable for housing and economic development over the
plan period. This results in the identification of a future supply of land in the borough that
may be suitable and available for development. The SHELAA is updated annually.

Employment Land Review 2016 (ELR)

The ELR assesses the Borough's employment sites with regard to their suitability and market
attractiveness and their development potential and capacity. It analyses the current provision
of employment land and sites in the Borough and potential sites which have been considered
for allocation.

Whole Plan Viability

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

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

The outputs of this work has clearly shaped the policies in this Plan, in particular the
affordable housing policy.
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2.19

2.20

2.21

2.22

2.23

2.24

Infrastructure Delivery Plan (IDP) (2016)

This iterative document sets out the infrastructure that is required to be delivered to support
the planned development up to 2030. It has been informed by discussion with key providers
and identifies (where known) how and when this infrastructure might be delivered and to
what extent new development is directly reliant on its delivery as a means of prioritising the
required infrastructure. The IDP has been updated to reflect the Proposed Main Changes
2017.

Working in partnership

The Council accepts that partnership working and co-operation is essential to deliver the
vision and the future aspirations set out above. The following lists out the key arrangements
that are in place to promote joint working:

South East Local Enterprise Partnership (SELEP)

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

Ashford Strategic Delivery Board

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

Kent County Council

The Borough and County Council have already achieved a lot by working together on
projects over recent years. This approach is reflected in the 'Delivery Deal’ signed by both
Council - a formally agreed statement of the Council’s shared commitment to work together
in key areas. This is the first such agreement in Kent. A District Deal board oversees delivery
of the agreed projects. .

The Delivery Deal provides the framework to focus on the delivery of the ‘big 8” projects as
well the coordinated delivery of range of services including economic development, housing,
strategic planning, the environment, property and asset management, highways, transport and
wastes and culture, town centre management and health and wellbeing.

Ashford Health and Wellbeing Board

2.25 A sub-committee of the Kent Health and Wellbeing Board. The aim of the board is to

improve the health and wellbeing of Ashford’s residents through joined up commissioning
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across the National Health Service, social care, borough council, public health and other
bodies relevant to the health and wellbeing sector

Formal Review of the Local Plan

2.26 This Local Plan is intended to be formally reviewed, to ensure that the wider policy position
is suitably up to date and the development envisaged - and supporting infrastructure - has
been delivered. It is intended that the review will be adopted by 2025. This period of time
provides the right balance between providing enough time to allow the policy framework to
be implemented by the market and to give them certainty, with the inevitable need to respond
to change as time goes by. However, should circumstances dictate, such as significant
undersupply of housing delivery or the non-delivery of key infrastructure (namely Junction
10a) then an earlier formal review will be undertaken.

2.27 This will ensure that the Council can provide a suitable policy base to deal with the
circumstances as needed in a plan led way - a key requirement of the NPPF.
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3.1

3.2

3.3

3.4

3.5

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

This approach lies at the heart of this local plan. The Plan seeks to achieve each of the
economic, social and environmental dimensions of sustainable development in a way which
avoids significant adverse impacts by mitigation or compensatory measures.

The plan sets out the spatial implications of economic, social and environmental change and
identifies opportunities for development. It has been based on early and meaningful
engagement and collaboration with local communities and a range of other stakeholders. The
plan aims to reflect a collective vision and a set of agreed priorities for the sustainable
development of the Borough, including those contained in any neighbourhood plans.

The plan is positive, realistic and is focused on delivery.
The Vision

The following sets out the vision for Ashford Borough in 2030.

3.6 Ashford Borough will meet its housing and employment needs, and take account of the
needs of investors, through the provision of new high quality development forming attractive
places, with the necessary supporting infrastructure and services, and in sustainable and
accessible locations that take account of the Borough’s environmental constraints.

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

3.8 A regenerated Ashford Town Centre will expand significantly its leisure, cultural,
educational and residential offer. A new Commercial office Quarter next to the railway
station will be a major economic impetus for the area, helping to substantially increase
employment, trigger more spending in the town centre economy, and improve wage rates and
skills levels. The town centre’s heritage will be conserved and enhanced alongside quality
new public realm reflecting the various different character areas.

3.9 Tenterden will continue to serve the south western part of the Borough as a principal
rural service centre with a strong offer of shops and services, conserving and enhancing its

historic centre and accommodating development of a suitable scale, design and character.
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3.14

3.10 The other rural service centres of Charing, Hamstreet and Wye will remain important
providers of local shops and services, whilst delivering new development of a scale
appropriate to the individual characteristics of the settlement. Smaller rural settlements will
also provide smaller scale new development, to help sustain local communities. Development
within all the rural settlements must conserve and enhance the historic centres and heritage
and natural assets.

3.11 The identity and attractive character of the Borough’s rural area, with its range of
attractive settlements, wealth of heritage assets and its expansive countryside, including the
Kent Downs AONB to the north and the High Weald AONB to the south, will be conserved
and enhanced.

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

3.13 A positive approach to adapting to, and mitigating against the effects of, climate change
will be secured by promoting sustainable transport, sustainable energy technologies, and
encouraging sustainable building design; avoiding development in areas at greatest risk of
flooding; protecting and enhancing green networks; carefully considering the location,
layouts and design of new housing; promoting sustainable drainage and challenging water
efficiency standards.

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

To deliver the Vision, a number of strategic objectives have been identified. They form
the basis of this Local Plan’s policy framework, as well as providing the core principles
that planning applications are expected to adhere to.

a)

b)

d)

9)

h)

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

To conserve and enhance the Borough’s natural environment including
designated and undesignated landscapes and biodiversity and promote a
connected green infrastructure network that plays a role in managing flood risk,
delivers net gains in biodiversity and improves access to nature;

To conserve and enhance designated and non-designated heritage assets and the
relationship between them and their settings in a way that promotes distinctive
places, proportionate to their significance. Place-based heritage will be a key
principle underpinning design and spatial form of development;

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

To ensure development is supported by the necessary social, community,
physical and e-technology infrastructure, facilities and services with any
necessary improvements brought forward in a co-ordinated and timely manner;
To promote access to a wide choice of easy to use forms of sustainable transport
modes, including bus, train, cycling and walking to encourage as much non-car
based travel as possible and to promote healthier lifestyles;

To provide a mix of housing types and sizes to meet the changing housing needs
of the Borough’s population, including affordable homes, self build and custom
build properties, specialist housing for older and disabled people,
accommodation to meet the needs of the Traveller community, spacious, quality
family housing and for newly forming and downsizing households;

To provide a range of employment opportunities to respond to the needs of
business, support the growing population and attract inward investment; and
To ensure new development is resilient to, and mitigates against the effects of
climate change by reducing vulnerability to flooding, promoting development
that minimises natural resource and energy use, reduces pollution and
incorporates sustainable construction practices, including water efficiency
measures.
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3.15 Strategic Development Requirements

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

3.15.2 Although paragraph 14 of the NPPF defines what this means in overall terms, there are a
number of references throughout the NPPF and PPG, which taken together are relevant to
how this ambition is achieved. These include social, economic and environmental factors;
access to infrastructure and services (or the ability to suitably provide such provision);
ensuring that development can be delivered and is viable and ensuring that development is
phased in an appropriate way.

3.15.3 The role of this Local Plan is to provide a policy framework that reflects all of these factors —
effectively setting out what sustainable development is within the context of the borough.
This includes specifically planning to meet the objectively assessed housing needs of the
borough with flexibility. These considerations have been applied as a series of layers and
have been informed by the evidence base that supports the Plan.

3.16 Objectively Assessed Housing Need

3.16.1 The NPPF and the supporting PPG set out that local planning authorities are required to
identify their own objectively assessed housing need (OAN). It stipulates that a Strategic
Housing Market Assessment (SHMA) should be the primary vehicle by which to determine
the OAN figure.

3.16.2 In 2014, the Council commissioned consultants who prepared an NPPF compliant SHMA.
This work was updated in 2015 and more recently in 2017 to take account of new and more
up to date demographic projection data — an approach that is consistent with PPG.

3.16.2 The SHMA identifies the scale and mix of housing and the range of tenures that the local
population is likely to need over the plan period to meet household and population
projections, taking into account migration and demographic changes and addressing the need
for all types of housing, including affordable housing. It identifies that:

o Ashford has a relatively contained housing market area that largely reflects the
borough boundary,

o a total of 14,934 dwellings are needed between 2011-2030 to cater for the 2014
sub-national population projections,

o around 45% - 50% should be affordable housing.

3.17 Market signals

3.17.1 The National Planning Practice Guidance sets out that upward adjustments should be made to
housing need figures where affordability is an issue — as is the case in Ashford. There is no
nationally identified standard as to what this uplift figure should be. The 2017 SHMA takes
this into account and suggests that a 5% uplift is appropriate for Ashford based on an
assessment of market signals, affordability, past delivery rates and likely future delivery
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3.18.1

3.18.2

3.19.1

3.20.1

3.20.2

3.20.3

3.21.1

rates. This equates to an OAN of 15,675 dwellings being identified between 2011 and 2030,
equating to 825 dwellings per annum.

3.18 Economic considerations

Another key consideration in the formation of the OAN is the relationship between housing
and job creation. In 2012, the Council commissioned economic forecasting work to establish
the likely growth in job numbers over the Plan period and the sectors most likely to
experience expansion of employment opportunities in the local area. The forecasting reflected
both macro-economic factors and more localised issues. It identified four potential economic
scenarios for the borough, ranging from a ‘downside risks’ scenario at the lower end to an
‘enhanced performance’ scenario at the top end.

The initial assessment that a ‘downside risks’ scenario was most likely (reflecting a reduced
rate of job growth in the borough over the Plan period) has since been reassessed by the
Council based on the national economic recovery towards modest but sustained economic
growth. As a consequence, a job creation rate based on a ‘baseline’ trajectory (i.c. a
continuation of job creation in the borough at rates that are largely pre-recession) was
considered to be the most robust and realistic scenario. The 2017 SHMA OAN figure reflects
a housing target beyond that needed to fulfil this economic ambition.

3.19 Finalising a Housing Target for the Local Plan

The NPPF and supporting PPG establishes that a range of factors need to be taken into
account to determine the eventual housing target for the area, to be identified through a Local
Plan. The text below explains how the housing target for this Local Plan has been established.

3.20 Future proofing

The SHMA outcomes set out above already take account of some future in-migration flows to
Ashford from London. However, advice received from the Council’s consultants suggests
that demographic modelling for additional migration flows from the capital, of 34 dwellings
per annum, could also be applied from 2017.

This reflects the current prediction by the Greater London Authority that out-migration from
London will return to pre-recessionary levels soon and therefore districts with accessible
links to London such as Ashford should plan for this rebalancing back to what were ‘normal
circumstances’. This is considered a sound aspiration for this Plan given Ashford’s HS1 links
to London.

These additional dwellings do not form part of the OAN figure. They are also not seeking to
meet any unmet need from London. However, the Council considers that it is a sound
planning approach to add these additional 442 dwellings to the overall housing target for the
Local Plan.

3.21 Duty to Co-operate

As mentioned elsewhere, the Council has fully engaged neighbouring Districts in the
preparation of this Plan, recognising the proposed housing development strategies in the
emerging Local Plans in those districts. In particular, the proposed Plans in Canterbury and
Maidstone Districts, where there are very minor geographical housing market overlaps with
Ashford borough, are intending to meet, at least, their respective OAN housing requirements.
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3.21.2

3.22.1

3.22.2

3.22.3

3.22.4

3.23.1

3.23.2

3.23.3

At the time of publishing this Local Plan, no other District has an outstanding request to this
Council to assist meeting any unmet housing need in their area.

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

3.22 Viability and deliverability

Although viability and deliverability are linked to aspects of social, environmental, economic
and other relevant considerations (such as infrastructure provision), the NPPF makes it very
clear that these are significant considerations in their own right. This includes a reasonable
assessment of market conditions — both at a macro-scale and of the local housing market,
including land and sales values in different parts of the borough and for varying forms of
residential development, plus analysis of how different types of sites may be able to come
forward for development.

The policies and strategic site allocations within this Local Plan have been assessed within
the context of whole plan viability to ensure that they do not place an undue burden on
developers and therefore can realistically be delivered. Flexibility is also applied within the
policy framework through a policy approach which gives schemes the optimum opportunity
to still come forward where viability can be independently verified as a constraint to
development occurring.

In reaching an appropriate housing target for the Plan, the viability evidence supporting the
Plan is clear that seeking to meet the proportion of the OAN figure that the SHMA indicates
is ‘affordable housing need” would not be viable as a policy requirement and would render
residential development in the borough undeliverable.

In order to fully meet the affordable housing requirements identified in the SHMA through
site allocations would necessitate an increase in the housing target of over 6,000 dwellings. In
turn, this would require housing delivery hugely in excess of any annual level of housing
completions the market has ever achieved in the borough. This is not a realistic or deliverable
scenario, notwithstanding the significant environmental implications of this scale of growth
over such a relatively short period of time.

3.23 Constraints and Context

The PPG sets out that an understanding of the strategic constraints and context of an area is
relevant to the setting of an individual LPA’s housing target in a Local Plan.

Ashford’s previous role as a regional Growth Area in the now revoked South East Plan was
predicated on extensive improvement of the town’s infrastructure, most notably in strategic
highway capacity. Key infrastructure has been delivered in recent times (e.g. the upgrade to
M20 junction 9 and Drovers roundabout). However, there remain critical constraints to
strategic growth in the short term at both M20 Junction 10 and along the A28 corridor to the
west of the town that directly impacts upon the scale of development that can be safely
accommodated on the strategic highway network.

There are clear proposals to bring forward schemes to alleviate these constraints (see
Infrastructure chapter) but the ability to bring forward some developments in Ashford in the
short term is affected. Therefore, in the short to medium term, there are limitations to the
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3.23.4

3.23.5

3.23.6

3.23.7

3.24.1

3.24.2

3.24.3

3.25.1

3.25.2

scale and rate of development that can be delivered in and around Ashford — the Borough’s
principal town and most sustainable location. This clearly influences the Council’s strategy
for development in this Plan in terms of the phasing of housing delivery — this is covered in
more detail below.

Crucially, these constraints do not mean that the overall housing target established for this
Local Plan cannot be met over the Plan period, merely that there is a need to properly phase
development over the early years of the Plan (see section below).

In environmental terms, the Borough enjoys a wide range of environmental ‘assets’ that
contribute greatly to its overall character and attractiveness. Two Areas of Outstanding
Natural Beauty are complemented by large areas of unspoilt countryside which, although
without a formal landscape designation, are rightly valued in their own right. Watercourses
across the Borough provide examples of rich areas for biodiversity whilst also providing
natural areas for flooding along their lengths.

Natural environmental assets are complemented by the quality of the built environment with
a number of attractive settlements, hamlets and farmsteads contributing to the overall
character of the area. In addition, 43 Conservation Areas, over 3,000 Listed Buildings and
numerous other heritage assets help to create the Borough’s rich character.

All of these environmental factors have been taken into account when determining the
housing target and strategy for growth in this Local Plan.

3.24 ldentifying a housing buffer

In preparing this Local Plan, the Council has liaised with landowners, developers and house-
builders on a number of key sites within the Borough to ascertain their intentions on likely
housing delivery rates on those sites. This is reflected in the housing trajectory Appendix 5
which supports this Local Plan.

However, these intentions relate to current market conditions and these can fluctuate over the
plan period. Given this, the Local Plan identifies a supply of housing land that is additional to
that needed to deliver the housing target set out below. Identifying a ‘buffer’ provides choice
and competition for the market across the whole plan period, whilst remaining within the
wider umbrella of sustainable development as a whole.

The housing buffer helps to provide greater certainty that the overall housing target can be
delivered. It does not relate to meeting any wider unmet need, nor should it be considered
part of the Council’s OAN figure. It sits outside of this figure and as such should not be used
as the figure on which to base any future 5 year housing land supply calculations.

3.25 Housing Windfalls

Paragraph 48 of the NPPF allows unidentified windfall sites to be taken into account based
on the Strategic Housing and Employment Land Availability Assessment (SHELAA),
historic windfall delivery rates and future expected trends.

With regards to the SHELAA, over 700 sites were assessed following a ‘call for sites’
exercise in 2014, with over 200 sites progressing to the final stage of assessment.
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3.25.3 Completions data over the last 10 years show a strong and consistent rate of windfall housing

delivery with an average of 167 dwellings completed each year. It is highly likely that this
consistent rate of delivery will continue and indeed may well be exceeded. There are a
number of reasons for this:

- the various extensions to permitted development rights via the prior approval
process to allow conversions on various property types to residential use;

- the NPPF’s presumption in favour of sustainable development; and

- the Local Plan’s proposed windfall development policy which is more permissive
than the equivalent policy in previous Local Plans.

3.25.4 Based on these factors it is assumed that an additional 950 units will be delivered from

windfall sites between 2021 and 2030, at an annual rate of 100 dwellings per year, well below
the historic trends for windfall completions. This is in addition to the 749 housing windfalls
that currently have planning permission.

3.25.5 Within the context of the issues discussed above, the Sustainability Appraisal of the Plan has

3.26.1

tested different levels of housing growth to assist in the determination of a housing target.
This evidence shows that the full housing need of the Borough can be met through a housing
target (plus a reasonable buffer) figure that is at an overall level that can still be considered
sustainable within the context of social, environmental and economic factors.

3.26 The Housing Target

Based on the factors above, an overall Housing Target for the Borough of 16,120 dwellings

to be delivered between 2011 and 2030 has been established. Factoring in completions since

2011, this figure is reduced to 12,943 between 2017 and 2030. The overall breakdown of this
figure can be viewed under table 1 below.

Table 1 — The overall housing profile

Objectively Assessed Need 15,675
Future Proofing 442
The Housing Target (2011-2030) 16,120
Delivered since 2011 3,177
Residual Requirement 12,943
Extant commitments (previously allocated sites — some 3,001
with permission)

Extant windfalls* 749
Chilmington Green 2,500
Future Windfalls 950
Proposed Allocations** 6,749
TOTAL 13,949
Contingency buffer 1,006

*Those not started have been reduced by 25% to account for potential non-delivery
**Including re-allocated sites without permission and assumed contribution from
Neighbourhood Plans.
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3.27.1

3.27.2

3.27.3

3.27.4

3.27.5

3.28.1

3.27 Distribution of Housing Development

Historically, larger scale residential development in the Borough has been targeted towards
the town of Ashford. All recent iterations of previous Local Plans, County Structure Plans
and the South East Regional Plan gave clear and distinctive spatial guidance that focused
growth towards Ashford and its immediate surroundings whilst applying a policy of limited
growth to Tenterden and the main villages in the borough.

In some instances, such as the Core Strategy 2008, there have been separate and distinctive
housing growth targets for Ashford and the ‘rest of borough' respectively. This recognised
both Ashford town's role as an economic hub in the wider south east region and the Borough,
as well as the need to protect the more sensitive nature of the rural area.

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

Various growth model scenarios have been tested through the sustainability appraisal. This
evidence shows that:-

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

e moving away from the broad distribution strategy identified below can quickly
lead to unsustainable development, imbalanced communities and harm to the
environment;

e the countryside is not a sustainable location for large scale development, unless
certain exceptional criteria or circumstances apply which make it so within the
context of the NPPF (e.g. garden cities or villages).

With the above in mind — and taking into account a number of the considerations listed in the
section above relating to overall housing numbers - the following distribution of housing
development is proposed.

3.28 Development at Ashford

As the Borough's principal settlement, Ashford represents the most sustainable location
within the Borough and therefore where most development should be located. Ashford is
home to about half of the Borough’s population and where a large proportion of local jobs are
located and plans for future economic growth concentrated. There are a wide and full range
of local services available within the town centre and the various neighbourhoods that make
up the wider urban area and the town caters for its own residents’ needs and those living in a
wider rural hinterland. The town has expanded very significantly in recent years and plays an
important role in the sub-regional economy of East Kent.
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3.28.2

3.28.3

3.28.4

3.28.5

3.28.6

Ashford has always been a well-connected town in Kent with rail connections in 5 directions
but since 2009, its prime location on the HS1 rail link to London St Pancras has resulted in a
step-change in reducing journey times to the capital via the major new growth locations at
Ebbsfleet and Stratford. The town straddles the M20 motorway with two junctions providing
quick access to the national motorway network and London or to the coastal towns, and also
to the Continent via Dover and the Channel Tunnel. The Eurostar rail service provides direct
international rail connections from Ashford International station to Paris, Brussels and other
Continental destinations. Connectivity within the town via the regular bus services and
extensive pedestrian and cycleway network is also a major attribute for new development to
benefit from and contribute towards.

Aside from a limited number of development opportunities in the Town Centre (Policy SP5
of this Plan), the existing urban area of Ashford provides relatively few opportunities for
development on a significant scale. The major available brownfield sites in the town have
been identified for redevelopment in the existing development plans, and many have planning
permission or are under construction. EXxisting green open spaces within the urban area play
important recreational and environmental roles in those neighbourhoods and so would not be
suitable for allocation unless there were exceptional and specific local circumstances.
Therefore, the existing urban area cannot play a major role (town centre apart) in
accommaodating new development outside those existing sites and allocations which may be
brought forward.

The principal opportunities for new growth lie on the edge of the existing built up area of
Ashford through carefully managed and planned growth. Here, although a number of well
established environmental constraints exist in the form of the Kent Downs AONB and the
floodplains of the Great and East Stour rivers, there are locations adjoining the town that
could accommodate new development without undermining the wider environmental
objectives of this Plan.

As such, a realistic scale of development on the periphery of Ashford has been identified
through the allocation of a number of sites which have the ability to be well integrated with
the existing town and / or committed schemes. This approach has been influenced by a
number of important factors, including the implementation of the Chilmington development
across the Plan period, the availability of additional motorway junction capacity that is due to
be created by the construction of the proposed M20 Junction 10a and the need to ensure a
consistent supply of available housing sites to cater for different elements of the market.

It is considered that a strategy that relied too heavily on a small number of very large sites,
such as Chilmington Green, to achieve the Borough’s development targets would not be
sufficiently flexible and instead a more balanced approach that seeks to distribute new
development across more locations is preferred. This distribution also takes account of the
presence of existing strategic infrastructure and services and the ability to deliver new
facilities as part of new sites that can come forward in the short to medium term. Similarly, a
strategy that focuses on a larger number of small sites around Ashford would fail to deliver
the critical mass and a comprehensive approach to master planning and the delivery of
services that larger sites can achieve.
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3.29.2

3.29.3

3.29.4

3.30.1

3.30.2

3.30.3

3.29 The Strategic Road Corridors

The NPPF is clear in its desire to promote housing development which has good access to
services and facilities, does not require significant infrastructure to deliver it and can be
delivered early.

With this in mind, the Local Plan — following an assessment of the main road corridors which
enter Ashford and the ability to maximise the use of the public transport services to Ashford
this presents - identifies a few appropriately scaled housing sites near to Ashford along the
A20. These sites have excellent access to the main local road network and are sites that do
not adversely impact on the local landscape in a way that outweighs the benefits. Suitably
scaled and designed housing development here would be consistent with the prevailing
character of the built form along this part of the A20.

As part of the evolution of the Plan, the Council have confirmation from the landowners that
these sites can come forward in the early years of the plan, on account of them being
relatively unconstrained and by virtue of requiring little in the way of new infrastructure
provision.

Providing potential development sites along this corridor introduces an additional offer to the
market in terms of the types of land being promoted for development within the Borough,
complementing the sites in the Town Centre, those within and adjoining the urban area and
the sites on the periphery of rural settlements. Providing this variety is seen as a way of
giving choice to house builders and broadening the scope of housing opportunities in the
Borough.

3.30 Development at Tenterden

Although only about one-tenth the size of Ashford, Tenterden is the second largest settlement
in the borough and its only other town. It plays a main rural service centre role for much of
the south-western part of the borough. It is an attractive, historic town which is relatively well
served by shops and services and is an important tourist destination which contributes greatly
to the rural economy of the Borough.

Development at Tenterden is constrained by the High Weald AONB which surrounds it on
three sides and a high quality, well-preserved Conservation Area in its heart that gives
Tenterden its distinctive character. Traditionally, Tenterden has been the focus of relatively
small-scale ‘organic’ growth which has been usually more on a village-type scale than the
scale of allocations at Ashford. However, the Core Strategy identified increased levels of
development for Tenterden and the Tenterden & Rural Sites DPD allocated a significant
development area to the south of the town centre (TENTZ1) for which the first phase is under
construction.

The high quality of Tenterden’s landscape setting and its intrinsic historic character are
factors that suggest that new development in the town should be limited, phased and very
carefully planned. Therefore, no more major new development is planned in Tenterden itself,
apart from the completion of the master planned southern extension to the town and the
permitted extension to housing at Tilden Gill Road on the Shrubcote estate. Combined, these
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3.31.1

3.31.2

3.31.3

3.31.4

3.32.1

3.32.2

can fulfil the town’s development needs over the Plan period without adversely affecting the
character of the town.

3.31 Development at villages

The Borough is home to a wide range of smaller rural settlements which play a key part in
establishing its overall character. Many lie in attractive and /or designated landscape settings
and contain areas of historic value. Some fulfil a local service centre role and have a range of
key local facilities such as a primary school or a post office or shop that helps to meet
everyday needs.

The government’s policy for development in rural settlements has changed since the advent
of the NPPF and its supporting Planning Practice Guidance. Now, the ability of development
in one village to support services in a nearby village could be considered sustainable.

In line with this approach, the Local Plan proposes an allocation strategy that has been
assessed against a broad range of issues, promoting suitable sites that can provide a range of
housing opportunities across the Borough. This approach gives considerable weight to more
‘local’ factors and takes account of recent rates of development in different villages whilst
encouraging the small-scale evolution of some smaller settlements which might otherwise
stagnate. Overall, the strategy seeks to direct new development towards the most sustainable
villages where services are more extensive and well established and public transport
connectivity is greatest, consistent with the thrust of the NPPF.

In making Local Plan development allocations, the Council is also cognisant of several
emerging Neighbourhood Plans being promoted by Parish Councils. The Council has worked
closely with these parishes to ensure that their plans are consistent with the proposed strategy
for development set out in this Local Plan and has encouraged them to include an appropriate
scale of local development allocations in their respective Plans. The current scale of these
allocations is included in the Housing Trajectory at Appendix 5.

3.32 Development in the wider countryside

One of the NPPF’s core planning principles is to recognise the intrinsic character and beauty
of the countryside, although it is clear that this should not be interpreted as applying a blanket
restriction on new development. Isolated new homes should be resisted, unless proposals
meet the particular exception tests set out in the NPPF, but there may be scope for the
potential re-use of suitable brownfield sites and there is a need to consider potential economic
or tourist related development that will benefit the wider rural economy of the borough. In
fact, the attractiveness of the Borough’s countryside is an important aspect of the economic
potential of the Borough, especially of the rural economy, and a significant income generator
for the Borough as well as providing a fundamental part of the character that makes Ashford
a pleasant place to live and work.

Therefore, except for a handful of very minor site allocations dealing with gypsy and traveller
accommodation and the desire to deliver some ‘exclusive’ homes within the Borough, the
Council does not propose to allocate residential development sites in the wider countryside
away from existing villages as such locations will be usually be more environmentally
sensitive and less sustainable in respect of access to services and reasonable road or rail
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3.32.3

3.33.1

3.33.2

3.33.3

3.33.4

3.34.1

3.34.2

access. Instead, development in the countryside should be controlled through appropriate
topic-related policies which are set out elsewhere in this Plan.

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

3.33 Phasing and Delivery

The final strand relating to the promotion of sustainable development within the Borough is
its phasing and delivery.

The NPPF is clear in its desire to ‘significantly boost’ housing supply, within the context of
meeting Objectively Assessed Housing needs, alongside setting out a requirement for
authorities to maintain at least a 5 year housing land supply.

The NPPF is clear in its overall desire to deliver development that is sustainable and sets out
that the economic, social and environmental planning roles need to work together in order to
achieve this ambition. The Planning and Compulsory Purchase Act 2004 (section 39 (2)) also
states that Local Plans must be drawn up with the objective of contributing to the
achievement of sustainable development.

The phasing and delivery strategy for this Local Plan is explored below and has been
informed by various layers of evidence. It should be read in conjunction with the distribution
strategy above and the housing trajectory that supports this Plan, see Appendix 5.

3.34 The Borough’s profile

Ashford Borough contains two distinct areas that exhibit clear and differing characteristics in
planning terms. Ashford is clearly the most sustainable location within the Borough and
therefore the most suitable location at which to deliver the majority of new housing growth.
In comparison, the Borough’s rural area is much more sensitive and too much housing
growth would quickly lead to an unsustainable model of housing development overall.

These characteristics are clearly evidenced in the accompanying Sustainability Appraisal to
this Plan and are reflected in the Plan’s distribution strategy which identifies new housing
land allocations to deliver around 5,139 dwellings in and around Ashford and 1,610
dwellings in the rural parts of the Borough.

3.34.3 Any significant divergence from this broad approach, i.e. transferring major housing growth

from Ashford to the rural parts of the Borough should be avoided. Doing so would result to
an unsustainable model of development by:

- being poorly served by sustainable modes of transport, leading to significantly
more trips being made by private car,
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3.35.1

3.35.2

3.35.3

3.35.4

3.35.5

- not making best use of infrastructure that has been delivered or is about to be
delivered at Ashford, including HS1 and strategic road improvements,

- being more removed from the local jobs market which is focused at Ashford,

- being located near to services and facilities that may only meet local needs, as
opposed the range of key services and facilities at Ashford,

- running contrary to the roles and character of different areas by shifting the focus
away from where growth and change has previously been planned — and where
substantial infrastructure investment has been targeted - to providing a step
change of housing levels in the rural area, areas which have incrementally and
organically grown steadily over time,

- damaging the intrinsic beauty and character of the countryside,

- damaging the nature and character of the rural settlements with a scale and pace of
housing that is not proportionate,

- undermining the sound planning aspirations for Ashford and the benefits to be
delivered through increased housing growth in a way that provides sufficient
critical mass to deliver new strategic facilities for the town, including two
strategic parks and the wider services and facilities present which benefit the
wider borough.

3.35 The urban housing market

Accepting that Ashford and its periphery is the most sustainable location on which to target
significant levels of housing growth in the Borough, the realistic ability of the market to
deliver this growth must be considered.

Recently, housing completion rates in and around Ashford have not come forward as
originally envisaged, despite full and up to date Local Plan coverage over many years. This is
mainly due to the wider macro-economic downturn that affected the general housing market
from 2008 and restrictions on the capacity of the strategic road network, in particular until
Junction 10a is in place. Other factors, including site-specific issues, viability concerns and
market confidence in the Town Centre due to lower land values were also relevant.

However, many of these issues have, or are now being, overcome. Market confidence is
returning and - as of May 2017 - many key brownfield sites in the town centre have planning
permission and some are under construction. Others are in advanced discussions with the
council. Also, the major urban extension at Chilmington Green is now under construction.

It is clear that the recent constraining factors to housing delivery at Ashford are beginning to
subside. However, it is accepted that housing completion rates may not increase rapidly as it
will take time for the market to continue to improve. A number of key sites are also still
constrained until such time Junction 10a is in place (due to be completed in mid 2020).

The phasing strategy in this Local Plan is cognisant of this position in that it predicts a lower
level of housing delivery rates in and around Ashford in the early years of the Plan (pre
Junction 10a) with a steady increase around in the early 2020s. This is considered to be a
realistic and deliverable scenario and is consistent with developer’s and house-builder’s
known assumptions and intentions.
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3.35.6

3.36.1

3.36.2

3.36.3

3.37.1

3.37.2

3.37.3

3.37.4

3.37.5

Basing a strategy on an immediate major step change in the delivery of housing in the early
years of the plan, far in excess of what has been delivered, on average, annually in the past,
would be inappropriate and unrealistic. There is little doubt that the urban area will be able to
achieve the increase in housing numbers that is required, but it will take time to fulfil this
ambition and therefore needs to be given every opportunity to succeed.

3.36 The rural housing market

The rural housing market in the Borough has been and continues to be strong. Market
evidence points strongly towards a healthy demand for new residential development in the
rural parts of the Borough as supported by market viability evidence that underpins this Plan.
The 2008 housing delivery target for the rural area, as set out in the Core Strategy, has been
delivered, in effect, some 5 years early.

The phasing strategy in this Local Plan recognises this position in that it reasonably assumes
the majority of rural housing allocations will be delivered in the early years of the Plan,
mostly within the first 5 years. There are no significant infrastructure constraints to restrict
these new dwellings from coming forward and none are of such a scale that individually - or
cumulatively — would warrant a settlement specific phasing approach to mitigate their impact.

Frontloading a number of rural housing allocations in this way also helps ensure that the
annualised housing supply numbers for the wider Borough in the early years of the plan are
maintained at a reasonable level prior to the resolution of the market and infrastructure
constraints on delivery in the short term at Ashford.

3.37 Rectifying the housing shortfall since 2011

As of April 2017, the Borough has a housing delivery shortfall of around 1,770 dwellings
which demonstrates that, except for 2015/16, housing completion rates in the Borough have
not kept pace with the annual requirement for new housing indicated by the updated SHMA.

However, the Local Plan provides the opportunity to address this position and determine a
robust and sustainable approach to rectify this shortfall - one which reflects local
circumstances and character.

As referred to above, it is questionable how realistic it is to rely on the Ashford urban housing
market to achieve a short term step change in housing delivery needed to meet the housing
shortfall in the early years of the Plan. It is also doubtful that the industry will be able to
deliver such an increase in housing completions in such a short space of time. This would
require securing a local workforce, building materials and immediate financing arrangements
at a time when the local market is still recovering and remains in competition with other areas
in the south east.

The only alternative option therefore would be to require the rural area to rectify the housing
shortfall, entirely on its own. Such an approach would lead to over 2,000 additional new
dwellings in the rural area, significantly more than has been planned through this Local Plan
and evidenced as being sustainable through the sustainability appraisal.

Section 3.34 (the Borough’s Profile section above) of this Plan demonstrates why such an
approach is not appropriate or sustainable. The Strategic Housing and Employment Land
Availability Assessment (SHELAA) shows that there is very little scope to deliver new
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housing growth within the confines of rural settlements. Therefore, significant amounts — way
above what is already being allocated — of greenfield land would need to be released in a way
that would fundamentally harm the countryside and the attractive character of the rural area.

3.37.6 As the Plan identifies more land for residential development than is needed to meet the Plan’s

3.37.7

3.38.1

3.38.2

overall housing target, and adopts a pragmatic and realistic approach to housing delivery in

Ashford, there is no justification for allocating significantly more land in the less sustainable

locations which would seriously affect the Borough’s character. The housing trajectory
(Appendix 5) of this Plan indicates that major sites in Ashford are likely to come forward in
the early part of the 2020s as strategic infrastructure constraints are resolved and the local
housing market broadens in response to the connectivity of the town via HS1 and the M20.
This should mean the current shortfall in delivery since 2011 has been fully rectified by the
mid 2020s, well before the end of the Plan period without the need to resort to further
unsustainable short-term releases of land in the Borough’s villages and countryside.

However, to achieve this outcome it is necessary for the strategy to assume that the shortfall
is technically addressed over the whole of the remainder of the Plan period — commonly
referred to as the ‘Liverpool’ approach - in order for the Council to be able to demonstrate a
deliverable 5 year housing land supply in the short term. This approach ensures the integrity
of the Council’s strategy for addressing the shortfall in a sustainable way can be properly
maintained and that unrealistic annualised levels of housing completions are not required
from the start of the Plan, merely as a means of meeting an existing shortfall that can be
better and more sustainably phased and located elsewhere in the Borough over the Plan
period.

3.38 Dealing with any future housing shortfall

The scale of allocations proposed in this Plan should ensure that there will be no significant
housing shortfall in the future. However, in the event of a housing shortfall being identified in
the future, the following considerations will be applied.

Although this Local Plan does not propose separate policy based housing targets for different
parts of the Borough, unlike in some previous Plans, it is clear that there are very different
policy priorities for Ashford and its periphery which focuses on managing and sustaining
growth, in comparison to the rural area which focuses on managing small scale change in a
way that protects the Borough’s attractive rural character. This is reflected in the overall scale
of new dwellings proposed for each planning area (see policy SP2 below).

3.38.3 These respective priorities should be used as a guide by the developer and decision maker as

to the way in which the Local Plan approach should be applied; namely that there should not
be significant substitutions of housing numbers away from Ashford and its periphery to the
rural parts of the Borough.

3.38.4 Itis not the case that each planning area should maintain its own five-year housing supply, as

this will continue to be calculated on a Borough basis. However, if a Borough housing
shortfall in supply occurs as a result of significant non-delivery within Ashford and its
periphery, the variances in policy emphasis between the two planning areas will need to be
weighed accordingly, alongside the need to improve housing land supply and meet housing
needs.
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3.38.5

Housing numbers across the Borough will be monitored annually. If a significant housing
shortfall against the Local Plan target becomes apparent, and housing trends suggest that this
will not be a short term issue, the Council will seek to implement the review of the Local
Plan earlier than expected (currently expected to be adopted in 2025) as a means of ensuring
that a plan-led solution can be delivered to rectify the situation.

Policy SP2 — The Strategic Approach to Housing Delivery

A total housing target of 12,950 net additional dwellings applies for the Borough
between 2017 and 2030. In order to achieve this target, additional housing sites are
proposed to provide choice and competition in the market up to 2030.

The housing target will be met through a combination of committed schemes, site
allocations and suitable windfall proposals.

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. With this in mind, in addition
to existing commitments, new land allocations to deliver 5,139 dwellings are proposed.

Development in the rural areas will be of a scale that is consistent with the relevant
settlement’s accessibility, infrastructure provision, level of services available, suitability
of sites and environmental sensitivity. With this in mind, in addition to existing
commitments, new land allocations to deliver 1,620 dwellings are proposed.

Windfall housing development will be permitted where it is consistent with the spatial
strategy outlined above and is consistent with other policies of this Local Plan, in order
to ensure that sustainable development is delivered.
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3.81

3.82

3.83

3.84

3.85

3.86

3.87

Current position

With the growth of the town over the last few decades, the Borough’s economy has grown,
stimulated by critical drivers such as the introduction of International and domestic services
on High Speed 1, transforming Ashford’s location and connectivity. Enhancements to key
road infrastructure such as junctions 9 and 10 on the M20 have enables employment land to
continue to come forward in developments such as Orbital Business Park and Eureka
Business Park. With the growth in population within the town, expansion of the retail and
leisure offer has also delivered new jobs to the area with the introduction and now planned
expansion of the Designer Outlet Village, the extension to County Square, the development
of the offer at Eureka Leisure Park, and the introduction of brands such as Waitrose and John
Lewis.

Ashford has traditionally had a very high employment rate within the area with lots of
residents in employment (80%-+), but the challenge has been improving the low average
earnings levels, and bringing more highly skilled employment to the area. Average gross
weekly wages have increased in the last 5 years above the local and regional averages, with
increases of 5.7% from £479.10 in 2009 to £506.30 in 2014 for residents in Ashford borough.
This is a stronger growth rate than Kent at 4.5% and the wider South East region at 5.6%.
This shows positive progress for this continued challenge in improving the local productivity
and prosperity of the labour market.

The Key Drivers for Growth in the Borough

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

Location - The key driver for employment growth within the Ashford Borough is the impact
of the introduction of HS1 and the critical investment in transport infrastructure. Ashford’s
business advantage is its location, as demonstrated through the results of the last Locate in
Kent Perception Survey, which highlighted Ashford as Kent’s number 1 business location.

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

International Links - Ashford is also the UK’s International town, with direct train services
to France’s three largest cities, Paris, Lyon and Marseille, as well as to Brussels, Lille,
Avignon and Disneyland Paris. With the tax and labour force advantages that the UK
provides, Ashford continues to see the relocation of French companies into the area providing
jobs and investment.

Highly Competitive — With commercial property costs up to 73% lower than central London,

Ashford provides a real alternative for companies who want to do business within the capital,
but without the continually rising costs.
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3.88

3.89

3.90

3.91

3.92

3.93

3.94

3.95

The importance of Place Making — A key challenge over the next 15 years for Ashford will
be the importance of developing the town into a memorable and sought-after location.
Ashford already has many recognised benefits, but it’s town centre and external image make
the attraction of investment a continual challenge. The importance of quality place making
through good design and streetscape will continue to be important in changing this image and
attracting more employment and wealth to the area.

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

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

Economic forecasting

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

In terms of business development the Council commissioned GL Hearn to carry out a
Strategic Employment Options Report (SEOR) that developed a number of scenarios for
economic growth in Ashford borough to 2030 that would be used to set a jobs target to be
included within this Local Plan. There were four potential economic scenarios for the
borough ranging from a ‘downside risks’ scenario at the lower end to an ‘enhanced
performance’ scenario at the top end. This work was prepared in 2012 when economic
conditions in the UK were significantly worse than they are now.

At the time, GL Hearn were suggesting that the ‘downside risks’ jobs scenario had the
greatest probability of playing out based primarily on the macro-economic risks to the wider
global economy creating weaker prospects for growth over a longer period of time. This was
predicted to result in job growth of 9,200 (16%) between 2011-30.

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

The other economic scenarios considered in the report were a ‘baseline’ trajectory based on
previous performance of both the macro-economic factors and local factors and two
‘enhanced’ scenarios based on a significant uplift in local performance and productivity. Both
of the ‘enhanced’ scenarios would rely on strong growth in the office-based sectors and to a
lesser degree, the industrial sector. These remain aspirations for Ashford and steps towards
the creation of the Commercial Quarter are now well under way. However, the creation of a
strong and vibrant office market will take some time and the allocation of an over supply of
land in the early years, especially outside of the town centre, may be counterproductive in
building on the solid foundations of a station-based new office market. The 2012 report
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focused strongly on those aspects of the Ashford economy that have performed well and
those where there is scope for improvement given the assets the borough has. This enables
the council to focus land allocations towards the strongest sectors and put in place appropriate
policies to protect existing active employment sites where possible.

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

3.97 It would seem prudent to set an employment target that is aspirational but also realistic in
terms of its delivery over the next few years. The ‘downside risks’ scenario from the 2012
report now appears to be too pessimistic in terms of the macro-economic position in
particular and a more appropriate response for the Local Plan would now be a jobs target
based on the ‘baseline’ scenario of 12,600 new jobs over the Plan period.

3.98 The SEOR then derived a forecast of future employment land requirements based on the
anticipated performance of the economy. Based on a jobs target of 12,600 jobs there is a
requirement for 70.9 hectares of land for B class uses over the period form 2010 — 2030.

3.99 Since the GL Hearn forecasts for the 20 year period 2010 to 2030, and a target of 12,600 jobs
for the Borough, survey figures have been published providing an updated position to
2014.1,500 jobs have been created within the Ashford Borough between 2010-2014, during a
difficult national and global economic period. This 3% growth during this period is above
the 2.4% average growth for Kent, but below the 3.3% growth within the South East and
5.2% national growth. This leaves a job target of 11,100 between 2014 - 2030.

3.100 An additional GL Hearn commission in 2016 to undertake an Employment Land Review: Site
Assessment provides an up-dated employment land requirement for 2015-2030 of 66 hectares
based on the baseline scenario from the 2012 SEOR report.

Spatial Approach

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

3.102 The other primary locations for business demand for sites within the area are those with
excellent access to the motorway network to support their operational needs. Industrial and
Distribution companies have a specific need for good access to motorway junctions, to
minimise the time for supplies to be delivered to and from the site. This also limits the
impact on other areas of the town through additional traffic and congestion. For businesses
requiring office space, as well as the locations in town centres, some companies will require a
location that enables car bound access to clients across the County.
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3.103

3.104

3.105

3.106

3.107

3.108

The challenge, spatially, and in the number of development sites within the Local Plan, will
be to ensure that there is a choice of locations across the borough to support different
business needs, and to support competition and choice within the market place. Both choice
and the delivery of speculative employment space will stimulate relocations into the

area. The allocation of sites needs to provide some flexibility for the market to adapt to
changes in the economy, whilst providing a structure within which the aspirations of the plan
can be achieved.

There are 4 key strategic sites for employment in Ashford — the Commercial
Quarter, Waterbrook, Sevington and Eureka Park — but other employment areas also provide
a range of alternatives options for business development.

The Commercial Quarter — This is the new main business sector of the town intended to
stimulate investment opportunities in new large scale office space based around a high
quality environment with a location close to the domestic and international railway stations.
The site is proposed for up to 55,000 square metres of new office floorspace

Eureka Park - This large office based business park close to junction 9 provides a key
strategic location with easy access to the motorway network and the rest of Kent. Previous
planning permissions for B1 floorspace have delivered a number of phases of development.
This is a substantial greenfield site with excellent connectivity to the M20 at junction 9 and
the potential remains for primarily office development with the area being seen as different to
the offer in the Commercial Quarter with lower density development in a landscaped setting.
There is also the opportunity in this location to support more flexibility to deliver a smaller
secondary element of other employment uses such as light industrial around the cleaner
pharmaceutical, medical and health sectors, as well as space for uses such as private
hospitals. The role of Eureka Park is also proposed to evolve with the introduction of higher
quality residential development on an extended site to sit alongside the employment
development

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

Outline planning permission has been given (subject to a s.106) for a development of this sort
at Sevington. Approximately 157,000 sq m of floorpsace is proposed in total. Within this
figure there is flexibility for up to 140,000 sq m Class B8 (storage and distribution) use; up to
23,500 sq m of Bla/B1lc Business (of which a maximum of 20,000 sq m of Bla); up to
15,000 sq m of B2 (general industry); up to 250 sq m of Al (retail shops) and 5,500 sq m to
accommodate the relocation of Kent Wool Growers from the town centre.

3.109 A masterplan has been produced showing how the quantum of development can be

accommodated on the site whilst limiting the impact on the setting of Sevington church and
the wider area. The masterplan includes substantial strategic planting to help reduce the
impact of the large buildings proposed — this will be complemented by the planting proposed
as part of the junction 10A scheme. This planting will obviously need to mature to deliver
the full benefits — long term arrangements will be needed to make sure these areas are
managed and protected, including the potential use of group Tree Preservation Orders.
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3.110

It is likely that the phased development of this site will take some years to be completed. The
planning permission given sets thresholds beyond which development cannot proceed before
improved highways access arrangements are in place.

3.111 Waterbrook — this site is identified for mixed use development but to date only limited

3.112

3.113

3.114

3.115

3.116

development has taken place on the site which currently accommodates the Ashford Truck
stop and lies adjacent to the aggregates recycling facility and rail