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Introduction

This Ashford Town Centre Area Action Plan:-

sets out a clear vision for the town centre,
demonstrates how the vision can be delivered,
explains how significant change can occur on key sites, and,
provides a sound policy framework for assessing planning applications in the Town
Centre

This AAP is one of the key documents of the Ashford Local Development Framework (LDF).
It is the first area-based part of the LDF to come forward and allocates specific sites. The plan
runs from 2009 to 2021 (the end date of the adopted Core Strategy).

A formal review of the Core Strategy will be adopted before 2015 and so it is anticipated that a
review of the Town Centre AAPwill commence shortly afterwards to take account of any changes
in Core Strategy policy that affect the town centre. The review will also offer the opportunity to
update the Plan in light of progress up to that time. Given the inherent uncertainties of the
commercial and housing markets, and the significant scale of redevelopment proposed in this
Plan, the Council considers this would be a prudent approach.

The Plan is drafted to provide the clear and firm guidance needed to achieve the aims for the
town centre, but also with a degree of flexibility, accepting that much can and will change by
2021. This is especially true in Ashford where it is not possible to be sure how the commercial
market will react to the growth area role and the arrival of high speed domestic rail services in
2009.

For the avoidance of doubt, development proposals in the town centre area will need to comply
with the policies in this document (including at the different levels of guiding principles, Quarters
and, where relevant, site-specific) as well as other adopted parts of the LDF and any appropriate
'saved' policies / SPG from the Borough Local Plan 2000.

This plan covers the area shown below:

Introduction4

1

A
shford

B
orough

C
ouncilLocalD

evelopm
entFram

ew
ork

A
shford

Tow
n
C
entre

A
rea

A
ction

Plan



11

1
0
7

El Sub Sta

70a

3

4
4

24

4
3

F
R

A
N

C
IS

 R
O

A
D

48

Yard

4
6

CHRISTCHURCH ROAD

70

1
0
5

4

TORRINGTO N ROAD

1b

6
9

5
8

1
a

1
0
7

2

11
9

5
8

W
a
re

h
o
u
s
e

40

33

56

2a

3
9

6
3

2
4
a

5
3

6

2
9

Allotment Gardens

Bui lder's

2
4
b

1
6

1a

9

11
2

PO
LB

2

1
5

6
7

1
5

2

PH

Trumpet  Ho use

8
6

Ps

1

WALK

1
 t
o
 1

6

Pond

1

3
0

4

5
5

9
6

2

2
9

TCBs

9
5

P
o
s
ts

R
O

A
D

To
rr

in
g
to

n
 P

l a
ce1

Christ

1
2
2

2
7

Stonebridge Cot tages

4
4

6

5
2

2
2

B
e
a
rs

 E
n
d

9
3

1
0

1a

14

2

W
IL

L
IA

M

1
5

2
a

P
o
u
n
d

 H
o
u
s
e

1

1
6

3
0

Bowens Field

6
5

1
 t
o
 4

B
E

A
V

E
R

 R
O

A
D

2
8

4

61

47

1
2
4

W
a
te

rm
a
n
 H

o
u

se

1 to 28

11
0

4
7

47

8
3

9
8

7
6

Church

1

19

3
4

7
3

1
8

6
6

1

1

2

3
5

1
3
8

8
1

2
5

Sinks

GODF REY

1

4

7
2

H
o
u
se

Hall
Denbigh Pl ace

26

1
 t
o
 2

0

21

11
0

6
0

9
2

72

1
3

6
5

58

1

1

Silver

M
U

S
G

R
O

V
E1

0
7

63

57

61

Allotment

61

Sub Sta

1
5

Tennis Courts

7
1

1
2

9

ROAD

College

71

72

48

1
4

3

South Kent

Mossgrove

6

70

1

BO
ND

53

H
IL

LB
R

O
W

 R
O

A
D

11
1

71

Birches

9
1

7
9

El

JE
M

M
E

T
T

 R
O

A
D

2

83

2
7

2
6

2

8
9

El Sub Sta

Ashford South

2

3
9

Gardens

1
3

1

97

P
a
th

9
3

1
3

3

HILLYFIELD ROAD

Cottage

1
4

1
2

School

86

1
0

9

11

Community Primary

4
0

5
2

1

T
u

ft
o

n
 W

a
lk

3
1

20

42

H
ouse

25

73a

2
5

St Mary's

Queen St reet

5

C
e
ci

l H
o
u

se

Posts

26

12

8

R
O

A
D

E
l 
S

u
b
 S

ta

E
L

W
IC

K

18

1
3
 1

5

22 26

ASHFORD

PCs

15

35

PC

M
IL

T
O

N
 R

O
AD

9

2
0

Tel ephone Exchange

1
8

1
8

House

The

2
4

8

Transport

6

27

19 to 25

1
3

Mews

Court
Regents

H
all

1
2

78

2
8

Elwick

6
4

4

16

House

4
a

12

Meml

MIDDLE STREET

REG
ENT S PLACE

1
0

YMCA

27a

1
3

8

1
0

33a

Market

11

1

M
a
rk

e
t 
L
a
n
e

1

60

Indust ri al Estate

1

2

34

Church

10a
1
9

30

20

2
6

2
0

11

Old

3

4

County Square

85

Sta

ELW
IC

K R
O

A
D

3

15

10

1
4

39

2a

Centre

Kin gs Parade

G
odinton

8

2

1
a

Bank

Cottage

Cheder

1

2

11

El

3
9

2

2
0

Ramp

24

W
o
rs

h
i p

 C
e
n
t r

e

5
 t
o
 8

15

10

2

1

3

46

3

2

2
3

38

19

13

KIP
L IN

GR
O

A
D

Bank

5

Cottages

79

13

H
o

te
l

17

Car Park

El Sub Sta

TCBs

7

Tank

4

to

E
A

S
T
 S

T
R

E
E

T

TCBs

Ivy

Park Mall

4

TCBs

4

118

C
h
u
rc

h
 Y

a
rd

 P
a
s
s
a
g
e

25c

11

25

31

1

PH

8

1
3

0

85

87

106

6
8

83

Posts

GODINTON ROAD

8

2

High S t reet

Sta

El Sub S ta

1
0

33

108

14

2

10

G
O

D
IN

TO
N

 R
O

A
D

Hall

3
8

3

2a

42

D
ru

m
 L

a
n

e

72 70

7

1

9

1

1
5

1

3

5

T
h

e
 G

e
o

rg
e

12

50

19

7

NEW
 STREET

80

G
A

SW
O

R
KS

 L
AN

E

St  G eorge's Sq

2

107

12

11

8

6

1

95

15 17

19

6

99

2

W
ES

T S
TR

E
ET

1

R
am

p

G
ilb

e
rt

 R
o
a

d

ESS

Queen House

Bakehouse

13

92

B
a

n
k

3
7

M
A

R
LO

W
E

3

2

93

B
A

N
K

 S
T
R

E
E

T

Church

16

1

20 18
11

Yard

15

24

36

2
6

1

11

1
3

D
R

U
M

 L
A

N
E

10

9

1

PH

22

1

R
O

A
D

6

76 74

A
P

S
L
E
Y

 S
T

R
E
E

T

82 to 88

Sub

17

5

21

5

HPO

27

1
2

18

New Rents

Barrow
 H

ill C
ottages

29

T
u
ft
o
n
 W

a
lk

4

Bul l

22

3
9

66 64

33

4
5

33

1

3 5

3
8

13

4
1

94

1
8

119

FO
R

G
E L

A
N

E

1
7

Sub

13

TCB

89 91

100

N
O

R
W

O
O

D
 G

A
R

D
E

N
S

El

90

2
a

19

27

21

13

16

3
3

40

TCB

PC

B
a
n
k
 S

t r
e
e
t

18

95

PH

T
ra

fa
lg

a
r 
H

o
u
s
e

14b

Community

3

Div is ional Po lice S tati on

1
7

White
Cottage

15

1512

3
4

7

14

15

8
a

73
Bank

9

71

2

1
8

1
6

2
a

81

1

1
7

Bank

27

8

2
d

14

83

6
4

Hall

1

1
2

C
A
R

L
T
O

N
 R

O
A

D

1
8

2
1

SA
C

K
VILLE

 C
R

E
S

C
EN

T

C
ottages

A
V
E

N
U

E

Llanberis

7
4

El

4
9

137

5
1

148

R
O

A
D

11

Sub Sta

WB

162

19

N
O

R
F

O
L

K
 D

R
IV

E

Barrow
 H

ill

6
1

6
5

8
2

GODINTON WAY

33

13

47

25

7

GODINTON ROAD

M
P

 5
8
.5

Tank

1
7

3

MP 55.5

Tank

LB

BRUNSW
ICK

El Sub Sta

D
inan

2

176189

Park
Industrial

1
5

1

3

2

192

16

2

3

7
0

1
2

5

5
4

1
4

9

TCB

E
A

S
T
E

R
N

JA
M

E
S

 S
T

R
E

E
T

1

El Sub Sta

1

204

134

Fairwood

187

PC

190

11

Stone

164

P
a

th
 (u

m
)

1

2

LB

1
6

1

1a

13

1
2
6

1
7

Reservoir

30

1

C
ourt

Fairview

Primary School

Rochdale

35

R
o
sa

ry

Rydal e

C
herry

36

1

School

1
4
1

Memorial

5 to 8

5

5

Works

1
5
6

El Sub Sta

Rosedene

36

23

9

Bui lder's Yard

ET L

1

VICTORIA ROAD

M
elro

se

Victoria Road

4

Industrial
Estate

4

1
2

1

Stanhay

6

Works

2

1 to4

62

38

15

BO
W

EN
S

 FIELD

3
5

12

H
o
lm

d
a
le

G
ra

y
 H

a
n
ie

st
e
p

Southcote

1a

1
3
6

3

House

34

Hubert

13

Gate Court

40

Belm
ais

G
la

d
w

y
n

Victoria

33

65

MP 55.75

1
4
6

1

24

H
ouse

50

10

1

Clovelly

C
H

IC
H

E
ST

E
R

LB

40

Works

44

Ps

Fountain

G
E

O
R

G
E

 S
T
R

E
E

T

Line
Pipe

Chunnel

39

C
R

E
S

C
E

N
T

25

27

G
reat S

tour

Reservoir

2

Sub
El

7

23

12

19

18

37

20

V
IC

T
O

R
IA

41

6

Sta

Foot Bridge

Chy

30
22

16

C
LO

S
E

32

13

1
6
6

3

56 Field

1
7

5
 to

 1
l

Bowens

Old

8

R
o
se

m
o
n
t

1
2
7

Ground

29

25

RIS ING
 ROAD

C
H

R
IS

T
C

H
U

R
C

H

21

28 37

33

HILLYFIELDS RISE

LEACON ROAD

Gas Holder Station

Conduit

R
O

A
D

1

ET L

DW

Pond

Pond

13

2

The Hollies

27

PCs

Gardens

Gardens2

TCB

2
5

 t
o

 4
8

Allotment6

16

1
5
9

Sports

14

53

51

17

R
O

A
D

8

39

LB Allotment

7

19

51

25

8

4

Training Centre

4

El Sub Sta

45

Playground

Great S tour

Pond
Watercress Fie ld

DENCO RA WAY

JE
M

M
E

TT
 R

O
A

D

Fairview

H
IL

LB
R

O
W

Victoria Park

The Rowans 18

18

45

ST

2
2

4

Tree

2
7

C
L
O

S
E

45

58

46

2
1

H
O

L
L

IN
G

T
O

N
 P

L
A

C
E

COURT

37

68

DOWNLAND

School

1

66

BLUE LINE LANE

1

11

35

Posts

SU
S

S
EX

 A
VE

N
U

E

18

15

1
6

26

1

1
8
a

109

7

69

TH
E

R
ES

A
'S

4

1 
to

 2
2

3

30

62

1
4

1

Sub Sta
El

6

1

32

6

GRAVEL W
ALK

26

El Sub S ta

Mast

25

44

14

51

1

House

1

52

38

53

60

1to2

St Teresa's

2
6

11

2
1

4
5

3
8

37

14

10

BLU
E

 LIN
E

 LA
N

E

4
1

1
6

1
8

2

4

4

Pear47

4
3

30

25

52

3

3

11

48

PH

3
0

N
ursery

W
O

L
S

E
L

E
Y

 P
L

P
A

R
K

 R
O

A
D

 N
O

R
T

H

41

46a

8

2

2
0

62b

6

RC Church

74

15

Haven

3

13

PH

2

ALBERT RO
AD

1

Shel ter

Crothall

22

65

5
2

 t
o

 6
3

W
AL

L 
R

O
A

D

LB

Barrow
 H

ill Terrace

BA
R

R
O

W
 H

ILL P
LA

C
E

111

30

29

8

42

2

70

50

1 to
 4

38

21

5 to 8 25 to
 2

8

4
7

12a

1a

49

68

5

14 to
 1

6

St Mary's C of E

TCB

Barrow Hill House

Training

El Sub Sta

CentreSurgery
Veterinary

Shel ter

First Aid

BARROW HILL

Primary School

1

7
6

El

House

Allotment Gardens

CHART ROAD

1

Jubi lee

M
P

3

3
8

C
H

AR
T 

R
O

A
D

Hall
Furley

Stone

Sta
Sub

PostsLB

3
2

2
9

60

5
4

5
8

23

20

1
3

4
1

4
2

16

19

37

58

40
38

36

26

6

Posts

HILLBROW LANE

50

54

8
6

8
2

94

Tunnel

Tunnel

Foot Bridge

Tunnel

Foot Bridge

Tunnel

Pumping Station

TCBs
LB

Ppg Sta

77

73

69
67

61
5751

9
8

C
ycle P

ath

44
46

C
yc

le
 P

a
th

Signal Gantry

Signal Gantry

C
yc

le
 P

a
th

Lay-by

Signal Gantry

Signal Gantry

Clinic

209

4a

5

1

Chart
Stables

Enterprise
Park

Nursery

Bowl ing Centre

El
Sub
Sta

Posts

Play
Area

Play Area

Chart House

Pond

Pond

Weir

C
hartv iew

9
4

44

45
44a

4

6to7

47

3

4a

4

14

24

Posts

Western
Avenue
Centre

(Day Centre)

(Cl inic)

The Old
Ashford
Hospi tal
(Closed)

5
1

4
7

1

2
b

2
a

El S
ub S

ta

PH

8

5

3

6a

House
Carl ton

Enterprise
Stag

Park

Orchard
Court

1

7

8
9

12
13

20

PCs

RH

Und

Und

R
H

Und

RH

Ward  Bdy

Und

U
n
d

U
nd

W
ard

 B
dy

36

2
2

14

4

67

57

2

44

Primary School

19

13

19

17

25
23

47

40
32

2
4

17

21

15

Oak Tree

BROOKFIELD

6
2

11

27

4
3

55

34

5
2

9

Recreation Ground

10

R
O

A
D

38

11

11

30

28

38

7

O
A

K 
TR

E
E

26 42

2

50

12

5

36

11

Focus

Brunswick

5

Bridge Road

S
T

A
F

F
O

R
D

 C
L

O
S

E

Tank
Tank

Park

Industrial

Tank

2

1
4

Tank

1

Industrial

El Sub Sta

Centre

1

El Sub Sta

Industrial

5

Centre

6

Tanks

House

Tank

1

3

Fairwood

45

El Sub Sta

Willow

57

Industrial

El

Meadowsweet

4
6

Pond

Sub

Fairwood

20

33

1 to 24

Sta
Area

7

House

23

JE
F

F
E

R
S

O
N

 C
L

O
S

E

8

49

Pond

HILLYFIELDS RISE

7

10

2
5

 t
o

 4
8

DENCO RA WAY

3
1

6

9

4

Play

C
A

P
E

L 
C

L
O

S
E

1

4

7
5

35

House

Works

15

H
AR

P
E

R
 R

O
A

D

28

Park

31

H
AC

K
FIE

LD

El S
ub S

ta

Tunnel

Mast

Posts

12

Industrial

H
o
u
se

9

22

18

Court

2

13

Henwood

100

79

S
to

u
r

35

63

Glen Doone

1

149

E
a

s
t  

S
to

u
r

27

2
1

3
4

37

6

M
ILLE

R
 C

LO
S

E

81

Business

D
E
R

IN
G

 R
O

A
D

Car Park

3
7

Fire Station

13

1

Business

154

LB

1

102

Posts

3
9

P

El

2

65

Sta

163

4
5

2

36

4
1

4
9

1
6

44

22

14

Training Tower

1 3

C
rof t  V

illas

Works

Ireland

Nursery

91

8

3
4

P

S
T
A

R
 R

O
A
D

Pond

2
4

Monument

1
9

4

Centre

Conduit

Riverside

51

5

6

2

H
YT

H
E R

O
A

D

1

1

Park

1
0

E
a

s
t  

S
to

u
r

Henwood Pavilion

60

M
IL

L
 C

O
U

R
T

1

Sub

Court

2

1

96

90

Car Park

116

MACE LANE

7

14

128

El Sub Sta

LB

5

E
a

s
t S

to
u

r

1
 t
o
 6

16

1
3

2

9

25

23

1
2

2
8

2
2

13

5
 t

o
 1

5

M
il ler

C
ottages

15

21

2
3

LB

3

13

WALLIS  ROAD

C
arl ton

1 to 6

50

7 to 12

54

28

2

4
6

3to13

4
0

98

140

El

34

1

8

Sta

135

1

7

PO

92

2

21

PE
M

BE
R

TO
N

 R
O

A
D

125

PH

4

13

92a

Sub

74

2
4

Estate

10

3
1

5

1
3

5
0

G
re

a
t

3

15

1
0

6
2

MS

1a

1

7

3
9

Outfall

Subway

Conduit

26

C
R

O
FT R

O
A

D

TCB
TU

FT
O

N
 R

O
AD

2
9

76

Canterbury

171

2
5

3
1

36

20

3
3

4
1

G
O

R
D

O
N

 C
L

O
S

E

8

2

6

Surgery

3
8

7
6

6

2

8

12

1
4

 to
 3

6
(e

v
e

n
s

)

El Sub Sta

71

67

63

6
1

43

5
1

49

A
p
p
l e

b
y
 C

o
u
rt

1

1
9

6

Centre

28

Tank

Graveyard

C
H

U
R

C
H

3

TCB

1
8

1

1
3

Tennis Courts

Car Park

511

S
y

d
e

n
h

a
m

4

5

1

Tennis Courts

7 to 12

2

5

51

The

47

Tank

1
7

6

1
5

Kent House

PC

35

Lesl ie Chalk

5

Templar House

P
o

s
ts

Subway

TCB

Hall

34

LB
Fountain

K
n

o
tt

s

44

3
2

PH
17

Ashford School

30

H
o

u
se

37
47

6

1

65

4

28 to 24

4

Memorial Gardens

SD

PARK ST REET

War Memoria l

2

House

T
C

B

(S
u

rg
e

ry
)

House

House

2

G
re

e
n

c
o

a
t 

H
o

u
s

e

Bank

MACE LANE

1

6
to

1
0

38

1
6

B
a

n
k

C
o

lle
g

e
 C

o
u

rt

VICARAGE LANE

29
33

26
49

S
T

A
T

IO
N

 R
O

A
D

15a

A
s

h
d

a
le

 H
o

u
s

e

Welfare

St rangford House

Park S t reet

P
A

R
K

 S
T

R
E

E
T

Tennis Court

10

House

Bank

25a

41

9

10
43

East Hil l

1

46

Church

LB

Mace Indust rial Estate

7

6

Shel ters

The College

1

3

Tennis Court

Tufton

2 Ashford School

22

Shel ters

W
e

lle
s

le
y

 V
il

la
s

3

Clergy

15

3

Ashford Town

1
4

2
0

Bowl ing Green

ST JO
H

N
'S

 L
AN

E

Sub Sta

Sub

Social

Posts

42

Chapel Mews

57

13

TCBs

Post

W
E

L
L

E
S

L
E

Y
 R

O
A

D

Bowls Club

Posts

Hall

El

23

PARK ST REET

Posts

Car Park

3
1

a

2

7

Social  Club

Sub

PH

Charter House

Centre

El Sub Sta

Sta

El

2

TCBs

PCs

Pond

R
O

A
D

to 12

El

55

TCBs

3

7

3
4

N
o

rt
h

 S
t r

e
e

t

S
q

u
a

re

4

Sub Sta

El Sub S ta

El

Sta

3
6

Hotel
County

2

40

51

1a

45

3

3

31

7

7
8

58

13

4
1b

36

24

54

Vicarage Fie ld

22

48

The Chim es

Mon

Bowl ing Alley

2
7

to

4
7

3
0

39

1

84

67

51

17

3
6

5
6

El

71

Pumping

25

41

65

to

92

7
4

70

El

Tank

4
4

Tennis Courts

74

Sub

110

1

19

77

9

73

80

3
7

Stour

73

66

43

108

6
0

13

7

2

94

68

TCB

22

46

Sub Sta

M
A

B
LE

D
O

N
 A

V
E

N
U

E

112Ppg S ta

8
8

43

1
7

32

1
0
8

45

26

12

69

88

79

Sta

LIN
D

E
N

 R
O

AD

53

49

Court

21

East

90

4
2

6

1
8

24

1 to 12

34

7
5

8
4

9
6

74

8
5

W
o
rk

s

4
2

7
6

BIRLING  RO AD

67a

5
6

8
6

83

M
ILL C

O
U

R
T

Works

67

Station

9
5

10l

93

9
8

5
4

5
7

5
1

Car Park

Leafield

Warehouse

(Offices)

Whist

Fill ing

S
to

u
r

Lighting
Tower

Subway

G
re

a
t

Car Park

El Sub S ta

DOVER PL ACE

S
u
b
w

a
y

House

1
8

Sunnyside

Slu ice

Signal Box

House

Civic

Ashford

East

Brundrett House

ELW
ICK ROAD

Stoke House

Centre

Club

Swanton

C
yc

le
 T

ra
c

k

El Sub Sta

Sto
ur

Car Park

Trumpet  B ridge

Subway

Stati on

El Sub Sta

R
O

M
N

E
Y

 M
A

R
SH

 R
O

A
D

Ashford Internat ional

Conye rs

Sub Sta

11
5

Slu ice

Stati on

Works

El

Subw
ay

PH

B
E

A
V

E
R

 R
O

A
D

House

Pipeline

Weir

International

Station

Industrial

P
a

th

Estate

HENWO OD

151

2

10

Highpoint

Tanks

El Sub Sta

7

Tank

11

El Sub Sta

6

Zion

Chapel

Garage

Post

1 to 46
Court

109

HARDINGE RO AD

24 38

7

39

54a

54

15

House

Friends Meeting House

W
e

lle
s

le
y

 V
il

la
s

Ashdown

29

QUEENS RO AD

1 to 4

Hayesbank

Surgery

2
5

Works

Redington

1
5

118

3

51

1 to 12

P
o

s
ts

Nursery

Caxton

Mace Indust rial Estate

Mount

1 to 12

Baptist

Tanks

LB

House

76

1
8

50

19

82

102

8

1 to 4

7

1
3

2

S
h

e
l t

e
r

22

16

56

108

80

66

106

19

63

9

4
5

3
9

26

13

1
0

127

20

75

1

139

2

120

Queens

149

98

1

95

81

88

Court

Printing

Lower

Plantin

87

189
HYT HE ROAD

GORDON CLOSE

5

9
6

86

6

107

207

113

85

83

Allotment Gardens

Pavil ion

173

201

205a

78

177

4

Pond

Playing Field

Estate

W
A
Y

W
Y
V

E
R

N

Industrial

Playground

105

Path

77
95

93

5
1

El Sub Sta

1

2
6

4
2

20

4
8

2
4

ESSELLA

ESSELLA

38

4
3

2

4
8

188

1
7

E
S

S
E
L
L
A

 R
O

A
D

PARK

174

162

4
6

2
9

4
0

5
0

PARK

15

4
1

5
5

4
4

6
9

El Sub Sta

3

1
2

7

2
1

25

H
EN

W
O

O
D

Industrial Estate

El Sub Sta

5
4

 to
 5

7

B
E

A
V

E
R

 R
O

A
D

to

D
ia

n
a

12

Vil la

EASTM EAD AVENUE

PH

Francis V ill a

4

W
e

stc
ro

ft

to

Terrace

27

Pumping

15

Station House

Club

Leaveys Hall

Bowl ing Green

2
9

1
4

5
5

Works

2

1
2

Altona

2

Vil las

3

10

1

3
8

LB

SO UTH STO UR AVENUE

Station

2

1

2

65
39

Car Park

1to4

M
a

rio
n

v
il le

Eastmead

7

House

8 G
A

R
D

EN
S

6

Eden House

(PH)

1
3

M
il ls

to
n

e

14

9

Court

3

25

R
o

se
d

e
n

e

Allotment Gardens

Lilyvale

Posts

4

1

Works

2
6

79

1
4

2
6

1
6

2

N
E

W
T

O
W

N
 R

O
A

D

Works

Sta

The

53

1

1

5

7
4

12

E
l S

u
b

 S
ta

36

Tank

El

Forrester

15

C
h

a
ts

w
o

rth

1

30

PH

In
g

le
to

n

P
o

l o
n

ia

E
a
s
t  
S

to
u

r

El Sub Sta

Post

22

House

1
R

U
G

B
Y

Inn

Denmark

Rose

Riverside1
3

5

3

Tennis

TORRINGTO N ROAD

4
1

Airtech

6

Sub

1
5

E
ll e

n
d

a
le

Tank

Place

Playing Field

MP

3c

2r

2s

2q

4d5a

6b

NEW
T OW

N ROAD

K
7

K
9

K
1

K
2

K
3

K
4

K
5

Clocktower
Cottage

E
l S

u
b

 S
ta

El S
ub S

ta

El Sub Sta

O
ld R

ailw
ay W

orks

7

(Industri al E
state)

Posts

Training Centre

2m

6b

5

8

4
3

2

7

6

Sig
nal G

antry

Sig
nal G

antry

Playground

Gant ry

G
ant ry

Sig nal G
antry

Sig
nal G

antry

Shel ter

Gantry

Gantry

16

21

29

33
2
8

2
6

22

34

2
5

52

37

M
P

 5
6.7

5

38 to 45

4
6

60

88

S G
ant ry

L Twr

Km P 91

Hall

Surgery

Surgery

Nursery

1a

Hollington

Papyrus House

2
a

2
b

1

2

4

1
6

Heron
Business
Centre

1
0

11

1
2

1
2

a

1
4

1
5

El Sub Sta

The Beeches

Mil l
View

Surgery

2

207a

8
1

Shel ter

5

1

Kingfisher
Business
Centre

1
7

2
0

8

El Sub Sta

Tank

Chez Nous Terrace

9

3

11

17

14

15 to 16

School of
Art and Design

5
7

6
16
3

Wheel Lath e

Messroom

El Sub Sta

C
ar

ri
ag

e 
W

as
h

W
ard  Bdy

W
a

rd
 B

d
y

R
O

A
D

Westchurch

46

Sports Ground

House

BO
W

EN
S4

9 FIELD

Allotment Gardens

3

LOWER DENM ARK ROAD

SO UTH
STO UR AVE

1

Gardens

L
O

W
E

R
 D

E
N

M
A
R

K

Allotment

N
O

A
KE

S
 M

EA
D

O
W

Sports Ground

Gardens
Allotment

A
ll

o
tm

e
n

t 
G

a
rd

e
n

s

Gardens
9

OAK TREE

4 Allotment

ROAD

HILLYFIELDS RISE
RIS ING

ROAD

Ramp

9

B
A

R
R

O
W

 H
IL

L

Gd

Ramp

NORW
OO

D ST

EDINBURG H RO AD

ELW
ICK LANE

11

5

7

1
 t
o
 4

MultistoreyAllotment Gardens

PARK ST REET

M
a

g
i s

t r
a

te
s

' 
C

o
u

rt
s

PH

1
8

GODINTON WAY

C
a

st
le

 S
t r

e
e

t

Recn

Car Park

58 56
79

Car Park

Library

New S treet

Court

High S t reet

130a

Engineers

C
h

u
rc

h

TUFT ON ST REET

High S t reet

Y
a

rd

QUEEN ST

Gas Holder Station

10

W
E
S

T
E
R

N
 A

V
E

N
U

E

LEACON ROAD

4
5

Focus
House

KI
N

G
'S

 A
V

E
N

U
E

Recreation Ground

Playing

3

Allotment Gardens

Field

130a

S
U

F
F

O
L

K
 D

R
IV

E

1

7

DW
ELW

ICK LANE

ELW
ICK ROAD

G
A

S
W

O
R

K
S

 L
A

N
E

1
5
3

2

1

Cycle Path

Victoria Park

Cycle Path

43

JE
M

M
E

TT
 R

O
A

D

45

C
H

R
IS

T
C

H
U

R
C

H
 R

O
A

D

BLUE LINE LANE

N
E
W

52a

1

Nursery

ST
R

EE
T S

T
U

R
G

E
S

 R
O

A
D

Engineers Court
73

12

C
H

AR
T R

O
A

D

R
O

A
D

M
A

ID
S

TO
N

E

B
A

R
R

O
W

 H
IL

L

KENT AVENUE

PH
Playing Playing

Q
U

A
N

T
O

C
K

 D
R

IV
E

Rec

KI
N

G
'S

 A
V

E
N

U
E

W
E
S

T
E
R

N

C
ottages

A
V
E

N
U

E

9 FieldField Ground

Barrow
 H

ill

13

22
3

BR
ID

G
E

 R
O

AD

C
AR

LTO
N

 R
O

A
D

C
ycle P

ath

C
AR

LTO
N

 R
O

A
D

C
ycle P

ath

Training
Centre

Red Cross
Centre

Car Pk

Car Park

Eclipse
Business
Park

Health  Offices

Health  Offices

W
ard

 B
dy

1
2

1
4

7

BR
ID

G
E

 R
O

AD

T
E

M
P

L
E

R
 W

A
Y

BR
ID

G
E

 R
O

AD

Cycle Lane

C
A

R
L

T
O

N
 R

O
A

D

C
ycle Lane

C
yc

le
 L

ane

Park

Eclipse
Business

2

Store

P
a

th

C
yc

le
 P

a
th

Allotment

C
yc

le
 P

a
th

H
IL

L

H
E
N

W
O

O
D

4

Gardens

1

G
re

a
t 

S
to

u
r

LIN
D

E
N

 R
O

AD

Playing Field

Martyrs
Field

EA
S

T

Subway

Path

Church Yard

PARK ST REET

Divisional

Centre

W
E

L
L

E
S

L
E

Y

Church Yard

Magistrates'

Pol ice

R
O

A
D

16

Courts

High S t reet

QUEEN ST

NORWOO D ST

Library P
a

th

Playing Field

E
a

s
t S

to
u

rClub

TANNERY LANE

3
4

 t
o

 3
6

Government

The Elwick

St Mary's Church

12

G
re

a
t 

S
to

u
r

11

Playing Field

Sorting Office

TUFT ON ST REET

EAST HILL

Station

P
a

th

60

Civic

SO MERSET  ROAD

M
u

lt
is

to
re

y 
C

a
r 

P
a

rk

Offices

15

62

1
4

 t
o

 1
6

24

E
S

S
E
L
L
A

 R
O

A
D

E
a

s
tS

to
u

r

Pa
th

The North School

45

B
IR

L
IN

G
 R

O
A
D

Playing Field

Stour

Memorial Gardens

C
H

U
R

C
H

 R
O

A
D

LB

The

Sand D
rag

The
Centre

Elwick TANNERY LANE

S
T
A
T

IO
N

 R
O

A
D

E
a

s
t S

to
u

r

Office
Sorting

Club

SB

VICTORIA ROAD

C
yc

le
 P

a
th

Sports Ground

E
l 

S
u

b
 S

ta

ALBERT RO AD

Offices 9

Field

El

Government

Sub Sta

52b

10

15

3
4

 t
o

 3
6

16

N
O

R
T

H
 S

T
R

E
E

T

W
E

L
L

E
S

L
E

Y
 R

O
A

D

The North School

1

18

W
Y
V

E
R

N
 W

A
Y

3

2

5

R
O

M
N

E
Y

 M
A

R
S
H

 R
O

A
D

S
Y

D
N

E
Y
 S

T
R

E
E
T

2
4

8

2
2

a

L
O

W
E

R
 D

E
N

M
A
R

K
 R

O
A

D

Playing Field

Viadu
ct

Viadu
ct

Viadu ct

Car Park

Car Park

Car Park

Car Park

Enterprise
Park

Javelin

Youth Centre

Y
o
u
th

 C
e
n
t re

Maintenance

Maintenance

C
ar

ri
ag

e 
W

as
h

The
Ryan Clements

Skate Park

JA
V
E

L
IN

 W
A
Y

The
Ryan Clements

Skate Park

Games Court

Vicarage Fie ld

Memorial Garden

(Leisure Centre)

El Sub S ta

El Sub S ta

© Crown Copyright Licence Number 100024427

Vision for the Town Centre

1.1 All town centres are an important focus for shopping, services, leisure and cultural
activity. But in Ashford, with its growth area role, the town centre plays an additional
and crucial role as a driver and key focus for growth. The town’s population is likely to
double over the 30 years from 2001. This is not an organic rate of growth and the speed
of development needed in the town centre demands a carefully planned approach,
bringing together public and private sectors to deliver an exciting, attractive and
welcoming town centre.

1.2 The town centre is the heart of the town’s growth area role and the economic ‘driver’
which will help to provide a strong commercial and service centre, meeting the rapidly
expanding needs of the growing town. The unparallelled combination of high speed
domestic and international rail services has created the opportunity for the town centre
to increasingly be a major focus for employment (around 8,000 jobs by 2021).

1.3 This is a crucial aspect of the ‘compact’ Ashford growth model explained in the Core
Strategy. The town centre needs to perform this strategic role to avoid more land having
to be released elsewhere in less sustainable locations and to help deliver a new and
successful public transport system for Ashford. It is therefore important that sufficient
amounts of development are delivered on sites within the town centre. This Plan
establishes minimum development targets in certain areas but overall flexibility within
the wider growth targets is the key.

1.4 Ashford is in competition with other centres to attract town centre office jobs. The town
undoubtedly has locational advantages but these need to be coupled with a wider and
compelling offer to potential investors and businesses to invest in Ashford. The sense
of place is crucial. This needs to be more than just protecting the attractive medieval
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core of the existing centre – a harmonious blend of new development is needed along
bustling, active streets and around attractive public spaces. This clear framework sets
the context for continued quality growth and in that way helps strengthen investor
confidence. The investment in removing the former one-way ring road and creating a
series of attractive streets – focused especially on Elwick Road - is a good example of
this.

1.5 Other aspects are also important – for example, major improvements to the training
and skills base in the town to help provide the workforce skills needed. The proposed
Learning Campus is the response. An attractive range of shopping (such as the recent
extension to County Square) coupled with an enticing mix of places to eat, drink and
enjoy leisure time is another key ingredient. There are a series of key site policies in
this Plan drafted with this firmly in mind.

1.6 The town centre and the area immediately around it is also home to many people. In
future there will be many more residents enjoying town centre living (2,500 homes by
2021). Town centre residents can take advantage of the improving range of facilities,
coupled with the excellent transport links. At the same time those people help to bring
life and activity to the town centre – making it more attractive to visit throughout the day
and evening.

1.7 Meeting all these objectives demands:

a clear Plan with sufficient flexibility to enable the market to respond but equally
with a robust determination to deliver the highest possible design quality;
strong and concerted delivery from the Borough Council and its public and private
sector partners, co-ordinated by the Ashford’s Future Partnership Board.

1.8 By bringing together these elements, the confidence the private sector needs can be
created and sustained over what is a long period of rapid change and considerable
growth in Ashford’s Town Centre.

1.9 The Core Strategy explains the strategic significance of the town centre’s role (policy
CS3 below) and establishes an over-arching policy approach that is the starting point
for this Plan. This is then taken forward in more detailed policy in this Plan for a series
of ‘quarters’; for key sites allocated in each quarter and in thematic policies (e.g. for
parking).

"POLICY CS3: Ashford Town Centre

Development that will help to revitalise the town centre will be supported in principle
and specific site allocations will be made through the Town Centre Area Action Plan.
Schemes will need to demonstrate a quality of design that makes a real, and significant,
contribution to improving the character of the town centre.

Development of the town centre is a priority and sites will be identified for an additional
8,000 jobs and up to about 2,500 new dwellings by 2021.

The conversion of the Ring Road to a high quality two-way street and the Victoria Way
link road represent key infrastructure projects for the town centre.
Development proposals that assist with the delivery of these projects will be supported
in principle to help enable the expansion of the town centre."

1.10 The Core Strategy contains several other specific policies which will may be particularly
applicable to new development in the town centre, including Policies CS1 (Guiding
Principles); CS8 (Infrastructure Contributions); CS9 (Design Quality); CS10 (Sustainable
Design and Construction); and, CS12 (Affordable Housing), CS13 (Range of Dwelling
Types and Sizes), CS15 (Transport), CS18 (Meeting the Community's Needs, CS19
(Development and Flood Risk) and CS20 (Sustainable Drainage).
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Issues and Opportunities in the Town Centre

1.11 In addition to the Core Strategy, a number of background documents have also informed
this Plan, please see appendix 2. Two important sources are:

Town Centre Development Framework - In June 2004 consultants were
commissioned by English Partnerships, on behalf of Ashford Borough Council,
Ashford's Future and SEEDA to prepare a Development Framework for Ashford
Town Centre. This framework brought together the visions and aspirations for the
town centre, seen in the wider context of the Greater Ashford Development
Framework which looked at the growth area as a whole. There was an extensive
programme of workshops and stakeholder involvement during this work. Much of
the approach in this document is now reflected in this AAP.
Town Centre Area Action Plan - Preferred Options Report - In April 2006 the
Council produced the 'Preferred Options Report' which set out the Council's broad
preferred approach for developing the town centre up until 2021. This Report was
subject to an eight week consultation period in which the Council received 332
formal representations. These responses have been taken into account when
formulating the contents of this Submitted Action Plan. For further details, please
refer to the Ashford Town Centre, 'Response to Preferred Options consultation
statement'.

1.12 These documents and other supporting documents outline the constraints and
opportunities in the town centre – these are briefly summarised below.

Local Economy

1.13 Ashford’s current market profile is limited because of its peripheral location to London
and major centres of population. The office market in the town is relatively immature,
though strengthening. (1 ) The opportunity provided by high speed domestic services
must be used to help trigger a step change in investment and town centre job creation.
The full potential of the town centre will only be realised if it offers an ever widening
range of attractions and is based on a determination to deliver quality place making by
the Council and all its partners.

1.14 There has been major investment in retail development in recent years but the town
faces strong competition from other centres and is vulnerable to leakage to other centres.(2 ) The Designer Village, County Square extension, and the focus on the town centre’s
future growth to the south and east may challenge the traditional focus of activity around
the High Street. Considerable care will be needed to sustain a balanced centre with a
well distributed and varied offer of both food and comparison good shopping. An
important part of this balance is the presence of the street markets in the Town centre.

1.15 Skills training remains a key issue if the local workforce is to be best placed to take
advantage of new job opportunities. (3 ) A major new, town centre Learning Campus
to meet these needs is a priority. With a growing local commercial sector the ambition
over time must also be to stem the current flow of highly skilled commuters out of the
town and increasingly provide suitable local employment.

Movement

1.16 The former one way Ring road used to be a significant barrier to pedestrians moving
into the core of the Town Centre. High traffic speeds and at least three lanes of vehicles,
with limited crossings all resulted in a hostile environment for non car users. (4 )The

1 Employment Land Review, p28-39, August 2008
2 Ashford Retail Study, 2003
3 Ashford Economic Baseline Position, p47-56, June 2004
4 Movement and Linkages Strategy, p1-15, April 2006
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challenge is to tackle this situation but still provide good levels of vehicle access and
significantly improve public transport to the town centre so that its economic vitality is
not affected. Traffic simply using the town centre roads as a through route will be
reduced by the creation of a new southern link - 'Victoria Way', providing a basis for
extending the town centre south of the railway.

1.17 A system of new streets is being created as a framework for quality growth in the town
centre. (5 ) The dominance of vehicles to the detriment of the other functions of a lively
street has been re-balanced. Slower traffic speeds, wider pavements and a more
attractive streetscene allow for traditional shopping street activities to return. Buildings
can face onto the street and uses spill out activity onto it. This transformation and the
creation of well designed streets, with a careful balance between the proportions of
street and surrounding buildings, is a key element in delivering the vision for the town
centre. Encouraging pedestrian movement around the Town Centre also help to achieve
wider objectives of achieving a healthier community. (6 )

1.18 The Domestic and International Railway Stations are a real asset to Ashford. As the
economy of the town grows there are opportunities in the area around the stations –
especially the station forecourt and the ‘commercial quarter’ - to create a strong, high
density, business district with a high quality point of arrival to Ashford.

1.19 On the other hand, the railway lines themselves represent a significant physical barrier
to pedestrian and vehicular movement, making it a particularly difficult challenge to plan
definitively for the area south and east of the International Station. A more flexible
approach is needed here, responding to evolving market interest.

Living in the Town Centre

1.20 The growing number of people who will live in and on the fringes of the town centre will
be able to enjoy the improved range of facilities in the town but will understandably
continue to demand a good quality residential environment. It is inevitable that the
majority of new homes will be apartments. A growing and busy town centre will be
likely to attract young people, childless couples and single people of all ages. That is
not to say that family accommodation cannot be achieved as well – some sites are
more suited to this and the site policies in this Plan indicate where this is the case. The
quality of life of residents new and old is very important – particular care will have to be
shown by applicants bringing forward development adjoining existing homes, and in
designing new schemes that include living space. A Residential Space and Layout
Standards SPDwill be produced to help make sure that good quality living environments
are created – this will be particularly relevant in the town centre where higher densities
of residential development are inevitable.

Community And Voluntary Sector Use And The Cultural Offer

1.21 The Town Centre is a meeting place for the community and the social life of the Borough
with people coming together to use community facilities and attend events.

1.22 A strong and growing town centre will generate additional needs for a range of community
and voluntary sector services. These are found in a number of locations but from the
public’s point of view there may be real benefit from related services being combined
in one place. By reducing the operating costs and having better shared facilities it can
also be a major benefit to the organisations themselves. In the medium term there will
be a need to provide a substantial voluntary and public sector hub for improved services.
Feasibility work has begun on identifying potential sites, services and partners but
proposals are not sufficiently advanced to shape specific proposals in this Plan. The

5 Public Realm Strategy, 2009
6 Town Centre Development Framework, 2005
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Council will continue to work with developers and others to try to take advantage of
opportunities as they arise.

1.23 The cultural offer in the town is limited and needs to be increased to provide for a
growing population. New venues often require subsidy for the initial capital costs (and
may continue to in operation). The use of existing venues with suitable adaptation is
obviously a sensible way forward – the public sector funding of works to St Mary’s
Church is a good example of investment in performance arts in the early stages of
Ashfords growth area agenda. The Council will continue to work with the Ashford’s
Future Partnership Board and other agencies to explore ways of adding to the cultural
offer.

Historic Character and Open Spaces

1.24 Ashford town centre retains much of its historic street pattern and has many
well-preserved historic buildings (including over 100 listed buildings) and a large
Conservation Area. (7 ) Smaller Conservation Areas also adjoin the current town centre
in the Queens Road and Kent Avenue areas. Future growth needs to complement this
heritage not threaten it. Particular care will be needed with the bulk and height of new
development in the area and the pattern of building blocks, streets, lanes, footpaths
and open areas.

1.25 There is limited public open space in the existing town centre, in particular within the
central area, where the Memorial Gardens is the only significant piece of public green
space. Victoria Park lies on the southern edge of the town centre but the quality of the
links from this park into the heart of the town centre needs improving if it is to help meet
the needs there. This includes the pedestrian bridge over the railway which must be
improved in order to link the existing and expanding town centre to the riverside and
parks beyond.

1.26 The two river corridors, located to the East and South of the town centre core area
provide excellent opportunities to link the town centre to the surrounding network of
green spaces running through the town, to the peripheral growth areas planned and to
the countryside beyond. This will help to promote walking and cycling complementing
the wider agenda for a healthier wider community. (8 )

Public Realm

1.27 The old part of the town centre is an attractive place to be with a pleasant network of
routes and spaces – animated by many places to sit, eat and drink and the regular
market. Elsewhere, the public realm varies in quality and lacks major focal points, such
as public squares and civic spaces. (9 )

1.28 Recent work has helped to remedy this in part. The works to improve the environment
of Bank Street will help to strengthen the pedestrian footfall along this part of Ashford's
historic street pattern. The recent improvements to Elwick Road/ West Street set an
exciting new standard for this key street and include and major new public square and
show how public art can be integrated into the environment. Works are also underway
to the domestic station forecourt. But the public realm around the northern periphery
of the town centre is generally poor with hostile pedestrian environments and the area
in front of the International Station is very unwelcoming. (10 )

7 Town Centre Character Appraisal, p3-20, 2006
8 Green and Blue Grid Strategy, 2008
9 Town Centre Character Appraisal, p3-20, 2006
10 Public Realm Strategy, 2009
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The Way Forward in the Town Centre

1.29 Having explained the elements that make up the overall approach to the planning of
the future of the town centre, and the main issues and opportunities that arise there,
this section of the Plan sets out the strategy needed in response. There are 5 key
themes:

Promoting design excellence
Promoting Movement
Promoting a mix of uses
Dealing with the risk of flooding
Meeting sustainability targets

Promoting Design Excellence

1.30 Delivering high design quality is essential if the vision for the town centre, and the wider
aims of the Core Strategy, are to be met. The Core Strategy sets a clear design agenda
– it is the starting point for anyone bringing forward development, especially in the town
centre where development will impact on more people and shape the attitudes of the
investment market.

1.31 The Core Strategy (policy CS 9) explains how schemes must show a positive response
to each of the following design criteria:

Character, distinctiveness and sense of place
Permeability and ease of movement
Legibility
Mixed use and diversity
Continuity and enclosure
Quality of public spaces
Flexibility, adaptability and liveability
Richness in detail
Efficient use of natural resources

1.32 Each of these criteria should be addressed at each stage of the design process – the
Design and Access statement (see below) is the key document recording this evolution
of ideas into a completed, high quality design.

1.33 Applicants and designers of town centre schemes will need to respond to the
over-arching policy on design in the Core Strategy and the more detailed policy of this
Plan drawn from:

this general section on town centre design;
the guidance given for each ‘quarter’; and
the site specific policies within each quarter

1.34 This ‘hierarchy’ of design policy and guidance will be completed by a Town Centre
Design SPD which will provide further detailed design guidance and advice.

1.35 Design in the town centre is not just to do with buildings and architecture – equally
important is the quality of the public realm. Steps to improve the public realm have
already begun, most notably through the conversion of Elwick Road, Forge Lane and
West Street to a 'shared space'. This radical and innovative project has created a major
shift away from the traffic-dominated former ring road and represents the start of the
Council's aspirations to deliver a new town centre capable of supporting the major new
growth proposed in the Core Strategy.
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1.36 The Council and its partners have commissioned a Public Realm Strategy that sets out
a framework for the public realm improvements that are needed to enhance the town
centre's environment, as shown on the 'Public Realm Priorities' diagram, under section
6 of this AAP. Subsequently, a Town Centre Design SPD will set out more detailed
proposals for public realm improvement schemes to be delivered via a combination of
public funding, site development and public realm developer contributions, as referred
to in policy CS8 of the Core Strategy.

1.37 As part of this overall approach to design quality, the Council considers that there is an
important role for public art to play as an integral part of the town centre environment.

Design Aims For The Town Centre

These are:

1.38 A town centre designed around a well defined framework of carefully
inter-connected streets and public spaces – the public realm and, set within it, a
series of identifiable ‘quarters’

1.39 Quarters which have a recognisable character that can help guide future
development. This character is defined by each quarter’s current and proposed function,
its existing character and building types, and opportunities for development. Other
important influences include links to key transport, shopping, open space and other
facilities

1.40 Busy town centre streets that are the focus for these quarters, or in some cases the
transition from one to another. These streets must play a combined role as traffic and
pedestrian arteries but (unlike so much of the old ring road) they will be fronted by a
range of retail and commercial uses, front entrances andmain facades.Wide pavements,
active uses at ground level, controlled traffic speeds and building fronts onto the
pavement will all contribute to the success of these streets. Increased pedestrian activity
will also help to tackle community safety issues.

1.41 Building blocks that help re-create traditional streetswith continuous street frontage,
avoiding blank, lifeless facades and set-backs. This can help to ‘mend’ areas of the
town where this pattern has been lost. Careful detailing of entrances, windows and
access arrangements will add to this quality.

1.42 Activities and uses that create life at street level such as shops, restaurants, display
frontage, main entrances all help to create stronger, safer streets – especially along
the most important routes. Ground floor designs will need to be flexible enough to cater
for such uses.

1.43 Scale and height that respects Ashford’s context as a town in transition but
essentially a market town of traditional form centred around the prominent St Mary’s
Church. New development must protect important views of St Mary’s Church. It is the
most important landmark in the town and a key part of the town’s sense of identity and
distinctiveness.

1.44 The design vision for the town centre is based around the importance of vibrant streets
and the scale and sense of proportion needed to enclose these and other areas of
public realm. The vision is not based around high landmarks or point blocks. The scale
of the traditional parts of the town centre and surrounding residential areas is well
established – building heights should step down to this smaller scale and building widths
narrow closer to the historic core where narrow frontages tend to predominate. Along
the wider main streets the height of buildings should be proportionate to the width of
streets and create a strong sense of place.

11Introduction

1

A
sh

fo
rd

To
w
n
C
en

tr
e
A
re
a
A
ct
io
n
Pl
an

A
sh

fo
rd

B
or
ou

gh
C
ou

nc
il
Lo

ca
lD

ev
el
op

m
en

tF
ra
m
ew

or
k



1.45 At this point it is important to explain in more detail the advice given in the Plan on
building heights. This is expressed in terms of storey height but this needs explaining
as different uses need different heights (for example, offices and shops have taller
storeys than residential accommodation). As an approximate guide the following heights
relate to different storey levels - from ground level (facade heights excluding any roof
pitch):

Flexible ground floor with residential above - 4 storeys 13m; 6 storeys 19m
Flexible ground floor with offices above - 4 storeys 15m; 6 storeys 22m

1.46 Higher buildings may be justified in urban design terms in certain locations. These will
include the Commercial Quarter, and close to the railway stations, some taller buildings
may be justified to help ‘signal’ this key public transport hub and major business district.
Site policies set out more details of the approach. However, tall buildings are not needed
per se to deliver the quantum of development required in the town centre and it is not
envisaged that towers significantly in excess of the current scale set by International
House will be acceptable.

1.47 Design for the whole environment, working with stakeholders and local people and
bringing the key design disciplines together to create an attractive and well co-ordinated
series of places. This is an essential part of this AAP’s strategy to make the town centre
a special place and a magnet for investors, residents, shoppers and workers. Well
designed spaces and public art in all its guises will make a crucial contribution to the
environmental quality required in Ashford Town Centre

Delivering the Design Agenda

1.48 The ambition for the town centre set in this AAP and the delivery of design quality
depends on a strong design process. The Design and Access Statement is central to
this. Applicants will need to show how their scheme has evolved in response to a series
of key influences:

The need for the involvement of stakeholders and local people in helping to
shape the design, typically through design workshops, public surgeries and
exhibitions. The approach to be adopted will need to be agreed with the Borough
Council – on large or complex sites a tailored design workshop is likely to be
required to help generate quality design solutions.
The need for an integrated design approach that brings together the various
design disciplines involved in creating well designed buildings, set alongside high
quality public spaces. Proposed developments will need to show how this
relationship is achieved and will need to make available the funding necessary to
deliver public realm to meet the quality standards set in the Council’s emerging
Public Realm Strategy.
The need to include proposals for public art with artists being a key part of
integrated design teams - all allocated sites will be required to come forward with
specific proposals, helping to contribute to the Council’s emerging Public Art
Strategy.
The need for agreed site masterplans on complex sites – especially where
here are multiple ownerships. These are needed to show how development can
come forward in part or on a phased basis, taking account of the wider design
context and without prejudicing overall quality or deliverability. The need for such
an approach is set out in site policies in this AAP – although, exceptionally,
masterplans may also be needed for other sites should circumstances dictate.
The need to respond to advice received from an independent Design review
Panel. - All major schemes will be referred to the Panel at key stages in the design
process. Applicants will be expected to prepare suitable material for such reviews
and will need to show how the scheme has been re-evaluated, and where necessary
amended, to take account of comments the Panel makes.
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The need to deliver sustainable design and building construction.Whilst
several policies in the Core Strategy will have a bearing on design issues, this is
especially true of the Council’s sustainable energy and materials objectives (Core
Strategy policy CS10). Further guidance on meeting this policy will be provided in
the Sustainable Design & Construction SPD.
The need to respond to national quality standards, such as ‘Building for Life’,
that are used by the Borough Council. To help meet the design objectives set
in this AAP the Council may use nationally developed standards. Tools of this sort
will help in the evaluation of proposals. Furthermore, detailed guidance on all the
above issues will be included in a forthcoming Town Centre Design SPD.

Promoting Movement

1.49 Planning Policy Statement 6 (11 ) sets out that a critical component in achieving a
successful, sustainable and viable town centre, is the need to increase its overall
accessibility, particular for pedestrians. The quality of associated public realm
improvements, overall quantum of development and mix of uses, are all important
factors in stimulating greater footfall movement within a town centre.

1.50 Development will need to generate an accessible, safe and attractive sense of place,
through the promotion of high quality design, attractive public realm and interesting
streetscape. A safer and attractive environment encourages greater pedestrian
movement patterns.

1.51 Development on sites which front the former ring road will need to create a positive,
pedestrian friendly streetscape which encourages ease of movement. New development
around the domestic and international stations in particular should help to provide a
more positive sense of arrival into the town. Sites adjoining the key routes and spaces
identified in the 'Public Realm Strategy Movement and Crossing Hierarchy' diagram,
shown under section 6 of this Plan, will need to deliver improvements here, as will sites
where there should be improved links between the town centre and the river corridors
and other open spaces.

1.52 As a general principle, this Plan promotes the incorporation of 'active' ground floor uses
throughout the town centre area but especially along the major streets. These will be
uses that can encourage a higher degree of pedestrian movement along the main routes
through the town centre. On major streets, this ground floor should be designed to 4
metres minimum ceiling height, as this provides flexibility for future changes of uses.

Promoting a Mix of Uses

1.53 Successfully delivering a high quality mixed use environment within the town centre
will encourage visitors and shoppers into the town throughout the day and evening.
This will help to create jobs and will raise the overall profile of Ashford as a place to
visit and enjoy, which in turn will encourage further investment. Many sites allocated
in this plan propose a mix of uses drawn from those below. The precise balance on any
one site will be determined by detailed design issues and to some extent by market
interest.

1.54 The town centre needs a strong and varied retail offer, both to serve the needs of the
rapidly growing population, but also to raise the centre's current position in the retail
hierarchy in Kent. (12 ) The recent retail extension of County Square will play a key role,
but additional retail investment is needed given the level of growth envisaged in the
town. Work will be needed to counter the impacts of too strong a shift of retail activity
to the south with the dangers this poses for decline elsewhere. More shopping floorspace
will encourage more variety in the town’s offer and the opportunity to encourage more

11 Planning Policy Statement 6, 'Planning for Town Centres', 2005
12 Ashford Retail Study, 2003
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‘speciality’ shopping areas. A similar wider view is also needed for food retailing – it
needs to be distributed in locations and in format sizes that best help to meet the overall
objectives for the town centre.

1.55 Generating a substantial leisure offer to serve a much larger town is also important.
Leisure uses help attract a greater number of people into a town centre, at differing
times of the day, complementing other town centre uses. (13 ) The recent Stour Centre
development provides a significant increase in the quality and quantity of leisure facilities
provided in the town centre and is an important first step.

1.56 Providing substantial new office development is seen as a key component in helping
to stimulate a significant new employment base for the town centre allowing it to deliver
its strategic role set by the Core Strategy. (14 ) The area north of the domestic station
– the Commercial Quarter – will be themain focus of this development as a new business
district for the town. Public ownership of land in this area and the concerted actions of
the Ashford’s Future partners will help to bring forward comprehensively planned, high
quality development here.

1.57 A larger residential population will also bring benefits to the town centre. The town
centre is an inherently sustainable location for new housing, and an increase in residents
will help to support the evening economy. Core Strategy policy CS13 establishes the
need to provide a range of dwelling types within the borough, offering people a greater
degree of housing choice. A mix of accommodation will provide a variety of options to
enjoy high quality town centre living.

Promoting Key Infrastructure

1.58 Achieving a successful town centre will require the delivery of a variety of key
infrastructure to come forward alongside or in advance of new development.

1.59 Parking within a town centre provides people with direct and quick access to the retail,
leisure and commercial facilities on offer. However a careful balance is needed, as,
over-providing for parking in a town centre can lead to problems of traffic congestion
which could ultimately affect its accessibility and viability. (15 )

1.60 The Core Strategy sets out the strategic approach to parking (paragraphs 11.14 -17)
and, in particular, how parking that serves the town centre will be provided through a
mix of spaces at out-of-centre Park & Ride sites and new multi-storey public car parks
in the town centre. It also explains how parking standards should progressively reduce
over time as public transport services improve in quality and frequency. Policies in
this Plan cover the delivery of the newmulti-storey car parks and set out detailed parking
standards for new development in the town centre area.

1.61 Another critical infrastructure requirement is the delivery of Victoria Way. This will provide
an alternative cross-town centre route for traffic, relieving the former ring road. It will
also provide access to a multi-storey car park on the edge of the town centre and open
up underused vacant land for development in the Southern Expansion Quarter.
Developments that subsequently benefit from this new through route and / or have a
frontage to it will be required to enhance the public realm along this important street to
the design standard set for the completed route. (16 )

1.62 There are wider physical and community infrastructure projects which will, directly or
indirectly, benefit the town centre (for example, investment in the SMARTLINK transport
system). The Core Strategy (policy CS8) introduces a strategic tariff that will help fund
certain strategic infrastructure projects. This applies to residential accommodation in

13 Town Centre Development Framework, 2005
14 Employment Land Review, 2008
15 Parking Strategy, 2006 & Ashford Parking Strategy Technical Note 2009
16 Victoria Way Community Infrastructure Fund Appraisal, 2008
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the town centre at a level to be set in the Infrastructure Contributions SPD. Employment
and retail uses do not pay strategic tariff but the Core Strategy envisages that
contributions to public realm enhancements are likely to be sought from this source.

1.63 In this Plan there is an expectation that all allocated sites (and other major development
sites that may emerge during the Plan period) will bring forward public realm
improvements associated with the site in question, and public art. Where there are
specific requirements the site policies identify these – a Town Centre Design SPD will
provide more detailed guidance drawing on the Public Realm Strategy. An Infrastructure
Contributions SPD is being produced which will set out the details of developer
contributions expected from developments in the town centre.

Dealing With The Risk of Flooding

1.64 The Core Strategy (policy CS19) sets out the Council's approach to all development
coming forward within the identified floodplain. Some of the eastern and southern areas
of the Town Centre are located within Flood Zone 3. (See Proposals map)

1.65 In principle, development in these areas would normally be resisted but this would
potentially run contrary to the overall approach to the town centre’s major role in
delivering the growth agenda. The approach in the Core Strategy, in relation to the
future development of the Town Centre, was supported by extensive flood modelling
work carried out by the Environment Agency. In addition, an Integrated Water
Management Study and a Strategic Flood Risk Assessment were produced which
justified the approach adopted.

1.66 The Core Strategy recognises that the flood category issue needs to be balanced with
other considerations, such as the need to bring forward key brownfield sites for
regeneration where there are no suitable alternative sites in a lower flood risk zone or
sustainable development objectives take precedence (para. 15.9 of the Core Strategy).
These exceptions do apply in one or two key parts of the town centre, notably in the
Southern Expansion Quarter and the International Station Quarter.

1.67 It is practical to provide suitable flood mitigation to support development proposals
within flood zone 3, without worsening the flood situation on site or elsewhere. (17 )

Against this background it is considered that the allocation of sites for development in
this AAP is consistent with the Core Strategy. In any event, proposals coming forward
in the town centre will still need to accord with policy CS19 of the Core Strategy. Where
this is an issue on allocated sites within the AAP, it is reflected within the reasoned
justification to those policies. In addition SUDS features should be incorporated into
developments in accordance with policy CS20 of the Core Strategy.

Meeting Sustainability Targets

1.68 New development in the town centre will be subject to the challenging sustainability
targets that are set out in policy CS10 of the Core Strategy. Whilst there will be a variety
of technical ways to meet these targets, there is also the opportunity to consider strategic
alternatives. For example, the ‘critical mass’ created by a series of sites in
complementary uses may make it possible to provide Combined Heat and Power more
efficiently and cheaply. In the Southern Expansion Quarter in particular, where large
amounts of new development are proposed on a variety of sites, this may be feasible.
The Council and its partners will be keen to work with developers and sustainable
energy experts to broker the best solutions for all parties.

17 Town Centre Flooding Assessment, 2009
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Guiding Principles

Policy TC1 - Guiding Principles

The following key planning objectives will apply to all development proposals within
the Town Centre. These objectives complement the more general objectives in the
Core Strategy.

A) Conserve and enhance the Town Centre’s heritage and character, especially the
two Conservation Areas and their settings, in particular by respecting the scale and
bulk of existing buildings and protecting important views of the town's skyline and
St. Mary's Church;

B) Create a balance and mix of uses within sites and around the town centre as a
whole that helps to generate a varied and interesting urban environment that best
meets the needs of all its users;

C) Protect existing residential environments and residents’ quality of life and create
new living environments of lasting quality;

D) Deliver an attractive and safe urban environment with a strong sense of place by
the high quality design of buildings and public spaces to help attract investors,
residents, employees, visitors, shoppers and tourists alike;

E) Create a network of public spaces in the town centre linked to the agreed hierarchy
of streets and open spaces and built to an agreed quality standard;

F) Create attractive and vibrant main streets by achieving appropriate building forms
fronting these streets, with active ground floor frontages, proportionate heights, and
uses that respond to the agreed hierarchy of streets and open spaces;

G) Secure the inclusion of public art as an integral part of development proposals
on allocated and other prominent sites;

H) Protect and enhance the Town Centre’s existing green open spaces, and the river
corridors by enhancing their wildlife, biodiversity and landscape value;

I) Where development, on siteswithin the 100 year undefended floodplain, is otherwise
acceptable, ensure that this can be achieved without worsening flood conditions on
site or elsewhere;

J) Protect and enhance the existing cycle/pedestrian network and create additional
attractive and safe routes as opportunities arise, to increase the attractiveness of
the town centre and create new routes between it and the green spaces and river
corridors.
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2 Achieving the Vision and Objectives for the Town Centre
The Quantity Of New Floorspace Required

2.1 The Core Strategy (policy CS3) identifies the need to deliver 8,000 new jobs within the
Town Centre by 2021. It envisaged that this would be achieved by providing 94,000
square metres of new retail / leisure floorspace, 76,200 sq.m. of new office floorspace
and new education facilities within an expanded Town Centre area (para. 3.3 of the
Core Strategy). The Town Centre AAP is the vehicle to assess and plan for these
figures in more detail.

2.2 In 2008, the Council commissioned an Employment Land Review (ELR) for the Borough
which is a key part of the evidence base to support this Plan. This Review concluded
that, in order for the Ashford Growth Area as a whole to meet its job creation targets
by 2021, there should a greater focus on the delivery of town centre office development
in the order of 93,000sqm by 2021. (18 ). To take account of this more recent advice
than that in the Core Strategy, the Plan has been amended to increase the amount of
office floorspace.

2.3 The suggested quantum of retail / leisure floorspace in para. 3.3 of the Core Strategy
has also been reviewed. Account has been taken of the contribution to the overall target
- some 19,000 sqm of retail floorspace - resulting from the extension to the County
Square, which opened in March 2008. Although more recent evidence of retail need to
2021 (19 ) indicates that a lower amount of new retail floorspace provision is more
realistic, the Core Strategy highlights the importance of significant retail expansion to
help raise the profile of the Town Centre, stem the leakage of shoppers to other
competing centres, and ensure the need of the rapidly growing population is met. The
revised gross indicative figure of around 70,000sqm of new gross retail/leisure floorspace
remains challenging for Ashford to accommodate by 2021 and would more than meet
the needs of the rapidly growing population whilst significantly raising the town in the
retail hierarchy.

2.4 Based on a relatively conservative average standard job density of 1 job per 20 sq m
gross floorspace for both town centre offices and town centre retail (20 ), the revised
quantums of development (70,000 sq m retail/leisure and 93,000sqm of commercial)
would provide an estimated 8,150 jobs in the town centre by 2021. Applying the same
standards to the County Square extension this figure would rise to around 9,000 jobs.
Furthermore, no allowance has been made in this figure for any jobs created in other
growing sectors such as community/ voluntary, health, cultural or educational sectors
in the town centre, where some significant developments may come forward e.g. the
Learning Campus.

2.5 Therefore, altering the indicative floorspace requirements for office and retail/leisure
uses from the Core Strategy in this way does not affect the ability to deliver the 8000
new jobs in the town centre set out in the Core Strategy and reflects more recent and
detailed advice on how those jobs are likely to be realised.

2.6 The figures referred to in this document as development quantums on sites and within
Quarters should be generally regarded as appropriate targets for delivery given
reasonable assumptions about scale, height, density and mix of uses. However, these
figures should only be regarded as indicative and will inevitably be refined through a
more detailed assessment of individual sites and their constraints as they come forward.
However, the figures should be regarded as providing a clear indication as to the relative
ratio of different uses that would be appropriate on certain sites and within the different
Quarters.

18 Ashford Employment Land Review, Conclusion, 2008
19 Ashford Retail Study, CBRE, 2003;Ashford Foodstore Retail Assessment, Savills, 2008 & 2009
20 Arup Employment Densities Guide for English Partnerships, 2001
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The Number of New Dwellings Required

2.7 In relation to residential development, Policy CS3 states that up to about 2,500 new
dwellings should be provided in the Town Centre by 2021. The sites allocated in this
AAP could accommodate some 3,100 dwellings (see also the table at the end of this
chapter).This higher figure takes into account the potential for a substantial portion of
the planning permission granted by the Secretary of State on the former Powergen
sites (TC12 and TC13) and some development on the Gasworks Lane site (TC14) to
come forward during the Plan period. It is possible that not all of the allocations will be
fully developed by the end of the Plan period and the higher figure helps to provide
confidence and a degree of flexibility in meeting the required overall residential figure
for the Town Centre, as set out in Policy CS3. This position will require ongoing
monitoring, and the approach also makes no assumption in relation to windfall
developments in the town centre, some of which are, nevertheless, likely to come
forward in the Plan period.

The Urban Structure

2.8 This Action Area Plan looks at the town centre as a series of ‘quarters’. Each has its
own character, drawn from its history, its current function and its future role in a growing
town centre. This approach was first taken in the Town Centre Development Framework
and has been complemented by the Public Realm Strategy.

2.9 Quarters are not islands – they merge into each other at their boundaries, but they do
each have a dominant character and purpose. By emphasising this and giving
expression to it in the way uses are combined and the way the buildings and public
realm around them are characterised, a greater sense of coherence is created for the
town centre as a whole. This clarity helps to provide a stronger focus and an attractive
basis for investors considering investing in the town.

2.10 For each Quarter, this Plan sets out a policy approach, indicative targets for new
development, and site specific proposals. Proposals coming forward within the
town centre will need to demonstrate how they contribute in a positive way to
enhancing the character andmeeting the objectives for the ‘quarter’ they are part
of.

2.11 Objectives have been established for each 'Quarter’ based on various factors including:

existing character and role;
location, especially in relation to public transport;
current prominent uses;
opportunities for new development;
market potential;
proximity to routes and spaces that help to structure a coherent town centre.

Achieving the Vision and Objectives for the Town Centre18
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Opportunity Sites
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Specific Allocated Sites

 © Crown Copyright. Licence Number 100024427
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The Town Centre Core

© Crown Copyright Licence Number 100024427

Town Centre Core

0 125 250 375 50062.5
Metres

Vision

2.12 Ashford’s original historic core serves as the focal point for retail, entertainment, tourist
and cultural activity at the heart of the Borough. A complementary range of new mixed
use schemes will enrich the vitality of this vibrant quarter and increase the resident
population. The regeneration of vacant land and surface car parks, combined with
improved pedestrian links across the former ring road will reconnect the Core with the
outer quarters. The Town Centre Core’s rich historic character will continue to evolve
through new development that responds carefully to the context of the pattern and grain
of the tightly packed urban centre with its intimate human scale of buildings and spaces.

Current Context

2.13 This Quarter is the most accessible location within the town centre, it is the focal point
of the town and the wider borough. Over time this quarter has evolved, as with most
market town centres, to become the focus of retail activity. The upper High Street is the
traditional heart of the centre with the highest footfall movement in the town centre (21
) . Two shopping malls lead off Upper High Street: Park Mall to the north, containing
smaller units and the much larger County Square, a covered mall to the south.

2.14 This principal retail use in the quarter is complemented by a large office presence,
numerous banks, various restaurants and cafés and leisure uses. In addition, the Library
and Art College provide important community and educational uses for the town.

21 Ashford Town Centre Space Syntax Study 2005
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2.15 This quarter is the historic heart of the town and includes the listed St Mary’s Church,
several additional listed buildings and a large Conservation Area. Some elements of
the medieval street pattern remain in place and form a T-shaped axis from High Street,
St Mary’s Churchyard and the New Rents area, served by a network of alleyways and
passageways. (22 ) As is the case in most historic towns, there are numerous
archaeological remains in the historic core of Ashford and therefore it will be necessary
for an archaeological survey or watching brief to be carried out prior to or in conjunction
with some developments.

2.16 This historic element richly enhances the town centre and provides a focal point for
tourists visiting Ashford. The evolution of the centre has resulted in an integrated mix
of substantial, modern, dense buildings, generally ranging from 3-5 storeys in height,
with the original historic built form, usually ranging from 2-3 storeys and smaller building
plots with narrow shop facades. Some of this modern building form has detracted from
the attractive historic character of the town centre and now impose uncharacteristic
bulk in prominent locations, such as at the Mecca Bingo hall, Edinburgh Road Car Park
and Charter House - the latter being particularly prominent from the countryside
surrounding Ashford.

2.17 The gradient of this quarter gently slopes from north to south with the St Mary's Church
remaining a key landmark in the town centre and a visual focus for the town from all
approaches. In addition, the attractive and well used Memorial Gardens represents an
important oasis of public open space, serving the wider town centre.

2.18 In addition, this Quarter has a number of substantial brownfield development
opportunities, including Vicarage Lane Car Park and Park Mall, falling within the former
ring road, and Elwick Place, a large vacant site, running alongside the northern side of
the railway line. The recent environmental improvements to the former ring road have
greatly improved the environment for pedestrians moving into the Town Centre Core.
However, several locations around the former ring road, particularly along Somerset
and Station Roads, are currently characterised by inactive frontages with little pedestrian
activity.

2.19 The railway line, which forms the southern boundary of the Quarter discourages
movement into the town centre core from South Ashford in particular. (23 )The recent
creation of Elwick Square, at the entrance of County Square extension, is the first step
towards improving the movement patterns along this key north-south axis.

Future Role

2.20 This Quarter will play a key role, in both delivering substantial new development and
providing services for Ashford’s rapidly increasing population. Planning Policy Statement
6 encourages planning authorities to focus built development within existing town centres
on a sequential basis, with the centre of the town considered the most sustainable
location.

2.21 However, this Quarter also represents the historic heart of the town centre which must
be protected. Proposals coming forward within the Quarter will need to conserve or
enhance the character of the Conservation Area and its setting, with new development
being required to be in keeping and sympathetic to its setting, including its buildings,
pattern of streets and lanes and its essentially intimate scale.

2.22 The quarter is bounded by important streets – the treatment of these and developments
fronting them needs to be handled well to make sure that pedestrian movement is
encouraged, in line with the design aims of this Plan. Overcoming the physical barrier
of the railway lines is also an important element in increasing the accessibility of the

22 Town Centre Character Area Study, 2006
23 Town Centre Development Framework, 2005
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Quarter. The redevelopment of the land between Elwick Road and the railway line
provides an opportunity for a large mixed use development. Providing an improved
pedestrian bridge between this site and the Southern Expansion Quarter on the southern
side of the railway at Victoria Way, is a key objective in creating better pedestrian access
to the Core Quarter. (24 )

2.23 Achieving an appropriate mix and proportion of uses is vital – the broad targets are
explained above. In the Town Centre Core this should be predominantly through the
provision of substantial new retail and leisure floorspace, building on the Quarter's
current role.

2.24 Market advice shows that the greatest need for additional retail development in the
town is for comparison goods. The 2008 County Square extension provided for some
19,000 sq.m. of comparison goods floorspace, however evidence suggests that the
Town Centre should accommodate at least this level again up until 2021, to both serve
the demand generated by Ashford’s rapid increase in population and to help improve
the centre’s standing in the retail hierarchy of competing centres.(25 )

2.25 Market advice also suggests that the Town Centre as a whole could accommodate
substantial convenience retail space, in the region of 2,000 sq m, net, by 2021 in addition
to existing commitments. (26 ) Currently food shopping is very limited within the town
centre core area and food store(s) of an appropriate scale which serve the needs of
shoppers, visitors and workers within the local area, would greatly complement the
overall retail offer of the town centre.

2.26 To support the main retail and leisure function of this Quarter, other complementary
secondary uses will help create a more vibrant mixed use environment, encouraging
greater activity at different times of the day. In this category, office development is
appropriate, especially where the links to the Commercial Quarter and the stations are
strongest. Residential development is a very important part of the mix to help bring
more vitality to the centre and support the evening economy. Additional educational,
cultural, community or tourism-related uses are also appropriate here. This would build
on the diverse nature of the Quarter, helping to meet various needs of the existing and
future population, whilst also encouraging more visitors into the town centre.

2.27 Therefore, within this Quarter, secondary uses such as office development, community
and cultural facilities and residential uses are encouraged in principle, as part of a well
balanced mix that meets the overall floorspace targets for this Quarter.

Policy TC2 - The Town Centre Core

The primary focus in the Town Centre Core Quarter is on new comparison and
convenience retail, leisure and residential uses . Complementary office, cultural,
educational and community-related uses would also be appropriate.

Proposals will need to demonstrate how they help to support the intended role of
the quarter, through the promotion of an appropriate mixture of uses and overall
quantum of development.

In doing this, proposals will need to have particular regard to the local context and
historic character of this Quarter, especially on sites within or affecting the setting
of the two Conservation Areas, ensuring development is of an appropriate scale,
height, layout, materials andmassing to fit comfortably alongside the existing historic
built form.

24 Public Realm Strategy, 2009
25 Ashford Retail Study, 2003
26 Town Centre Foodstore Assessment, Savills, 2008 & 2009
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Town Centre Core Site Specific Policies

Policy TC3: Elwick Place
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2.28 The land on the south side of Elwick Road from the Beaver Road bridge to Gasworks
Lane is one of the biggest and probably the most important of the development sites
in the town centre. This corridor links the transport hub at the stations with the town
centre and the County Square shopping centre. It also marks the transition between
the established town centre and the major expansion needed to the south to meet the
needs of a growing town.

2.29 It was because of this strategic importance that the pioneering ‘shared space’ remodelling
of the town centre road network was focused here. The new Square at the junction of
Elwick Road and Bank Street is a major addition to the public spaces in the town and
marks the intersection of Elwick Road with the strong pedestrian movement from the
southern part of the town northwards to the town centre. In short, this is a site in a
location of strategic significance and the quality of development here will have a
fundamental bearing on the town’s future.
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2.30 Because of the site’s size it is likely that development will take place in phases. The
initial planning submission must be comprehensive in their approach in that, as a
minimum, they include a masterplan for the whole area covered by policy TC3. A hybrid
application could be brought forward whereby the detail of an early phase is included
alongside an outline submission for the rest of the site. This will need to be in the context
of a masterplan for the whole site which shall be agreed with the Council before any
permanent planning permission is granted. This will establish, in more detail than the
policy below, the precise mix, scale and distribution of uses and the general approach
to urban design. The opportunity to link development on this site with the adjoining
Godinton Way Industrial Estate site (policy TC8) should be investigated and any
masterplan for development on either site will need to demonstrate compatibility with
the other.

2.31 Outline master-planning studies have shown that the site has the potential to
accommodate in the region of 27,000 sq m floorspace in addition to residential uses –
however, this figure will be refined through developing detailed designs that show how
the aspirations set out in this policy can be met. The figure should not therefore be
interpreted rigidly, nor as a ceiling.

2.32 West of Elwick Square, a predominantly retail-led mix is proposed to complement the
County Square development opposite. Other appropriate secondary uses (mainly on
upper floors) include residential, offices, hotel and leisure uses, including a cinema.

2.33 Some guidance is needed at this stage on the broad scale and form of development
that will be appropriate on this site. In line with the overall approach to the town centre,
the general scale guidelines are 4-6 storey development here. Development should
also create a variety of roofscape through the site to avoid a repetitive and bland building
form.

2.34 The County Square development provides a benchmark scale for development south
of the road, although careful articulation will be needed to break up the scale of the
block and give the vertical emphasis that one would normally expect in a town centre.
Service access will be provided to the rear of these properties.

2.35 Along the whole of the Elwick Road frontage (west and east of Elwick Square),
development will need to respond to the challenge of designing a north facing scheme
that is attractive to pedestrians. This need to consider micro-climate in design is equally
relevant around the Square so that sitting out is encouraged and full use made of the
area. Whilst the Square will take much of its character from the sense of being enclosed,
this needs careful design, for example by variety in frontage treatment and height to
make this a truly attractive place to be with its own special character.
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2.36 East of Elwick Square, the part of the site fronting the Victorian villas on the northern
side of the street is proposed for mainly residential use (with the potential for some
office space integrated into a more mixed use) and needs a design treatment that is
sympathetic to the scale and pattern of building blocks these villas bring to Elwick Road.
There will be various ways this can be achieved and a contemporary design may well
be the most suitable approach providing it is of real quality and complements the
character of the adjoining Conservation Area. Building heights on the Elwick Road
frontage should not be out of scale with those on the north side of the road but should
take account of a careful study of the proportions of street width to building height.
Setting back an additional roof storey may be possible with minimal impact and could
be an option.

2.37 On the railway-facing side of the site it may be possible to exceed the general 4–6
storey town centre scale by a modest amount to create a block or blocks benefiting
from an expansive and southerly aspect, but these should not be intrusive when viewed
from Elwick Road or land to the north, and should also present an attractive façade to
views from the south and the railway.

2.38 The number of homes created here will depend on the detailed design and the size of
the units – both flats and town houses / duplex apartments could be provided. To take
full advantage of this key town centre location and to encourage a mixed and balanced
community, a range of different-sized sized accommodation (but with the majority of
units having 2 bedrooms or more), is proposed.

2.39 Given the scale and prominence of the site, a survey of views will be needed to show
how short and long views into and from the town centre would be affected/ preserved.

2.40 At the eastern end of the site, closest to the railway stations, the emphasis should be
on office development. This also provides the opportunity to change the building form
and possibly bring frontages forward to help enclose this end of the street as well as
providing more of a sense of place around the Station Square junction. This will help
create a stronger sense of arrival to the ‘shared space’ and Conservation Area. This is
an especially prominent part of the site and simple, but carefully articulated and
well-proportioned buildings of high quality design will be needed to complement rather
than compete with the surrounding character.

2.41 Vehicle access to serve that part of the site from the Beaver Road bridge to the eastern
side of Elwick Square will be from approximately the location of the existing car park
access. It is expected that the off-site parking for the retail and leisure elements of the
site will be provided at the proposed Victoria Way multi-storey car park. It is therefore
essential that the pedestrian link across the railway line is of a high quality and standard
and it is proposed that the existing bridge be replaced (see para. 2.117 and policy
TC10). A section 106 contribution towards the delivery of a replacement bridge will be
expected from the developers of this site. This contribution is not expected to fully fund
the costs of the replacement bridge. The sum sought will be proportionate and negotiated
with the Council in the context of the overall viability of a redevelopment scheme for
the site.

2.42 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

25Achieving the Vision and Objectives for the Town Centre

2

A
sh

fo
rd

To
w
n
C
en

tr
e
A
re
a
A
ct
io
n
Pl
an

A
sh

fo
rd

B
or
ou

gh
C
ou

nc
il
Lo

ca
lD

ev
el
op

m
en

tF
ra
m
ew

or
k



Policy TC3 - Elwick Place

The Elwick Place site should accommodate a range of uses. The type and mix of
uses will vary along the site to reflect the role it has linking the retail heart of the
town to the transport hub at the railway stations. Amasterplan for the comprehensive
development of the site shall be prepared and agreed with the Council. This
master-plan shall reflect the general principles outlined below. Detailed design will
determine the best solution but this should conform to the general pattern of
development set out below;-

A) West of Elwick Square, a substantial retail-led development with easy pedestrian
access from the County Square shopping centre opposite should be provided. This
should be anchored by a comparison retail offer which both complements and extends
the retail core of the town centre. Leisure (including a cinema), residential, a hotel
and/or office uses would be suitable on upper floors. Building forms on this part of
the site should reflect the broad scale set by the shopping centre opposite.

B) East of Elwick Square the site should accommodate amix of uses based principally
on residential and commercial development. Commercial office space (minimum
5,000 sqm) should be mostly towards the eastern end of the site closest to the
stations. A business class hotel may also be appropriate here. The bulk of this area
will be given over to residential use (likely range of 200- 300 homes) with a mix of
accommodation able to meet the needs of a wide variety of households. The Elwick
Road street frontage will need to be of a high quality so as to create a real sense of
place. Active frontages will be provided, including appropriately designed residential
development, leisure uses, small shops, cafés and similar uses. All ground floor
uses will need to be compatible with a residential area.

Elwick Square is an important public space and development must provide an
appropriate frontage and create activity here. At ground level, smaller retail units are
appropriate, together with eating and drinking places and key entrances (e.g. to a
cinema, major retail unit, etc). Upper levels should be primarily residential (or hotel)
use to bring life to the area out of normal working hours although some office space
would also be acceptable.

All proposals will be designed sensitively to enhance the setting of the Conservation
area and the quality of the ‘shared space’ Elwick Road and Elwick Square so that the
building line, its articulation, the façade design, the materials used on the buildings
and the public spaces around them all combine to create very high quality town-scape.
There should be a clear distinction between public and private spaces, a simple and
convenient pattern of routes through the site, and an agreed palette of materials and
street furniture for the site as a whole. This will help to create a strong and attractive
sense of place and shall be consistent with the Council’s Public Realm Strategy and
TownCentre Design SPD. Development fronting the unimproved area to Elwick Road
east is required to deliver an appropriate finish of public realm treatment.

A financial contribution, to be agreed with the Borough Council, will be sought to
help deliver the proposed replacement bridge over the railway lines to link the site
with the Southern Expansion Area and the proposed Victoria Way multi-storey car
park.
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Policy TC4: Park Mall

T
u
ft
o
n
 W

a
lk

73a

St Mary's

Posts

PCs

15

PC

Telephone Exchange

House

The

Transport

27

19 to 25

1
3

Court
Regents

78

6
4

4
a

Meml

REGENTS PLACE

YMCA

8

1
0

1

1

34

19

2
0

11

Old

County Square

85

Sta

2a

Kings Parade

2

1
a

Bank

1

3
9

Ramp

10

3

46

3

2
3

19

13

79

H
o
te

l

17

Car Park

TCBs

7

Tank

4

to

E
A

S
T
 S

T
R

E
E

T

TCBs

Park Mall

4

TCBs

4

11

25

31

PH

8

87

106

6
8

Posts

8

2

High Street

10

33

2

Hall

2a

42

D
ru

m
 L

a
n
e

72 70

7

1

1
5

1

T
h
e

 G
e
o

rg
e

12

19

7

NEW
 STREET

80

St George's Sq

2

12

11

6

1

95

15 17 6

R
am

p

G
ilb

e
rt

 R
o
a
d

Bakehouse

13

92

B
a

n
k

3

93

16

20 18

Yard

15

2
6

1

11

D
R

U
M

 L
A

N
E

1

22

1

6

76 74

82 to 88

Sub

5

21

5

HPO

New Rents

4

Bull

66 64

4
5

33

3 5

3
8

94

FO
R
G

E L
A
N
E

89 91

100

El

90

2
a

13

16

3
3

TCB

B
a
n
k 

S
tr

e
e
t

18

3

17

3
4

8
a

73Bank

9

71

2

1
8

2
a

81

1

Bank

2
d

83

Hall

4

Tree

58

46

H
O

L
L
IN

G
T

O
N

 P
L

A
C

E

68

BLUE LINE LANE

1

11

18

15

16

26
7

69

3

30

14

6 26

El Sub Sta

44

14

1

House

1

38

53

60

1to2

2
6

11

2
1

4
5

3
8

37

4
1

1
6

2

4

Pear47

4
3

30

25

3

3

11

3
0

W
O

L
S

E
L
E

Y
 P

L

P
A

R
K

 R
O

A
D

 N
O

R
T

H

41

46a

2

6

15

3

13

65

29

2

50

4
7

49

50

54

TCBs
LB

44

45
44a

47

3
4a
4

14

20

U
nd

1
9

3

TCB

1
8

1

1
3

511

4

1

2

51

47

1
7

1
5

PC

35

Hall

34

LB
Fountain

K
n

o
tt
s

44

3
2

17

30

37
47

1

65

4

28 to 24

PARK STREET

2 T
C

B

2

Bank

1

6
to

1
0

38
1
6

B
a

n
k

29
33

49

15a

Park Street

P
A

R
K

 S
T

R
E

E
T

10

Bank

25a

41

9

10
43

1

46

Church

7

6

3

2

Shelters

3

15

1
4

2
0

ST JO
HN'S LANE

Sub Sta

42

Chapel Mews

57

13

TCBs

El

23

PARK STREET

3
1
a

Social Club

Sub

PH

Charter House

El Sub Sta

El

TCBs

PCs

to 12

El

55

TCBs

7

N
o
rt

h
 S

tr
e

e
t

S
q

u
a
re

4

Sub Sta

Sta

Hotel
County

2

40

51

1a

45

3

3

31

7
8

58

13

4
1b

36

54

22

48

Mon

Garage

1 to 46
Court

HARDINGE ROAD

24 38

7

39

15

Friends Meeting House

Ashdown

29

Nursery

LB

19

S
h

e
lt
e
r

22

16

19
9

4
5

3
9

26

13

1
0

20

2

1

Hall

Surgery

Hollington

Surgery

2

Ramp
Ramp

EDINBURGH ROAD

5

Multistorey

PARK STREET

PH

1
8

C
a
s
tl
e
 S

tr
e
e

t

Car Park

58 56
79

New Street

High Street

C
h
u
rc

h

High Street

Y
a
rd

BLUE LINE LANE

Nursery

S
T

U
R

G
E

S
 R

O
A

D

73

KENT AVENUE

PH

PARK STREET

Church Yard

High Street

St Mary's Church

60

SOMERSET ROAD

M
u
lt
is

to
re

y
 C

a
r 

P
a
rk

62

24

ALBERT ROAD

N
O

R
T

H
 S

T
R

E
E

T

TC4

This product includes mapping data from Ordnance Survey with the permission of the Controller of Her Majesty’s Stationary office © Crown Copyright.
All rights reserved. Licence Number 100024427

0 30 60 90 12015
Metres

2.43 The Park Mall retail centre forms a key site in the northern part of the Town Centre
Core. It includes a significant amount of existing comparison retail floorspace and
multi-storey car parks. Parts of the area suffer from poor design with a long bland
frontage facing the former ring road, and the Edinburgh Road car park. With the opening
of the County Square extension, Park Mall has become a more peripheral retail
destination despite its proximity and links to the upper High Street where there are a
large concentration of retail units and the highest footfall movement levels in the town
centre. (27 )

2.44 To maintain the vitality of this important part of the town centre, the redevelopment or
re-modelling of the Park Mall site would be encouraged in principle. A range of different
uses would be acceptable but this should include a significant amount of comparison
retail development to act as an anchor to the northern part of the Town Centre,
counterbalancing the impact of the future development at Elwick Place and the already
extended County Square.

2.45 Following advice from the Council's consultants (28 ), the Council also seeks the provision
of new convenience goods shopping floorspace of up to in the order of 2,000 sq.m net,
in this location as part of any new retail development. A food-store on this centrally
located site, within the existing town centre core, is consistent with the sequential
approach set out in PPS6 and would also generate a consistent and high level of
pedestrian movement. Furthermore, it would help to create a major retail attractor to
this part of the town centre core and thus help to provide the counter-balance to the

27 Town Centre Space Syntax Study, 2005
28 Savills Town Centre Food Store Assessment 2008 & 2009
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new comparison-led floorspace at County Square and Elwick Place. This is considered
to be essential for the future vitality and viability of the Park Mall area.

2.46 Other uses which could form part of an acceptable comprehensive redevelopment
package for this site include leisure uses, office development and a limited amount of
new residential flatted development on upper floors.

2.47 The Park Mall centre currently includes a multi-storey car park on two levels. This,
alongside the adjoining Edinburgh Roadmulti-storey car park provides significant parking
in this part of the town centre (approximate 600 parking spaces combined). The
opportunity to redevelop Park Mall also provides an opportunity to redevelop the
unattractive Edinburgh Road car park which sits above the existing Wilkinson store.
Should redevelopment be proposed on this site, the Council will accept the replacement
of the existing number of parking spaces at Edinburgh Road and Park Mall, as a
maximum, providing a suitable design solution can be achieved. Additional parking
should be provided at other proposed multi-storey car parks in Victoria Way or New
Street (see policies TC12 & TC19).This approach is consistent with the Council's Parking
Strategy, and the Core Strategy.

2.48 Improving access into this site for pedestrians is important both from the upper High
Street, as this is where footfall is highest, but also from North Street and the residential
areas north of Somerset Road where some of the historic routes into the town centre
have been severed by the former ring road.

2.49 The site is situated in a very prominent position in the town centre and represents a
key frontage to Somerset Road. The site is clearly visible from the ‘gateway’ entrances
into the town centre from New Street and Canterbury Road and the design needs to
respond well to this.

2.50 The current development is entirely inward facing - it is essential that a comprehensive
redevelopment of this area creates a well-designed, outward-facing, active street frontage
to Somerset Road. There is also the potential for the built footprint of the development
to be extended towards Somerset Road. There is no requirement to retain the Edinburgh
Road link road in its current form although suitable access will be needed for on site
parking and servicing. Proposals for this site will need to achieve a significantly more
pedestrian-friendly frontage here with the potential for the creation of a much-improved
public realm in this part of the town centre.

2.51 A large part of the site falls within the Town Centre Conservation Area with a significant
area fronting the attractive historic upper High Street and North Street. The design of
any redevelopment should respect the scale and setting of those buildings within the
Conservation Area and reflect the prevailing grain of the townscape and seek to create
an appropriate building grid that reflects something of the street and movement pattern
that one would expect in such a context.

2.52 Generally, development of an average 4-5 storeys would be appropriate here to create
a sufficient scale of floorspace to promote the redevelopment of the site. The scale of
buildings should generally step up from where it adjoins the smaller scale historic context
– at the North Street / Edinburgh Road Car park area of the site, where redevelopment
should be limited to a maximum of 3-4 storeys in order to better reflect the attractive
historic character of North Street. Elsewhere, development of up to 6 storeys as a
feature building would be acceptable in principle at the western end of the Somerset
Road frontage to help create an entrance point to the town centre.

2.53 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.
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2.54 Should partial redevelopment or conversion of the existing centre be proposed, the
Council will need to be assured that this would not prejudice the wider policy aspirations
for this site.

Policy TC4 - Park Mall

The Park Mall site is allocated for a comprehensive mixed use redevelopment,
anchored by retail uses and a limited number of residential units. The majority of
this retail space will be for comparison shopping but convenience goods floorspace
(indicative capacity 2,000 sq.m. net ) should also be provided. Other supporting uses
that may form part of a mixed use scheme include leisure and offices.

A masterplan for this large and complex site will need to be prepared and agreed
with the Council, prior to the consideration of any detailed proposals for the site.
Proposals will:

A) Provide a mix of uses at ground floor level and façade designs that make a major
contributions towards animating streets and pedestrian routes that they front on to;

B) As a maximum, provide replacement car parking on site for that lost as part of the
redevelopment, or otherwise contribute towards parking off-site in accordance with
policy TC25;

C) Investigate the potential to move the building line forward to front Somerset Road
and create a significantly more attractive street frontage here in any event;

D) Provide an appropriate scale and massing of development that relates well to
surrounding buildings but also helps to mark key entrances to the town centre;

E) Investigate the opportunity to comprehensively redevelop the existing Edinburgh
Road car park; and

F) Improve the existing pedestrian movements into and through the site from the
upper High Street, Park Street and Somerset Road using a carefully planned network
of pedestrian friendly routes that helps to define building blocks of appropriate scale
in this location.
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Policy TC5: Vicarage Lane Car Park
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This site is a key brownfield development site within the former ring road and is located within
the Conservation area. It is bounded by Vicarage Lane, Vicarage Field, Station Road, St. John's
Lane and properties fronting the lower High Street and St. Mary’s churchyard.

2.55 Comprehensive redevelopment of this site is important so that a strong link can be
made through the site of the Bingo Hall to the High Street (although it may be possible
to achieve another link to the Lower High Street, this would be a weaker ‘desire line’
and less effective). Although the Bingo Hall is in active use, this building is
unsympathetic to its Conservation Area location, because of its substantial bulk and
mass and impact on important views of the Church. The current Bingo Hall use could
be relatively easily re-located to an alternative town centre location.

2.56 Vicarage Lane Car Park is currently the town centre's principal surface car park and
accommodates around 190 public car parking spaces, the Pop-Inn community facility
and the public toilets. It is recognised that the car park is conveniently located, particularly
for those with mobility problems and to serve town centre functions out of working hours.

2.57 Redevelopment of this site is consistent with the Parking Strategy for the town whereby
public car parking within and served off the former ring road should generally be restricted
and provided in more suitable locations. Only limited amounts of operational, on-site
car parking will be allowed to serve the needs of the principal uses and residential
properties, in accordance with the parking standards set out in the Parking Chapter of
this Plan (policies TC22-24). Commuted payments will also be necessary, as stipulated
in Policy TC25.
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2.58 In accordance with the Parking Strategy, it is intended that new public car parking
serving the town centre will be brought froward elsewhere and will act as a replacement
for the existing public car parking on this site, in order for this site to be redeveloped.

2.59 However, if no new car parking has been brought forward to serve the town centre,
including providing for the specific needs of those with mobility problems and to serve
town centre functions out of working hours, proposals for the redevelopment of the
public car parking element of this site should demonstrate that there is sufficient space
capacity in the rest of the public parking stock centrally located to serve the town centre
to enable the loss of the existing spaces at Vicarage Lane.

2.60 The redevelopment of this site must also make provision for the suitable replacement
of the existing Pop-Inn community facility and the public toilets on site or elsewhere in
the town centre, unless adequate alternative provision exists at the time.

2.61 A range of town centre uses would be appropriate for the redevelopment of this central
site but given its location, a mixed scheme including retail, leisure, offices, residential
and possibly community and cultural uses is proposed. An appropriate scheme should
include a combination of some or all of these uses.

2.62 The redevelopment of this site is an important opportunity to give this area of the town
centre a distinctive character and role, as a new attraction in the town centre to for
visitors and residents alike.

2.63 Development should ‘stitch’ this site back into the urban fabric of the town, by promoting
a smaller building block form which is sensitive to the historic setting of the church and
the former cemetery both of which are listed. This building form should also establish
a fine grained movement network of minor streets, similar to that which is apparent in
much of the existing Conservation Area, and gives it so much of its attractive character.
The relatively intimate scale of the surroundings make this a good location for a variation
in the type of retail offer available in the town. More speciality shopping - moving away
from the larger-scale format destinations of County Square and Park Mall – would be
appropriate.

2.64 Significantly improving the existing pedestrian link to the High Street that is currently
achieved through St John's Passage is critical. Although this existing route provides a
direct link, it is narrow and unattractive. Additional connections, providing direct access
onto the Lower High Street should also be explored, to help improve movement in this
area.

2.65 The redevelopment or conversion of the Bingo Hall would create the opportunity for an
important new pedestrian link into the north-eastern corner of the Churchyard.

2.66 The eastern boundary of this site fronts an important street - Station Road. It is at a
lower level than the western end of the site, and development on the Station Road
frontage should be between 4 to 5 storeys, to complement the enhanced role and scale
of development envisaged along Station Road. Retail, food and drink or commercial
uses, with an active street frontage, are required.

2.67 Elsewhere on this site, development should generally be limited to 3 or 4 storeys in
height to protect the setting of the Church and the properties fronting the lower High
Street, several of which are Listed, and the amenities of the residential occupiers in
College Court.

2.68 It is important to seek to preserve or if possible, improve, key views of St Mary's church
within the scheme design and a survey of views will be required with any proposal.
More comprehensive redevelopment schemes that involve the relocation of the Bingo
Hall should not seek to replicate the scale, height and bulk of the Bingo Hall and deliver
a significantly improved set of views of the church. Proposals should also examine how
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to create a small, informal space at a central point of the site where pedestrian routes
converge with a view to the Church.

2.69 The emerging bus strategy for Ashford highlights that the existing bus stops along
Vicarage Lane are likely to remain and as such will continue to generate higher levels
of footfall. Development should fully harness this by promoting easy and attractive links
into the site from Vicarage Lane.

2.70 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

POLICY TC5 - Vicarage Lane car park

The Vicarage Lane Site should be comprehensively redeveloped for a mix of uses
to include residential, predominantly on the upper floors. Other uses should comprise
retail and / or leisure uses, on the ground floor, alongside key pedestrian links through
the site, with office development and / or community / culture uses.

Proposals will:

A) make a positive contribution to the Conservation Area, including providing an
appropriate building form and a fine grain network of streets/ paths that helps to
connect and knit this site into the historic core - providing important new and
enhanced links to the Lower High Street and the Churchyard;

B) provide a strong street frontage to Station Road with an attractive façade and
active ground floor uses;

C) Provide alternative accommodation for the Pop-Inn Social Centre and public toilets,
either on site or off site, in a suitable, accessible location, unless adequate alternative
provision exists.

D) Need to demonstrate that there is sufficient spare capacity available in the public
parking stock serving the town centre, or, that new public parking of the equivalent
number of public spaces has already been provided to serve the town centre, such
provision to include readily accessible parking out of working hours and for those
with mobility problems.
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SITE TC6: Corner of Elwick Road & Station Road
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2.71 This site marks a very important entrance to the Town Centre from the railway stations
and from the south. It is also prominent along Station Road and Elwick Road and is
adjacent to the Memorial Gardens which is an attractive and well used enclave of public
open space in the town centre. This site provides the transition between the stations
and the heart of the town centre with the opportunity to open an attractive link through
the gardens linking the two.

2.72 A variety of town centre uses would be appropriate for the redevelopment of this site.
Some retail and/or leisure (food and drink) uses on the ground floor will concentrate
and encourage movement through this area, harnessing its entrance location. Office
uses could also be appropriate here, on the ground and upper floors, taking advantage
of the site's close proximity to the stations and complementing the proposals for the
Commercial Quarter on the opposite side of Station Road.

2.73 TheMemorial Gardens provides an attractive opportunity for new residential development
to overlook it and offer a sense of enclosure and supervision for the open space. On
the corner, the vacant South Kent College building is of little merit and can be replaced
by a building or buildings of a suitably high architectural standard on such a prominent
site. A maximum of six storeys is suitable, to mark and help ‘turn’ this corner, but special
care will be needed to relate in scale and proportion to the Swanton Villas and the
Conservation Area.

2.74 The conversion of the former ring road here has left a significant area of public footway
in front of this site which only serves to emphasise the visual dominance of the wide
and busy road junction. Proposals for this site should investigate how building lines
can be brought forwards towards the junction of Elwick Road and Station Road to create
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a stronger building line and better sense of enclosure. The proposals will need to fund
suitable works of high quality to the remaining public realm to provide an enhanced
setting for this development.

2.75 There is a significant change in levels between the site and the public footway along
the Station Road frontage reflected at present by a large retaining wall. Given its
important transitional location, it is a key aspiration for the redevelopment of this site to
create an active street level frontage along Station Road. The removal of the retaining
wall is therefore encouraged, to enable active ground floor uses along this key street.
Some breaks in this frontage may be acceptable to access development on the higher
levels.

2.76 Development of up to five storeys along the Station Road frontage is considered
acceptable, in order to complement the proposed building form and scale encouraged
elsewhere along this street. Development fronting Memorial Gardens should be of a
smaller scale to better reflect the more sensitive nature of the Gardens with 3 to 4
storeys here considered acceptable in principle.

2.77 The Swanton Villas, which currently lie on the Elwick Road frontage of this site, are
buildings of distinctive local character which add positively to the character of the
Conservation Area. The presumption, therefore, is that these buildings should be retained
as part of any redevelopment proposals. These buildings are of most value in terms
of their elevation to Elwick Road and the proportions and spacing of the building blocks
in relation to other properties on Elwick Road. There may be opportunities to substantially
re-model the rear of these properties as part of a comprehensive redevelopment of the
area to create a high quality development embracing the Memorial Gardens.

2.78 Whilst not included in this site policy, the other properties on Station Road that back on
to the Memorial Gardens contain existing uses but could also come forward for
redevelopment. If this happens, proposals would need to be in keeping with the policy
approach set out in this policy and elsewhere in this Plan for Station Road and the
Memorial Gardens behind.

2.79 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.
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POLICY TC6 - Corner of Elwick Road & Station Road

The site is allocated for a mix of uses, which should include predominantly office
development but with a focus on retail and/or leisure uses at ground floor level
fronting StationRoad. Community/ cultural or educational usemay also be appropriate
as part of the overall mix. Residential development is proposed around Memorial
Gardens. Proposals will:

A) Provide active retail / leisure and/ or commercial uses along the Station Road
ground floor frontage;

B) Respect and enhance Memorial Gardens through careful integration of the new
built form, and creating an attractive sense of enclosure to the Gardens;

C) Create an especially high quality building on the corner of Elwick Road and
Station Road which marks this important entrance to the town and helps create a
more formal street pattern by moving the building line forwards to front the streets
and improve the public realm at the junction;

D) Seek to retain the existing Swanton Villa buildings; and,

E) Create a safe and attractive secondary pedestrian route between Station Road
and Church Road/ Vicarage Lane through the site.

Policy TC7 - Ashford Library
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2.80 This site lies within the Town Centre Conservation Area. It stands in a relatively
prominent position facing onto Church Road and the main entrance and route through
the Memorial Gardens. This is a focal point for pedestrians and the site closes views
from the central area of the Gardens. Queen Street, to the south of the site, is a
residential street and provides direct access into lower Bank Street and the extended
County Square shopping centre.

2.81 The current library is an important local resource for the community. As part of the
County Council's commitment to enhancing community services within the growth area,
it is proposed to deliver a 'Gateway Plus' scheme, redeveloping the current library, on
the site and relocating the existing Gateway facility from Park Mall. It is therefore likely
that Kent County Council will be the determining planning authority for this scheme.
However, this policy sets out what the Borough Council would wish to see incorporated
within any scheme coming forward here.

2.82 The 'Gateway Plus' facility is intended to provide approximately 2,500 sqm of community
and educational use, including adult education adult social services, registrar office and
one-stop 'Gateway' facilities. These facilities are a very important part of the community
offer in the town and will help to complement the proposed Learning Campus, situated
along Victoria Road (see policy TC11).

2.83 On this site, development of up to four storeys, fronting Church Road, Queen Street
and Norwood Street is acceptable in principle. Development needs to reflect the existing
built form of Queen Street and Norwood Street to help create a sense of continuity. The
design of the ground floor of the building – especially the Church Road frontage - needs
to create interest in terms of entrances, views into the building and careful articulation
of the façade.

2.84 The design of the development should help to frame the view of St Mary's Church that
opens up from Church Road. A high standard of design is particularly important for this
development given its status as a key community building. The architecture andmaterials
proposed should also respect the character and setting of the Conservation Area.
Particular attention should be paid to the Queen Street facade given the uniformity and
character of the streetscape there.

2.85 The existing library building contains interesting and distinctive examples of public art
on its exterior which should be retained and re-integrated within the proposal or relocated
elsewhere within the town centre. The design of the public realm around the Gateway
Plus building will also be important in ensuring a pedestrian friendly feel to the area –
the creation of a pedestrian friendly link across Church Road (a ‘table top’ or other
suitable approach) to Memorial Gardens is especially important.

Policy TC7 - Ashford Library

This site is proposed for community and educational uses. Development here should
provide a strong and positive development frontage to Church Road, Queen Street
& Norwood Street, through high quality design and associated public realm
improvements. The height of the development should not exceed 4 storeys. Where
possible, active daytime uses should be provided on the ground floor frontages.
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Policy TC8 – Former Godinton Way Industrial Estate

Opportunity Sites

Spatial Area

Specific Allocated Sites

© Crown Copyright. Licence Number 100024427

120 0 12060 Metres

TC8

2.86 This site lies in the western part of the town centre. It is bounded to the north and west
by terraced residential properties fronting Godinton Road, and the railway line to the
south. To the east lies the Elwick Place site (see Policy TC3). The current industrial
estate is largely vacant – the Council will support efforts to re-locate any remaining uses
to suitable sites elsewhere in the town.

2.87 The location of the site, adjacent to a largely residential area and somewhat detached
from the main shopping areas of the town centre (and their associated footfall), suggest
that residential development would be most appropriate here. With careful layout
planning an attractive addition to the existing residential area can be created with a
good sense of place. Given the character of the adjacent residential properties, there
is an opportunity to incorporate town-houses within any residential scheme coming
forward here. This will help to provide a variety of residential accommodation in the
town centre to counterbalance the likely predominance of flats on other allocated sites.

2.88 Any development on this site will need to avoid a damaging impact on the amenities of
the occupiers of the existing dwellings in Godinton Road – the ambition must be to
improve the overall quality of life in the area by creating a consolidated and well planned
neighbourhood.

2.89 This is likely to result in the need for smaller scale buildings to be developed close to
the boundaries of these properties. Development will also need to take account of the
adjoining railway lines and, in particular, any noise or vibration. It will also be important
for development on this site to be successfully integrated in terms of design and scale
and access with the proposed Elwick Place redevelopment.
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2.90 Currently it is not assumed that either the adjacent Godinton House commercial
development or the buildings housing the Enterprise Car business will be available for
redevelopment. However, the Council would encourage the redevelopment of these
buildings or their refurbishment as part of a comprehensive redevelopment package
for this area. Residential development would again be appropriate although on the
Godinton Road frontage, non-residential uses such as local shops and services would
be appropriate on the ground floor. In addition, office development on this frontage, as
part of a residential led schemewould also be supported in principle. Should the inclusion
of this area not be possible, any development proposals for the remainder of the site
will need to show how the two areas can be developed in a compatible way through
presenting a masterplan for the site as a whole.

2.91 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

2.92 Given its location, served by West Street and Elwick Road – both streets with shared
space layouts and limited traffic capacities - any uses that would generate significant
amounts of additional traffic to the site would not be appropriate. For example, major
food or other car based retail uses are not considered appropriate for this site.

POLICY TC8 – Former Godinton Way Industrial Estate

The former Godinton Way Industrial Estate site is allocated for residential
development. This should include the provision of a range of accommodation
including a significant proportion of town-houses or other non-flatted residential
development.

Proposals will need to show that they will not create any significant adverse impact
on the residential amenity of occupiers of properties in Godinton Road.

Should the whole of the site not come forward for development, a comprehensive
masterplan will be needed which shows how development can take place in phases
without prejudicing an overall scheme for the site. Development coming forward on
the Godinton Road frontage should seek to promote active ground floor uses.
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The Commercial Quarter

© Crown Copyright Licence Number 100024427

Commercial
Quarter

0 75 150 225 30037.5
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Vision

2.93 The dynamic new main business sector of the town, stimulating major investment
opportunities in new large scale office space that exploit the excellent strategic rail links.
A lively new Station Square presents a welcoming and contemporary face to those
arriving in Ashford. Robust and high quality, hard and soft landscaping around key
routes through the site, with convenience uses, eating and drinking places located to
help bring life to key routes. Imposing architecture and building forms create a strong
sense of identity for the Quarter, with heights stepping down to the scale of Station
Road and the riverside boundaries.

Current Context

2.94 This Quarter is a highly accessible location, including the domestic station with the
International Station adjacent. This area offers development opportunities. Apart from
a large 11 storey office block, International House, located opposite the domestic station
entrance, the Quarter has a limited amount of existing commercial activity focused
primarily on the Royal Mail sorting office and the Kent Woolgrowers business. The rest
of the area is characterised by a large car park and small scale, low density,mainly light
industrial employment uses.

2.95 TheQuarter lacks any real cohesion and formal character. The area around the domestic
station provides a poor first impression at this key gateway into the town. It is dominated
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by traffic movements and fails to provide either a positive sense of arrival, or clear,
legible links between the station and the rest of the town centre . (29 )

2.96 However the Quarter does include 2 listed buildings (including the Grade II* Whist
House) and a small number of locally historic buildings along Dover Place. The river
frontage also adds to the potential character of the area although it is currently an
underused asset.

Future Role

2.97 Given its location next to the domestic station and its relative lack of constraints to
development, the principal objective for this Quarter is to provide the new centre for
office employment that will help to drive the Ashford economy and meet a major part
of the growth area aspirations for new jobs. (30 )Central to achieving this objective is
maximising the opportunities created by the commencement of high-speed domestic
rail services from Ashford to central London in 2009.

2.98 The opportunity exists to cluster high quality, office development to create a 'commercial
hub' for the town centre. A large quantity of floorspace is envisaged – enough to mark
this area as a new office investment location in its own right with sufficient critical mass
for occupiers to benefit from each others presence. Clearly, development will be phased
over a lengthy period and the pace of development will be largely dictated by the market.
Hence, it is important that the quarter is properly masterplanned from the start to ensure
that the area is redeveloped in an effective and efficient manner.

2.99 Many of the uses currently located within the Quarter do not require a town centre
location and in fact, may benefit from being relocated to a more appropriate location
elsewhere in the town. To this end, SEEDA has been acquiring land in this Quarter
(and elsewhere in the town) to facilitate the relocation of some of the current occupants.

2.100 Complementary town centre uses would also be appropriate in this Quarter, providing
they are supplementary to and supportive of the main objective of delivering substantial
new commercial floorspace here. This Quarter is considered to be a secondary location
for retail uses, as it is removed from the main retail areas in the Town Centre Core.
However, small scale retail uses, particularly in the restaurant, bar and food & drink
sectors which could serve the needs of employees in this Quarter and the town centre's
residential population, would be considered appropriate.

2.101 This Quarter could also accommodate new residential development to complement the
main office use and encourage some activity outside office hours. The river frontage
and the Station Road frontage above ground floor level are suitable locations for
residential development in this Quarter. Providing a positive relationship between the
residential units, especially if townhouses were promoted along the river front, with the
bulkier and taller office buildings in the rest of the Quarter will be a significant design
challenge and one that the masterplan will need to specifically address.

2.102 There is some potential for new development here to be densely developed and taller
than in other Quarters in the town centre. Development fronting Station Road should
average 5-6 storeys. On the riverside, 2-4 storeys is likely to be the appropriate range.
In particular, the setting of Whist House should be respected and improved. An proposal
for Whist House that will bring it back into active use will be encouraged.

2.103 Towards the centre of this Quarter, and facing onto the Station Square, taller buildings
would be easier to accommodate – in the order of the height of International House but
not exceeding it. A grouping of taller buildings here helps to mark this key transport

29 Public Realm Strategy, 2009
30 Town Centre Development Framework, 2005
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hub and the most sustainable location for new employment space in the town. It is also
helpful that this is one of the lowest lying areas of the town.

2.104 It is important for designers to show how the scale and massing of buildings reflect the
topography of the Quarter and create a variety in both roofscape and streetscape. The
layout of the Quarter should promote a network of pedestrian routes. These should be
secondary in nature to the main pedestrian thoroughfares which should remain along
the Station Approach and Station Road. These routes must provide interest and
character – being animated by local amenities such as small shops, cafes or bars and
public art. A small central public space within the Quarter would enable a local focal
point to be created. A new pedestrian route along the west bank of the river corridor
should be provided and a bridge linking the site to South Park and the Stour Leisure
Centre will be required.

2.105 Improving the sense of arrival around the domestic station, alongside public realm
improvements in the rest of the Quarter (including the Beaver Bridge junction) is vital
to ensuring its success. The Public Realm Strategy has highlighted the need for a
significant improvement to the design and legibility of the area outside the station
buildings and a long term improvement scheme will be agreed. This could include a
well designed and functional piece of shared space outside the domestic station
entrance, including a 'plaza'. Contributions will be sought from development in this
Quarter to an agreed package of public realm improvements in line with Core Strategy
policy CS8 and Town Centre Design SPD.

2.106 Given the fundamental importance of delivering significant amounts of new development
in this Quarter, development coming forward here must make the best use of land. A
comprehensive masterplan for the Quarter will need to be established, working with
SEEDA and other landowners, and agreed by the Borough Council. The masterplan
will establish the template for development proposals coming forward in the Quarter
and in turn, they will need to demonstrate that they achieve an appropriate level of
development, in terms of scale, massing, quantum, density and mix of uses so as not
to prejudice the aims for the Quarter. A detailed height and massing study will be
required. The phased redevelopment of this Quarter will also need to clearly demonstrate
that it would result in the successful delivery of the public realm improvements to help
establish a strong and positive local character as early as possible.

2.107 Car parking for the significant amounts of office development proposed here should be
provided in accordance with policies TC22 - TC25. Opportunities for shared parking
facilities between different uses within the Quarter should be fully explored as part of
the comprehensive approach to the redevelopment of this Quarter.

2.108 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

2.109 Some of the eastern part of this Quarter lies within Flood Zones 2 & 3. Development
proposals in these areas should seek to mitigate the potential flood impact both on and
off-site in accordance with policy CS19 of the adopted Core Strategy.
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Policy TC9 - The Commercial Quarter

The Commercial Quarter is proposed to play a leading job creation role for the town
centre, predominantly from new office development (indicative capacity 55,000 sqm).
Other uses, such as small scale retail and/ or leisure uses (indicative capacity
2,500sqm), alongside residential (indicative capacity 150 units) and community-related
development, would also be appropriate in this Quarter, providing they complement
the objective to deliver the substantial commercial space envisaged here.

The Quarter should be planned comprehensively and a master-plan for the Quarter
including public realm improvements outside the station entrance, shall be agreed
with the Borough Council prior to consideration of individual schemes. These will
need to demonstrate that they would not prejudice the ability to deliver the indicative
quantum of office development.

Development in this Quarter should generally be an average of 5-6 storeys above
ground level. In certain locations within the Quarter, development in the order of 10
storeys may be justified. The layout of the Quarter shall enable the creation of
pedestrian routes through the area in line with the principles established in the Public
Realm Strategy and Town Centre Design SPD.

Development in this Quarter should also help to facilitate and contribute towards the
delivery of proposed public realm improvements around the domestic station
approach and along Station Road.
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Southern Expansion Quarter

© Crown Copyright Licence Number 100024427

Southern Expansion
Quarter

0 100 200 300 40050
Metres

Vision

2.110 A Quarter with a dense urban form and varied mix of uses at street level but which is
a primarily residential area enjoying easy access to the rest of the town centre, the
stations and the riverside parks. ‘Victoria Way’ is a lively, high quality street forming the
backbone to the urban structure of this whole quarter and serves as a key movement
corridor relieving vehicular traffic pressure on the town centre core. Victoria Way is at
the heart of an exciting, bustling and contemporary new addition to the town centre.
Where the Learning Link crosses Victoria Way, a new meeting place – Victoria Square-
is created for pedestrians moving to and from the town centre core. The Learning
Campus brings more activity and a cosmopolitan feel to what is an exciting part of the
town – eating and drinking places spring up to serve students, workers and residents.
The old and the new are juxtaposed with contemporary urban architecture sitting
alongside pockets of traditional built form.

Current Context

2.111 This Quarter lies to the south of the railway lines and west of Beaver Road. At present,
the area is somewhat detached from the main core of the town centre due to lack of
access to it, and activity is based around the Victoria Road cul-de-sac. The river, running
to the south, also serves to detach this area from residential neighbourhoods of South
Ashford.

2.112 The existing character within the Quarter is highly varied. It contains some older
commercial activities alongside large, vacant brownfield sites. There is a small residential
community and a popular primary school which lies at the western end of Victoria Road.
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A few of the existing buildings are of historic interest. The Quarter’s southern edge is
marked by the river Great Stour and just beyond that is Victoria Park and attractive
riverside cycle and footways along the green corridor to the west and east. The
pedestrian / cycleway route that passes over the railway lines to Elwick Road is a key
link between large residential areas of southern Ashford and the town centre but is
unattractive to use, particularly at night.

2.113 The Quarter suffers from poor public realm with no clear points of reference and limited
pedestrian activity away from the main north/ south route. There are also various
constraints to development affecting different parts of the quarter, including
contamination, flooding and the presence of overhead cables and the electricity
sub-stations.

Future role

2.114 The redevelopment of this Quarter into a vibrant, dense, mixed use neighbourhood
which is well connected to its surrounding area is a vital objective in achieving the growth
and the transformation of the town centre.

2.115 This Quarter represents an unusual opportunity for substantial regeneration and
redevelopment very close to the centre of gravity of the town and the stations. Much
of the area is brownfield land and where commercial sites are currently occupied, it is
likely that these uses could be readily relocated elsewhere in the town on more
appropriate sites. The Council and its partners will continue to work to help assist
relocation where this is necessary.

2.116 Over time this is an area that will change rapidly and this will inevitably impact on existing
residents. The speed of this change will largely be determined by the market and as
land values rise existing land and property will be assembled for redevelopment. During
this transition period the Council and its partners will work to try to minimise disruption
to local residents' lifestyles.

2.117 It is not currently the Council's intention to bring about the redevelopment of the existing
residential properties using CPO powers. Should the property market bring forward a
suitable redevelopment proposal that includes some or all of these properties, then the
Council would not seek to frustrate that development, subject to it meeting the policy
requirements of this AAP and other relevant parts of the LDF.

Victoria Way

2.118 The key to successfully enabling the regeneration of this Quarter is the delivery of
Victoria Way, which is a key piece of strategic transport infrastructure in the town centre,
identified in the Core Strategy. This will create a new link from Beaver Road in the east
to Brookfield Road in the west by creating a connection through this Quarter from Victoria
Road to Leacon Road. This link will enable and stimulate development here whilst also
playing a wider traffic role, allowing through-traffic to avoid the streets that comprised
the former ring road.

2.119 The Key Diagram in the adopted Core Strategy suggests that Victoria Way would also
subsequently pass northwards over the Ashford - Tonbridge railway line and through
the Cobbs Wood Industrial Estate. More recent traffic modelling has now shown that
this part of the route, which would be relatively complex in engineering terms because
of the rail crossing and hence costly to implement, is not necessary in transportation
capacity terms even within the lifetime of the Sustainable Communities Plan (2031).
Without this crossing the Gasworks Lane site (see Policy TC14) can be redeveloped
in a more comprehensive way.

2.120 Victoria Way will be delivered in phases. Kent County Council has recently obtained
planning permission for phase 1, running from Beaver Road to Leacon Road. However,
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the wider objective for Victoria Way is to provide a high quality urban boulevard and
not just a traffic distributor, consistent with the aims set out initially in the Town Centre
Development Framework and now in the Public Realm Strategy. The route corridor
must therefore have sufficient width to create a 'street' with good facilities for pedestrians
and cyclists as well as traffic, an attractive streetscape and a high quality of public realm,
appropriate to a significant new town centre street serving a series of major development
areas. It is anticipated that the full street width between building frontages will be adopted
as the public highway. However, if ground floor building frontages were to be set back
further (with balconies above, for example), then the additional part of the 'street' need
not be adopted and could form an area of 'private' space that may contribute to a
commercial activity along the street, e.g a café 'sitting out' area.

2.121 The full implementation of Victoria Way will take some years and will need to be funded
in part by development contributions and / or site works from sites along its length. A
clear specification for the eventual high quality treatment of the whole route will be set
out in a Town Centre Design SPD and parts of phase 1 will be built to this standard
(e.g. around Victoria Square). Elsewhere a more standard finish will be applied initially
to the public realm along the route and when development occurs this will need to fund
the upgrading to the full specification. To avoid a piecemeal approach that may result
in variations in quality and in order to reduce overall costs, it may be necessary to
assemble site contributions into a 'pool' so that a reasonable stretch of the road corridor
can be improved at one time.

2.122 Victoria Way will play a critical role in attracting high quality development to the Southern
Expansion Quarter. A centrally aligned route, as proposed, helps to realise the potential
of reasonably large development footprints on either side of the route. These
development blocks should create a strong, positive development front to the street.
Complemented by active ground floor frontages, and high quality public realm, a vibrant,
busy street can be created.

2.123 Delivering the optimum wider alignment for this street will require the eventual loss of
the terrace of residential properties that lie opposite Victoria Road school. These
properties may come forward for redevelopment in due course, but if this is not the
case, the Borough Council understands that the Highway Authority would pursue any
Compulsory Purchase Orders to acquire the necessary land.

2.124 Victoria Way is also proposed to serve a new multi-storey car park (see policy TC12).
This important piece of infrastructure forms part of the Ashford Parking Strategy and
represents one of the three multi-storey car parks needed to serve the expanded town
centre in policy CS15 of the Core Strategy. Provision of 500 public spaces here will
help to serve development in this Quarter and in the Town Centre Core without attracting
significant additional traffic movements onto the former ring road (31 ).

The Learning Link

2.125 At the centre of the Southern Expansion Quarter lies the major north-south pedestrian
/ cycleway route which links the residential areas of South Ashford and Victoria Park
with the town centre core via the footbridge over the railway lines. This route is termed
the 'Learning Link' due to its proximity to several schools (and now the proposed Learning
Campus) and runs as far south as Stanhope and the edge of the town. The Learning
Link Corridor is identified as one of the town's strategic transport improvements for
pedestrians and cyclists in the adopted Core Strategy.

2.126 The existing pedestrian bridge over the railway is functionally adequate but is not of
the quality needed to tempt people to cross it. If the expanded town centre is to work
well, and the impact of the railway corridor be reduced, the Council and its partners
share the view that a better replacement crossing is needed that provides greater space

31 Ashford Parking Strategy, 2006
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and capacity and has an appealing design for users and creates a positive, lasting
impression. The bridge is the direct link between two important new public spaces –
Elwick Square and Victoria Square and needs to be of comparable design standard.
Work is underway to identify potential design and funding solutions. The bridge is of
such importance to the public realm in the town centre that contributions may be sought
towards its costs through the proposed public realm tariff as set out in Core Strategy
policy CS8. The bridge will also act as the key pedestrian link between the proposed
multi-storey car park at Victoria Way and the main retail and leisure areas north of the
railway lines.

2.127 Addressing the change in levels between Victoria Square (see below) and the new
footbridge is a major challenge. The current ramped arrangement is unsatisfactory and
difficult for people with impaired mobility. A variety of different engineering solutions
may be possible including a sloping ramp, terraced plaza, or escalator combined with
the inclusion of lifts. Development adjacent to this area must help deliver a high quality
solution that meets the visual and functional requirements.

2.128 The design of any terraced section of the Learning Link leading between Victoria Square
and the footbridge will need to be of an exceptionally high quality. Whilst the treatment
of this change in levels requires a complicated engineering solution it must ensure the
delivery of a high quality public realm with sufficient width and space to be genuinely
attractive to users. A carefully integrated approach between the built form, terraced
level changes, adjoining uses, high quality landscaping, street furniture, public art and
high quality materials will be critical to achieving a high quality solution. Along the length
of the Learning Link through this Quarter, development proposals will need to ensure
that this key route is fronted by a built form which provides good levels of activity, natural
surveillance and active frontages.

Victoria Square

2.129 The intersection of Victoria Way and the Learning Link corridors will be the focal point
for the Southern Expansion Quarter. It is here that much of the activity and pedestrian
footfall in this area will pass through and therefore, the creation of a new civic space,
Victoria Square, should be situated at this point.

2.130 Victoria Square will play an important role in setting the future character of this Quarter
and as such, should be designed with high quality materials and create a safe and
interesting place for people to congregate and pass through.

2.131 Development proposals adjacent to the 'Square' should, by their uses and designs,
complement the role of this public space as a vibrant, active place. In this location, the
potential for, retail, community and office uses should be maximised, although some
residential development on upper floors would also be acceptable to create some natural
surveillance of the area.

2.132 The scale, design, form, massing and appearance of any buildings surrounding the
square should be coordinated in a holistic way and reflect the importance and character
of the space, at what will become a busy and interesting node. A scale of up to 6 storeys
is encouraged, with a corner feature possible on the north-west corner of the square,
to reflect the significance of this intersection, as well as defining the nodal point as a
key link into the town centre.

2.133 An agreed design brief will need to be formulated to define the built form in the area
around Victoria Square before any detailed proposals are considered. This will need
to follow the design principles for the character of this space, the relationship to the
built form and quality of materials envisaged,to be established in the Town Centre
Design SPD and proposals for the sites adjoining Victoria Square will need to
demonstrate they are in full accordance with the design principles established.
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2.134 Several key sites in this Quarter have already received planning permission. The
proposed Learning Campus, at the eastern end of Victoria Way provides up to 20,845
sq. m of educational use and was granted planning permission in 2008. The Campus
is central to delivering the economic agenda for Ashford, helping to provide a wider
skills base locally, especially in the younger adult population.

2.135 Opposite the Learning Campus site on the southern side of Victoria Way, land between
the road and the river has been granted outline permission for 261 residential units,
housed in a 5-6 storey development fronting Victoria Way and Beaver Road. This
scheme also includes complementary commercial development at the ground floor
level. These two sites create a key gateway into Victoria Way and the first steps to the
redevelopment of the area.

2.136 Also in this Quarter is the site granted planning permission in 2008 on appeal to Zed
Homes for 1,002 residential units, a foodstore and accompanying retail space,
commercial floorspace and a public car park. The Council accepts that this scheme
may be implemented although its preference for this location would be for a smaller
scheme without taller buildings.

2.137 The principal use to be accommodated in this Quarter is residential development. This
will help to underpin the role of the Quarter as a transition from the large residential
area of south Ashford to the traditional commercial/retail heart of the town. With open
spaces along the riverside being so close, there are opportunities to provide a range
of homes from apartment blocks to town houses.

2.138 However, other town centre uses will also be acceptable in this Quarter. From Victoria
square eastwards, given the relative proximity to the station and the Town Centre Core,
a greater proportion of commercial development would be appropriate. Complementary
small scale retail uses, including eating and drinking places at street level, would provide
a vibrant mix of uses. A range of cultural, leisure or community uses would also be
encouraged, to complement the proposed Learning Campus development. These types
of uses would play an important role in attracting students to the Campus, and widening
the appeal of the area as a destination in its own right.

2.139 The western half of the Quarter may play a slightly different role. Here, it is envisaged
that development will be largely residential, taking advantage of the potential for views
over the river, access to its banks and Victoria Park to the south. More detailed guidance
on development in different parts of this Quarter can be found in policies TC11-14.

2.140 Large parts of the Western and Southern parts of this Quarter lie within Flood Zones 2
& 3. Development proposals in these areas will be required to mitigate the potential
flood impact both on and off-site in accordance with policy CS19 of the adopted Core
Strategy.

2.141 These flooding constraints mean that the ground floor of the development at street level,
and Victoria Way itself are likely to be above surrounding ground levels. The design of
the buildings coming forward on these sites, must ensure a seamless link with the street
level, in order to avoid a change in levels which can result in dead frontage, unattractive
grills, void spaces, awkward steps or ramped level changes. The design must also
ensure occupier safety and means of escape in the event of a flood.
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Policy TC10 - The Southern Expansion Quarter

The Southern Expansion Quarter should accommodate a large amount of new
development with the primary focus on residential development, the proposed
Learning Campus and a 500 spacemulti-storey car park all served by the new Victoria
Way. Also within this Quarter, limited retail, leisure, commercial and
community-related uses would be acceptable in principle.

Redevelopment proposals in this Quarter must enable the delivery of the vision for
Victoria way as an urban boulevard. All proposals must demonstrate that they will
produce awell proportioned street based on the relationship between building heights
and street width. East of Gasworks Lane, redevelopment proposals shall ensure the
delivery of a street 24 meters wide between building frontages. To the west of
Gasworks Lane, redevelopment proposals shall ensure that the width of the street
shall be based on the scale of building heights proposed along either side of the
street.

Developments fronting Victoria Way will be required to deliver a finished quality of
public realm to the quality set in the Town Centre Design SPD. This may involve
improvements to the first stage construction standard of this space.

A new public urban space (Victoria Square) will be created at the intersection of the
Learning Link route and Victoria Way in line with the Public Realm Strategy.
Developments that would front or surround Victoria Square and/or the Learning Link
will need to show how they complement their roles in terms of their use, scale and
design. A design brief for this area will need to be agreed by the Council before
detailed proposals are considered.

A replacement footbridge / cycleway shall be delivered to provide a improved crossing
of the railway lines and link between Victoria Square and Elwick Square.

Development adjacent to the footbridge / cycleway must demonstrate how it will
respond to the change of levels between Victoria Square and the footbridge in a way
that assists in the delivery of a high quality public realm along any resultant ramped,
terraced or stepped solution.

All proposals in this Quarter will need to demonstrate that they will create an attractive
urban neighbourhood set in high quality public realm, based around Victoria Way
and pleasant and easy access to the town centre core and the riverside open spaces.
In doing this, proposals will need to respect the relationship with existing residential
properties in this Quarter, the riverside landscape and its ecology and the Victoria
Road primary school.
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Southern Expansion Quarter Site Specific Policies

Policy TC11 –Victoria Way East

1a

13

Reservoir

30

1

C
ourt

Fairview

Primary School

Rochdale

35

R
os

ar
y

Rydale

C
herry

1

School

Memorial

5 to 8

5

5

Works

Rosedene

36

23

9

Builder's Yard

1

VICTORIA ROAD

M
el
ro

se

Victoria Road

4

Industrial
Estate

4

12

1

Stanhay

6

Works

2

1 to4

62

38

B
O

W
E
N
S
 F

IE
LD

3
5

12

H
ol

m
d
al

e

G
ra

y 
H

an
ie

st
ep

Southcote

1a

136

3

House

34

Gate Court

40

Bel
m

ai
s

G
la

dw
yn

Victoria

33

65

146

1

24

H
ouse

10

1

Clovelly

C
H
IC

H
E
S
T
E
R

40

Works

Ps

G
E

O
R

G
E
 S

T
R

E
E
T

Line
Pipe

Chunnel

39

C
R

E
S
C

E
N

T

25

27

G
reat S

tour

Reservoir

2

Sub
El

7

23

12

19

18

37

20

V
IC

T
O

R
IA

6

Sta

Foot Bridge

Chy

30
22

16

C
LO

S
E

32

13

3

56 Field

17

5 to 1l

Bowens

Old

8

R
os

em
on

t

Pond

Pond

Weir

2b
2
a

El S
ub S

ta

Filling

Subway

1
8

ELW
ICK ROAD

Trumpet Bridge

Subway

El Sub Sta

ROM
NEY M

ARSH RO
AD

B
E

A
V

E
R

 R
O

A
D

Station

Signal Gantry

Signal G
antry

Gantry

Cycle Path

Cycle Path

Car Park

Sand Drag

VICTORIA ROAD

Car Park

TC11

This product includes mapping data from Ordnance Survey with the permission of the Controller of Her Majesty's Stationary office ©Crown Copyright. 
All rights reserved Licence Number 100024427

0 40 80 120 16020
Metres

$
2.142 This policy relates to the area of land between Beaver Road in the east and the proposed

Victoria Square and Learning Link in the west.

2.143 This area currently contains a mix of existing residential, commercial / industrial
properties, a school and vacant brownfield sites. At the eastern end of this site, planning
permission already exists for the proposed Learning Campus on the northern side of
Victoria Way and residential-led development on the southern side of Victoria Way.

2.144 The Campus is a key project to address the skills deficit in the town, (32 )and create an
educational base in the town centre. If the Learning Campus does not proceed, this
part of the site should be retained in any event for these uses unless and until adequate
alternative provision has been made elsewhere in the town.

2.145 Development on the land south of Victoria Way should be a mix of office, residential
or educational uses. Whilst Victoria Way will not become a significant shopping street
in the timescale of this plan, some small scale retail uses on the ground floor frontage
are needed. In order to provide flexibility in the uses at ground floor, internal heights
should be a minimum of 4 metres. It is expected that development here should be
generally between 4-6 storeys fronting the highway, with the scale and density of
development gradually reducing towards the river corridor to the south.

32 Ashford Economic Baseline Position, June 2004

49Achieving the Vision and Objectives for the Town Centre

2

A
sh

fo
rd

To
w
n
C
en

tr
e
A
re
a
A
ct
io
n
Pl
an

A
sh

fo
rd

B
or
ou

gh
C
ou

nc
il
Lo

ca
lD

ev
el
op

m
en

tF
ra
m
ew

or
k



2.146 Alongside the river corridor here, residential development should consist of town houses
and apartments of 3-4 storeys to provide a varied mix of residential dwelling types in
this Quarter. Should it prove viable in the future, a significant cultural, community or
leisure facility would also be encouraged in this area towards the western edge of the
site where it can benefit from excellent pedestrian links to the town centre core and a
riverside aspect. New or enhanced pedestrian/ cycle links along the river should be
provided, building on and extending the existing network. The riverbanks should also
be enhanced for biodiversity.

2.147 Riverside development will need to be designed to help improve access and surveillance
along this corridor but development should also ensure a soft green buffer to the
development is provided which supports improved levels of biodiversity. The Environment
Agency's byelaw restrictions regarding building near to river banks will need to be
applied to layouts.

2.148 Through the careful orientation of streets and blocks, there is an opportunity to retain
key views northwards towards the town centre core and St Mary's church spire and
southwards to the river corridor. This is an important objective as it will help pedestrian
movement and connectivity, improve ‘legibility’ and hence help strengthen the sense
of place.

2.149 Victoria Way will be an avenue with a strong linear character and sense of enclosure.
Complementing this, it is essential that development fronting Victoria Way provides
active street frontages at ground floor level and that the sense of enclosure and continuity
of built form is maintained in connecting streets.

2.150 A comprehensive approach to the redevelopment of this site will be preferred but the
Council recognises that planning permissions for redevelopment of some of the site
has already been granted and the presence of existing occupiers and multiple land
ownerships may require a more piecemeal approach to be taken. Development coming
forward will have to be in keeping with an overall masterplan for the area based on a
clear network and hierarchy of routes. Development will also need to respect the
amenities of existing residential occupiers in the area.

2.151 The existing large 3 storey Silcock building in Victoria Crescent provides an opportunity
to provide some diversity and local history in the streetscene of this part of the Quarter.
The form of this building is potentially suitable for conversion to residential units and its
retention is encouraged. Any proposal to replace it will need to demonstrate that its
replacement is needed, offers better visual quality and more greatly enhances the area.

2.152 On the northern side of Victoria Way, it may be possible to deliver a larger footplate
for developments, consistent with the approach taken at the Learning Campus. A similar
mix of residential and commercial uses as on the southern side of the street would be
acceptable here, as would additional education use.

2.153 Developments here should also be generally between 4-6 storeys in height fronting the
highway. Development should also provide a positively designed frontage to the railway
as this is a key entrance to the town centre. A uniform, unbroken frontage here would
not be acceptable.

2.154 The Victoria Way Primary school is popular and serves a local need. The buildings are
distinctive and an attractive heritage asset. There are no proposals to relocate the
school but should this situation change, the school’s playing grounds would offer
development potential. However, the Council would expect the retention of the School
building, and the adjacent School House, as the part of any development on this site
and their suitable conversion and re-use.

2.155 The Victorian former Stanhay printing works that sits next to the railway is also a building
of some local history. As it is set back from the highway, a limited amount of development

Achieving the Vision and Objectives for the Town Centre50

2

A
shford

B
orough

C
ouncilLocalD

evelopm
entFram

ew
ork

A
shford

Tow
n
C
entre

A
rea

A
ction

Plan



in front of it would be acceptable in order to create the active urban street frontage
envisaged for Victoria Way. Alternatively, this land could provide additional outdoor
space for the Primary School. In either circumstance, the Council will seek to retain
and re-use the Stanhay building.

2.156 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

Policy TC11 – Victoria Way East

Redevelopment in the Victoria Way East area should deliver a mix of residential,
office and education uses complemented by active street frontages at ground floor
level fronting VictoriaWay comprising small scale retail and other consumer services,
eating and drinking places.

The part of this site where planning permission has been granted for the Learning
Campus will be protected for that or similar education use unless other suitable
alternative provision has been made.

The scale of development along this section of Victoria Way shall be between 4-6
storeys fronting the highway. Building scale should step down towards the riverside.

The built form and layout of development in this area should provide enclosure to
the street-scene with occasional breaks in the building line to enable glimpsed views
northwards to the town centre core and southwards towards the river corridor. Any
new building adjacent to the railway line will need to present a positive frontage to
the railway and views from the north.

Where new development is close to existing residential properties it must avoid
creating an overbearing impact or adversely affecting residential amenities.

Proposed development adjacent to the river corridor shall provide a built frontage
to the corridor whilst ensuring there is adequate space between the building line and
the river bank to improve the riverside environment in terms of its appearance and
biodiversity.

51Achieving the Vision and Objectives for the Town Centre

2

A
sh

fo
rd

To
w
n
C
en

tr
e
A
re
a
A
ct
io
n
Pl
an

A
sh

fo
rd

B
or
ou

gh
C
ou

nc
il
Lo

ca
lD

ev
el
op

m
en

tF
ra
m
ew

or
k



Policy TC12 - Former Powergen site North
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2.157 The former Powergen site North is situated to the west of the Learning Link, bounded
to the west by Gasworks Lane and the south by the proposed route of Victoria Way.
The site forms part of a larger site granted outline planning permission on appeal in
2008 for 1,002 residential units, 8,229 sqm of commercial floorspace, including a
convenience goods supermarket up to 3,716sqm. Conditions attached to the permission
limit the sales area of the foodstore to 2,230sqm, with up to 2,634sqm of other A-class
uses and other commercial uses (B1) and leisure/education (D1/D2) floorspace and a
500 space multi-storey car park.

2.158 This is a key brownfield site in a strategic location and its role needs to be considered
in light of the emerging policies for the rest of the town centre (in particular, the Southern
Expansion quarter) in this Plan as well as the 2008 permission. Clearly, the developers
may implement the 2008 permission scheme and in such circumstances the Council
would work with them to deliver the best possible development.

2.159 Given the site’s location adjacent to the proposed Learning Link bridge over the railway
lines, it has been identified in the Council’s Parking Strategy as a principal location for
a new public multi-storey car park. This car park will be the principal and first new parking
facility in the town centre and is needed to serve the new development in the town
centre as a whole, including the retail and leisure elements of the Elwick Place
development across the railway line.

2.160 Therefore, any development proposal on this site must include this car park (as an initial
phase, if development is to be phased). Other uses that will be acceptable in principle
on this site are residential and retail development.
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2.161 In respect of retail use there is scope for a food store of 3,716sqm gross to be provided
within the total retail floorspace of 6,350sqm gross allowed by the permission granted
in 2008. This is also consistent with the advice of the Council’s consultants regarding
the approach needed to the scale and distribution of convenience retailing in the town
centre to meet needs and provide for a robust, well balanced town centre (33 ) .
Complementary levels of small unit comparison retail uses or eating and drinking places
are also considered acceptable to help provide an active street frontage to Victoria
Way.

2.162 The ground floor of any development (at the road level) must contain uses that will
result in an active street frontage along Victoria Way and the Learning Link. A large
single occupier across the whole of the ground floor frontage will be very unlikely to
achieve sufficient activity and variety and should be avoided. The built form along
Victoria Way must work hard to break up the building bulk and present an attractive
and interesting appearance. It should be broken down into sections with some strong
vertical emphasis to avoid creating a repetitive horizontal form. Subtle variations in the
building line and set backs, scale, massing, detailing, and materials can help achieve
a richer appearance and higher quality design.

2.163 The elevations to the railway must create a positive edge to the development as this
will be a prominent facade. A flat form and bland appearance will be unacceptable.
Functional and servicing elements of the buildings should not all be simply pushed to
the rear so that it results in a facade dominated by corridors, stairwells, toilets and
bathrooms. Fully integrated landscaping will also need to play an important role in
creating a positive appearance.

2.164 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

Policy TC12 – Former Powergen site North

Development proposals for the site must include the provision of a public 500 space
multi-storey car park, the delivery of which shall be included within any initial phase
of development. Residential, food retail and complementary comparison retail space
are also considered appropriate.

Proposals shall include the provision of active ground floor uses to Victoria Way
and the Learning Link frontages.

The design of the schemewill need to show how it is compatible with, and can enable
and/or deliver, proposals for an acceptable means of access to the crossing level of
the pedestrian bridge over the railway taking the Learning Link from Victoria Way.
Development on this site shall not prejudice the ability to replace the existing bridge.

33 Ashford Retail Assessment, Savills, 2008 & 2009
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SITE TC13 – Victoria Way south
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2.165 This site lies south and west of site TC12 and south of the Victoria Way corridor.

Alongside site TC12 it forms the other part of the area granted outline planning
permission on appeal in 2008.

2.166 The predominant use here should be residential, taking advantage of the attractive
southerly aspect to the river corridor and Victoria Park. A combination of dwelling types
and sizes should be provided here including lower density town houses to well designed
flatted accommodation. Some small scale office or retail premises should be included
on Victoria Way to help animate the street and these should be located at the busiest
street intersections on the corners of buildings. Where residential development is
provided at ground floor level facing VictoriaWay, internal heights should be a minimum
of 4 metres, to provide greater flexibility for uses at ground floor level.

2.167 Development should be designed to enable views through the site between Victoria
Way and green spaces along the river corridor. Well spaced blocks of up to a maximum
of 6 storeys may be an acceptable form of development along Victoria Way – a top
storey set back will help to increase the sunlight to the street. Along the riverside 3 - 4
storeys are generally appropriate but care will be needed to ensure that views of St
Mary’s Church are not obscured from the park.

2.168 In order to provide improved access to the open space and recreational facilities of
Victoria Park and create more movement and activity through the site, a further good
quality pedestrian/cycle bridge over the river will be needed to give direct access to the
Park for the residents of this site and the adjoining site to the north (TC14). Funding
will be required from the developer of this site (and site TC14) towards the provision of
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a new pedestrian / cycleway bridge across the river to Victoria Park on a proportional
basis determined by the amount of residential units to be provided on each site.

2.169 In addition, this site should include a pedestrian / cycleway access along the northern
bank of the river to improve connectivity through the site and links both east and west
and seek to enhance the ecological corridor along the riverside. It should also enhance
the existing bridge crossing at the end of Gasworks Lane.

2.170 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

Policy TC13 – Victoria Way south

This site is allocated for residential development. Development on this site should
provide a variety of different unit types and sizes.

Complementary small-scale office or retail uses at street intersections along Victoria
Way should also be provided.

Proposals will:

A) ensure development directly fronts onto Victoria Way and the river corridor;

B) range in height from around 4- 6 storeys along Victoria Way down to a general
3-4 storey scale for development that fronts the river corridor; and,

C) contribute to the provision of a new footway / cycleway bridge over the river to
Victoria Park. The cost shall be divided on a proportionate basis with the development
on site TC14.

D) provide a pedestrian / cycleway along the northern bank of the river.
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Policy TC14 – Gasworks Lane
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2.171 This site lies at the western end of the Southern Expansion Quarter between the railway

and Victoria Way. The site is currently used for the storage and distribution of gas and
as a depot for Southern Gas Networks. The western end of the site includes a gas
holder which is scheduled to be decommissioned during the Plan period.

2.172 Due to its operational status and land ownership, it is expected that this site will come
forward for redevelopment in a phased manner. However, the size of this site and its
relationship to adjacent sites suggest that development should be planned
comprehensively here and phased proposals will need to be consistent with a wider
agreed approach based on a masterplan for the redevelopment of the whole site.

2.173 Residential development should be the principal use. Towards the western end of the
site, where it adjoins the existing Leacon Road Industrial estate, some employment
development could also be appropriate in order to provide a transition from an industrial
to a more residential character. This could be in the form of some mixed use buildings
or smaller scale buildings suitable for light industrial or office uses. Employment
development and site layout issues may warrant an additional access to the approved
access to Gasworks Lane.

2.174 Residential development on this site should be in the form of well designed flatted
accommodation of varying sizes and types. This should include a strong street frontage
to Victoria Way to reinforce the urban character of the area but with the potential for
blocks of up to 5 storeys either along the street frontage or situated behind. As with site
TC13, there may be potential to include complementary small scale retail or office uses
at street intersections. Where residential development is provided at ground floor level
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facing Victoria Way, internal heights should be a minimum of 4 meters, to provide greater
flexibility for uses at ground floor level.

2.175 The scale of development on this site should help create a gradual transition in scale
to the lower height employment buildings to the west. Development on this site will be
restricted until the gas holder is decommissioned. Prior to this happening, there should
be no new residential development within the appropriate defined areas around the gas
holder in accordance with PADHI guidelines.

2.176 The redevelopment of the whole site will need to be accompanied by an assessment
of any contamination arising from the existing or previous uses and proposals will need
to demonstrate how any remaining contamination issues can be resolved.

2.177 As with policies TC11 and TC12 above, the north elevations along the railway frontage
must create a positive edge to the development as this will be a prominent elevation.
As on those sites, this should involve dual frontages to avoid the creation of a bland,
featureless elevation to the railway.

2.178 Funding will be required from the developers of this site TC13 and towards the provision
of a new pedestrian / cycleway bridge across the river to Victoria Park to create better
accessibility on a proportional basis determined by the amount of residential units to
be provided on each site.

2.179 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

Policy TC14 – Gasworks Lane

This site is proposed for residential development. Development schemes should
provide a range of different types and sizes of flats. Some limited employment use,
particularly towards the western end of the site, is also encouraged. Proposals will:

A) provide a positive frontage to Victoria Way with a scale of development up to 5
storeys fronting the highway; and,

B) contribute to the provision of a new footway / cycleway bridge over the river to
Victoria Park. The cost shall be divided on a proportionate basis with the development
on site TC13.
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International Station Quarter

© Crown Copyright Licence Number 100024427

International Station
Quarter

0 100 200 300 40050
Metres

Vision

2.180 A memorable International Gateway to the Town Centre, over time developing to offer
a range of business, travel and tourist related functions and services by harnessing this
Quarter’s excellent connections with Europe and the Domestic Station. The existing
road corridor will always carry a lot of traffic but the conditions for pedestrians can be
radically improved and thereby help knit the International Station to the Designer Outlet
Centre – creating an exciting and bold entrance to the town from the south and the M20
via Junction 10/10a. The currently stark transition between the long-established
residential community to the south and the International station will be softened with
an appropriate scale and type of development on intermediate land. The challenges
of linking this area more seamlessly to the adjacent Southern Expansion Quarter and
Commercial Quarter need to be overcome so that this area can form part of a wider
town centre for people to enjoy.

Current Context

2.181 This Quarter is south of the existing town centre and is a key gateway and 'arrival' point.
It is also the transitional area from the established residential areas of South Ashford
and to the Ashford Designer Outlet which is a very important retail and tourist attraction
for the town.

2.182 The Quarter is currently dominated by the International Station, multi-storey and surface
car parks. The busy Romney Marsh Road, most of which is situated in an elevated
position and which runs through the centre of the Quarter, gives it a traffic dominated
character. West of Romney Marsh Road, a range of employment buildings – mostly

Achieving the Vision and Objectives for the Town Centre58

2

A
shford

B
orough

C
ouncilLocalD

evelopm
entFram

ew
ork

A
shford

Tow
n
C
entre

A
rea

A
ction

Plan



light industrial units and retail warehouses – and vacant land, are located in such this
strategic position.

2.183 Given the visual prominence of the Romney Marsh Road, the volume of traffic using it,
and the lack of commercial or other use along the road, this area has very low pedestrian
activity. This serves to exaggerate the apparent distance of the Designer Outlet Centre
from the station. As a result, this Quarter suffers generally from a lack of integration
with the rest of the town centre as a whole.

2.184 The Designer Outlet has evolved to become a major draw for visitors to the town.
Harnessing this asset by encouraging these visitors to enter the town centre, as part
of an extended visit to Ashford, is a real opportunity that has yet to be realised. If this
is to happen the current poor pedestrian links and environment need to be tackled.

2.185 The two rivers which converge in this Quarter appear more as barriers to movement
than potential assets. However, flooding is an issue within this Quarter and especially
in the residential area to the south. There may be opportunities to use the investment
generated by new development to help mitigate the potential flood impact on existing
homes – in any event all proposals will need to meet policy CS19 of the adopted Core
Strategy.

Future role

2.186 This Quarter has an important role to play in the expanded town centre. Changing the
character of this area through high quality development and improved public realm,
would help to generate a stronger and more attractive image for Ashford and enhance
the status of the International Station. Creating a focus of activity here will also help to
provide jobs needed in the town centre, generate greater footfall movements and help
to reconnect this Quarter with the rest of the town centre.

2.187 However, change may take some time - it is envisaged that some of this Quarter may
not be available to come forward for redevelopment until later in the AAP period, or
even post 2021. This is due to a number of factors, including multiple land ownership
and the associated problems of land assembly; the difficult topography and the high
cost of developing along the road; uncertain market demand; and the unknown demand
for parking to serve the domestic and international services in the medium to long term.

2.188 Given the constraints above, this Plan has not sought to specifically allocate large areas
of land in site specific policies within this Quarter, apart from at one key site opposite
the International Station (see policy TC16). It is hoped that developing this site may
stimulate further investment in this Quarter in the medium term and complement the
operation of the station. The potential development on other sites is identified in the
text below but because of the uncertainty of delivery this has not been expressed as
formal policy.

2.189 Office use here is the most appropriate main use, building on the Quarter's excellent
position close to both Stations and to complement the focus of commercial activity
envisaged in the Commercial Quarter surrounding the domestic station area.
Complementary retail and leisure uses, especially at ground floor level are also
encouraged, helping to stimulate activity in this Quarter. Residential use, on the upper
storeys would also be appropriate.

2.190 Given the proximity to the International Station, a good business class hotel in this
Quarer would also be acceptable in principle should sufficient demand exist. A budget
hotel catering predominantly for car based users would not represent an appropriate
use of what is a strategically important location.

2.191 This Quarter currently provides a large amount of car parking, most of which directly
supports the operational needs of the International and domestic stations. The surface
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parking areas may be suitable development sites in the medium term – retaining car
parking there by building over one or two levels of car parking below the road level and
creating useable space at pavement level. Predicting the future need for car parking
to serve the stations and possibly the Designer Outlet Centre is difficult – any new
development will need to make allowance for reasonable levels of parking in this area
in the light of an assessment at the time.

2.192 The land around South Stour and Eastmead Avenues incorporates a potentially major
redevelopment opportunity for mostly residential use but also the opportunity for small
office/ B1 uses as part of a mixed use scheme. The site provides riverside access and
is well suited to a range of types of homes including houses. However, part of this area
currently lies within the 100 year floodplain, as does a considerable part of the existing
residential area to the south.

2.193 The Environment Agency has recently carried out work to assess the potential for a
flood wall to protect this site to at least the 1 in 100 year event. These works could also
benefit a large number of homes in the wider area that are susceptible to flooding. The
financial assessment of benefits of providing the flood wall are not so compelling that
this would be a high priority for public investment when judged against other needs in
the region. But developer funding, possibly combined with contributions from businesses
that would benefit, could part fund the flood wall and help draw in sufficient public
funding.

2.194 Obviously the Council would wish local residents to benefit from such a proposal and,
given that redevelopment here is supported in principle, the Council will work with the
Environment Agency, landowners and prospective developers to seek to find a way of
funding the works needed. Given the inevitable uncertainty involved, however, a formal
plan allocation has not been made.

2.195 Should this be realised, the redevelopment of this area should be mainly residential in
character and achieve an acceptable transition in terms of scale, character and density
to the traditional terrace-style properties to the south. The river frontage should be used
as a design feature with associated open space and residential development could be
used to help break up the visual impact of the southern elevation of the International
Station multi-storey car park.

2.196 Throughout this Quarter the river and the Green Corridor around it is under pressure
to function as a through route and local amenity space – urban development presses
in on all sides and the corridor is thin and vulnerable. But this Quarter is close to the
heart of the town’s network of green corridors so weak links at this point are damaging.
It is essential that development close to the river tackles this challenge by the especially
careful design of planting, access improvements and frontages that embrace and help
supervise the river. Efforts need to concentrate on creating more space and a stronger
sense of visual and ecological continuity for the corridor around the river – accepting
the constraints in this compact area – and pleasant and safe routes for pedestrians and
cyclists.
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Policy TC15 - The International Station Quarter

Development in the International Station Quarter should seek to improve the
connectivity between the stations, the town centre and the Designer Outlet Centre
to the south. It should also provide a more attractive gateway to the town for visitors
using the International Station. This should be achieved by a combination of
well-designed, high quality development and associated improvements to the public
realm. In particular, development along the Romney Marsh Road should create
active street level uses and a radically improved public realm alongside the road.

A mix of potential uses are appropriate in this Quarter, although an office based mix
is anticipated on sites closest to the International Station along with a business class
hotel. There are retail, office and leisure opportunities on Romney Marsh Road but
buildings will need to be of a design standard that reflects the importance of this
entrance to the town.

Buildings on each side of the river will need to step down to this smaller scale and
help to bring forward planting and carefully considered access improvements to
enhance the appearance and function of this stretch of the Green Corridor. Proposals
will also be required to improve the riverside environment in terms of its appearance
and biodiveristy. If the risk of flooding can be resolved, predominantly residential
development on land in the South Stour / EastmeadAvenue part of the Quarter would
be acceptable in principle.
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International Station Quarter Site Specific Policies

SITE TC16: Former B&Q Site, Beaver Rd
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2.197 This site stands on an important corner of the Beaver Bridge junction. It sits opposite
the main entrance to the International Passenger Station – although at present the road
design serves only to separate the two. This increases the impression of the site being
something of an 'island' surrounded by the river, Beaver Road and Romney Marsh
Road. It remains, however, an important redevelopment opportunity.

2.198 This should be the catalyst for a fundamental change to this Quarter's role and character
driven by substantial levels of new high-quality development, which will raise the
importance and prominence of this site within the future town centre context.

2.199 The current building is used as a retail warehouse and is utilitarian and of poor design
quality. Its orientation results in a large 'dead' wall being the prominent characteristic
when viewing the site from the Romney Marsh Road and the International Station.
Overall, the current development does not create a positive sense of arrival into the
town, failing to utilise its gateway location and its excellent relationship with the stations.

2.200 The varying levels across the site require a design solution that presents active frontages
at different levels. This is particularly important for the frontage of the site that faces the
International Station. The current building line should be brought forward to front and
be a strong part of the street scene of Romney Marsh Road. It should do the same to
Beaver Road and ‘turn the corner’ in the way well designed street blocks do – this helps
to define the street and creates a stronger, enclosed sense of place around the junction
which is for motorists the point of arrival to the town centre. This will be a heavily
trafficked space but a lively one, animated by the Learning Campus opposite, the
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International Station and the apartment scheme approved on the south side of Victoria
Way.

2.201 The river, which defines the southern boundary of this site, provides a different challenge.
A strong frontage is needed to help embrace the riverside as an attractive feature – a
riverside path is not needed as there is limited space and in any event there is a well
used route on the opposite bank. Part of the site falls within Flood Zone 2 and
appropriate design and mitigation measures will be needed. Proposals here should
also encourage improved levels of biodiversity.

2.202 Given the scale of surrounding buildings and roads, a relatively substantial building
form can be positioned here - development up to 6 storeys above ground level (at
Romney Marsh Road) is envisaged. Given the position of the site and its relatively
‘stand alone’ position it is possible that it could accommodate a landmark building of
greater height – with less site coverage and more vertical emphasis. This approach
would require a landmark building of proven, widely accepted architectural excellence
to signpost this important entrance to the town.

2.203 Overall the built form of any proposal, will need to generate a positive sense of entering
the town centre from Romney Marsh Road and enhance the pedestrian environment
within and adjoining the site – including a strong link to the International Station.

2.204 Office use should be predominant on a site with such easy access to the stations.
However, the proportions within the overall mix of uses are not pre-determined and
residential uses on upper floors are considered to be appropriate. Other suitable uses
include a good business class hotel catering for the emerging business market as the
office role of the town develops, and capitalising on the excellent rail access and links
to London and the Continent. Complementary retail and leisure uses would also be
needed to provide active uses at street level.

2.205 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

POLICY TC16 - Former B&Q site, Beaver Road

The former B&Q site is allocated for a mixed-use development, utilising the gateway
location to raise the importance and prominence of the site. A high quality office
development is envisaged for this location, in combination with residential uses on
upper floors and retail and/or leisure uses at street level. A good quality business
class hotel would also be appropriate. Proposals will:

A) Generate a positive sense of arrival into the town by creating buildings of high
design quality at the prominent corner site on the main Beaver Road/ Victoria Way
junction at the entrance to the town;

B) Establish a strong building line onto both Romney Marsh Road and Beaver Road
and deliver high quality public realm both adjoining and within the site;

C) Be designed to encourage easy pedestrian movement across Romney Marsh
Road to the International Station and fund the necessary improvement works;

D) Provide active uses at street level; and,

E) Improve the riverside environment in terms of its appearance and biodiversity
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Civic Quarter

© Crown Copyright Licence Number 100024427

Civic
Quarter

0 125 250 375 50062.5
Metres

Vision

2.206 A more spacious quarter with a softer character than much of the busy town centre,
heavily influenced by the presence of the river and the protected greenspace around
it. Development is relatively dispersed and focused on established large scale
educational, leisure and civic uses set in landscaped green spaces. With restricted
opportunities for development the focus for change is concentrated on Station Road
and Tannery Lane where this Quarter provides ready access to the Town Centre Core
and the Commercial Quarter. Popular, informal green spaces have an important role
to play in encouraging outdoor relaxation and informal recreation uses along the riverside
as well as in North Park. These serve the existing community and daytime recreational
needs of the large and growing local workforce - particularly in the Commercial Quarter.
The green spaces also work as an attractive transition to the established residential
communities to the east, and provide attractive routes to the town centre and stations
from these areas.

Current Context

2.207 This Quarter is a focal point for civic and leisure uses, with the Civic Centre and the
major attraction of the Stour Leisure Centre. It is within easy walking distance of both
international and domestic railway stations and is adjacent to both the Town Centre
Core and Commercial Quarters.

2.208 It has an attractive sense of place, characterised by a large amount of open space
between the converging Great and East Stour rivers. The northern part of the Quarter
is mostly occupied by the various buildings and large playing fields of Ashford School.
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East Hill, now a pleasant lane situated within the Town Centre Conservation Area
provides an attractive and well-used pedestrian link into the Town Centre Core area.

2.209 The southern part of this Quarter is bounded by Tannery Lane, which links directly into
the Town Centre Core area from the Civic and Stour Centres. As a result Tannery Lane
experiences reasonably high and consistent levels of pedestrian traffic. Another major
public facility – the existing library; proposed for redevelopment as the Ashford Gateway
Plus – sits on the opposite site of Memorial Gardens and there would be advantage in
creating as direct a pedestrian route as possible between these major public facilities
– an opportunity first identified in the Town Centre Development Framework.

2.210 The western part of the Quarter fronts onto Station Road, and is commercial in character
with a series of medium-scale office developments and the bowling centre.

Future Role

2.211 This Plan seeks firstly to retain and enhance this Quarter's more open character around
the river corridors. There are few realistic and deliverable development opportunities if
the open character of the area is to be kept and bearing in mind the established uses
here. Policy TC26 seeks to protect the Green Corridors through the town centre from
any significant built development.

2.212 However, some of the areas which front Station Road and Tannery Lanemay well come
forward within the Plan period and offer redevelopment opportunities. Given the proximity
to the Commercial Quarter, and the busy nature of these streets, predominantly office
development would be anticipated here of a similar scale (4-6 storeys), although a range
of alternative town centre uses could also be acceptable, including community uses.
In the short to medium term it is likely that the eastern side of Station Road will only be
a secondary retail location but ground floors should be designed with the in-built flexibility
for future retail use should demand materialise. Any development on Tannery Lane
should step down in height towards the river corridor.

2.213 There has been some initial consideration of the potential for a substantial indoor arena
for Ashford to cater for a range of future leisure and entertainment events of the sort
that are currently only available in other large venues outside the Borough. If a scheme
is found to be viable and brought forward during the Plan period, it would need to be
located on a site that is highly accessible by public transport, preferably within the Town
Centre. The most feasible option considered to date is the area of land south of the
Stour Centre, which is currently partly developed as a surface car park for the Civic and
Stour Centres. There would be considerable technical challenges to overcome including
access arrangements and the fact that the land lies within the 100 year floodplain – any
proposals would need to show that a practical solution exists and flood conditions would
not be worsened on site or elsewhere.

Policy TC17 - The Civic Quarter

The Civic Quarter is proposed to accommodate relatively small amounts of new
development based principally around the intensification of development on land
fronting Tannery Lane and Station Road. Office uses complemented by community
uses, and retail and leisure uses on the ground floor would be appropriate. Residential
development would also be acceptable in principle where a living environment of
sufficient quality can be created – for example, facing onto the green spaces.

Proposals in this Quarter will need to respect the setting of the Green Corridor and
be consistent with policy TC26.
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Residential Transition Quarter

Residential Transition
Quarter

Opportunity Sites

Spatial Area

Specific Allocated Sites

 © Crown Copyright. Licence Number 100024427
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Vision

2.214 This is an area of relatively little change where the primary focus is on handling a
sensitive transition from the busy, growing town centre to the established tightly-knit
residential areas surrounding its northern side. The residential focus remains but the
main change is an intensification of development along NewStreet, the western approach
to the town centre. This area will provide multi-storey parking for the town centre but
as part of an intensified development that successfully acts as an attractive gateway
to Ashford. The creation of an attractive landmark at the arrival to the town centre will
be complemented by upgrading the quality of the public realm at this busy traffic junction.
Elsewhere in the Quarter the residential emphasis remains – where there are suitable
sites new homes can be provided. Wherever possible improved pedestrian links will
be provided to help re-establish routes that were severed when the ring road was built.

Current Context

2.215 This Quarter is situated to the north of the town centre and is characterised by mainly
terraced residential properties. The former ring road has formed a hard edge to this
Quarter and severed many of the historic routes into the Town Centre core area and
left no built edge to the street.

2.216 In addition, the Quarter also contains retail and leisure uses at New Street, and the
Mace Lane industrial estate, to the east. Three main radial traffic routes - New Street,
Canterbury Road and Hythe Road enter the town centre from this Quarter, all of which
are important entrances to the town centre and subject to high levels of traffic movement.
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2.217 The Quarter also includes a small part of the river corridor at the eastern end of Mace
Lane and encompasses the Riverside Business park development.

Future role

2.218 This Plan aims to protect the existing residential character of this Quarter, enabling it
to act as a area of transition between the high levels of new development within the
Town Centre Core and the existing residential properties to the north and west. Only
a limited quantity of development is proposed.

2.219 However, the Plan does seek to promote development at both sides of the New Street
junction. Mixed use development on either side of New Street will strengthen its existing
gateway role along the main entrance to the town from junction 9 of the M20. The
current mixture of open parking and buildings does little to create a strong sense of
arrival. The building form will increase in scale from the smaller scale at the western
end of New Street towards the junction with West Street / Somerset Road – likewise it
will need to respect the scale and amenity of the residential areas to the north and
south.

2.220 Amulti-storey car park is proposed at New Street. This important piece of infrastructure
is needed here as it serves a key vehicular entrance to the town, where traffic movements
are high and is in easy walking distance of the town centre’s shops and services. This
is an important part of the overall parking provision needed to support the growth of
the town centre – the parking section of this plan explains the wider strategy in more
detail.

2.221 The Parking Strategy also highlights the potential need for another multi-storey car
park within this Quarter at Mace Lane, although it is not expected that this will be required
until the very end of the Plan period or later. This part of the Quarter accommodates
various existing viable uses, and as there is some uncertainty on the long term parking
requirements on this site and multiple land ownerships, it is not proposed to make a
site specific allocation in this AAP and the issue will be re-considered at the first review
of this plan.

Policy TC18 - The Residential Transition Quarter

The principal role of this Quarter is to act as a careful transition from the substantial
and larger scale development proposed in the Town Centre Core to the existing
residential areas to the north and west. Proposals coming forward in this Quarter
must be carefully integrated with the surrounding residential properties and respect
the scale of these properties and the quality of life of existing residents.

Where there are small scale development opportunities residential use is appropriate
– at street corners this can be complemented with small retail or leisure uses on the
ground floor.

At New Street, a carefully designed, strong new entrance to the town centre is
proposed with a multi-storey car park forming a key part of a development mix that
can include complementary retail, leisure and office uses.
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Residential Transition Quarter Site Specific Policies

Policy TC19 - New Street South

Opportunity Sites

Spatial Area

Specific Allocated Sites

© Crown Copyright. Licence Number 100024427
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TC19

2.222 The majority of this site is currently used as a surface car park, serving the adjoining
food-store and gym. The site is highlighted in the Council's Parking Strategy (2006) as
a location for a new multi-storey public car park, to help provide adequate parking for
the growth of the town centre. The site’s location, serving traffic from the west and
north, means that traffic can avoid having to use the former ring road to access car
parking, helping to increase capacity elsewhere.

2.223 Its location also provides shoppers with the opportunity to park close to the town centre,
offering direct and quick access to the town centre services. The car park will in turn
generate greater pedestrian movement into the northern part of the town centre, helping
to support the planned re-development here, notably at Park Mall (policy TC4), the New
Rents area and the New Street North site (policy TC20).

2.224 The Parking Technical Note, 2009, indicates that a multi-storey car park here is required
to accommodate 400 additional car parking spaces, and is likely to be required by
around 2018.

2.225 The Council and its partners are working together to draw up a more detailed
development solution for this site that reflects the its constraints. At present, there
appears to be two main options for this site.

2.226 The first is that the multi-storey car park can be delivered on the existing surface car
park. However, this is dependent on finding a suitable design solution for the
development, notably the need to minimise the impact on the residential properties in
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Marlowe Road and Norwood Gardens which lie to the south of the site. At the western
end of the site, where the dwellings in Marlowe Road back onto the site and the listed
Prince Albert public house lies adjacent, development should be proportionate in scale
and elsewhere development should be limited in height to no more than 4 storeys.

2.227 The opportunity should also be explored to use basement level car parking to help
reduce scale and impact. Opportunities to combine the delivery of the multi-storey car
park with other forms of development on this site should also be explored. For example,
retail uses could be provided along New Street on the ground floor as a means of
providing a more attractive frontage to the site.

2.228 Alternatively, a multi-storey car park may be delivered as part of a comprehensive
redevelopment, including the existing shop / gym. This approach would also enable an
increase in useable floorspace, as well as meeting the car parking requirement because
there is scope to build higher on the corner of New Street and Forge Lane (4 and part
5 storeys), and benefit the streetscape by moving the building line forward to front New
Street and Forge Lane whilst still retaining good pavement width and public realm.
Should this be the case, retail use could continue on the ground floor with leisure, offices
or residential apartments above.

2.229 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.

Policy TC19 - New Street South

This site is allocated to provide amulti-storey public car park, providing 400 spaces.
A scheme will need to be designed to minimise the impact on residential occupiers
of properties in Marlowe Road and NorwoodGardens and achieve a good design
relationship with the adjacent listed public house.

A comprehensive redevelopment of the whole site, incorporating the multi-storey
car park, would also be acceptable. In this case, a new building should provide a
positive and strong development frontage to Forge Lane and the New Street junction,
whilst achieving active ground floor uses and good pedestrian facilities on a generous
pavement and enhancing the crossing facilities to the Town Centre Core. The
building’s design will need to be of special quality to act as a focal point and gateway
to the town centre and complement the traditional architectural form and scale of
the New Rents area opposite.
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Policy TC20 - New Street North
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2.230 This site is currently occupied by a single building split into three retail units. The site
also accommodates an associated small public car parking area, designed principally
to serve the shop units on the site.

2.231 The design of the current building is not of high quality – it is inward facing, and fails to
provide an attractive or active street frontage onto Somerset Road or New Street. The
Council would support comprehensive redevelopment of this site for retail, office,
residential or leisure uses – or some combination of these uses.

2.232 The design issues on this site mirror closely those on the site to the south of New Street.
A similar concern exists to limit impact on nearby residential properties and the
Conservation Area; the same attention to architectural quality is needed and the building
height issues are similar. Buildings should step down in height where they are closest
to the boundaries of the residential properties in Kent Avenue and New Street. Once
again there is the opportunity to extend the building footprint to create a stronger entrance
and greater sense of enclosure at the New Street / Somerset Road corner. On this part
of the site, development up to five storeys may be acceptable subject to the building
form and positioning being designed to avoid a material impact on the amenities of the
adjoining residents.

2.233 In addition, it will be necessary to upgrade the existing local sewerage infrastructure
before the development can connect into it.
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Policy TC20 - New Street North

Re-development of this site is proposed for retail, office, or leisure use or some
combination of these uses, together with an element of residential development.

Proposals will:

A) Seek to provide active uses on the ground floor, but in any event be designed to
have the main facade and entrances to buildings facing Somerset Road and New
Street;

B) Be of high design quality and create a strong focal point and gateway to the town
centre, with development up to 5 storeys;

C) Move the building line forward towards Somerset Road and New Street and create
a good pedestrian environment; and,

D) Ensure that development here is sympathetic to the amenities of residential
occupiers of properties in Kent Avenue and New Street and the character of the
adjoining Conservation Area.
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Indicative Quantum's of Development

Uses (sq.m. - gross)

OtherResidentialCommercialRetail / LeisureQuarter

4,0001,00016,00050,500*Town Centre Core

-15055,0002,500Commercial

Learning
Campus

1,7508,8808,350Southern
Expansion

-10010,0004,000International
Station

--3,0001,000Civic

-1002,0002,000Residential
Transition

3,10094,88068,350*Totals

-4,7404,370**No. of Jobs

OtherResidentialCommercialRetail / LeisureSites

3005,00022,000TC3

-1003,0009,000TC4

-1002,0005,000TC5

1,5002004,0002,000TC6

Gateway Plus---TC7

-300--TC8

-15055,0002,500TC9

Learning
Campus

4505,0002,000TC11

-3801,8805,350TC12

-620-1,000TC13

-3002,000-TC14

-1006,0004,000TC16

-50-1,000TC19

-501,0002,000TC20

Approx
24,000

3,10084,88055,850Totals
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Uses (sq.m. - gross)

-4,2403,750**No. of Jobs

Indicative Quantums of Development

* these figures exclude the 19,000 sq.m. retail expansion of County Square, completed in 2008.

** the job figures include an assumed 950 jobs created by the 19,000 sq.m. County Square
extension based on an average job density of 1 job per 20 sq.m.

2.234 The table above sets out the indicative development quantum and appropriate mix of
uses envisaged to come forward within the Town Centre AAP area, across the respective
Quarters and on specific sites, over the Plan period. These figures are regarded as
suitable targets that would achieve the requirements for the town centre set out in the
Core Strategy and should not necessarily be interpreted rigidly or as a maximum. The
policies and supporting text for the respective Quarters and sites should be read in light
of this table.

2.235 The mix of uses proposed in the table demonstrates how the Town Centre should
develop over time, in order to achieve an appropriate balance of uses and deliver an
integrated and attractive urban environment. However a degree of flexibility within and
between the relevant commercial and retail/leisure mixes, is considered acceptable,
providing the Plan’s other policy requirements are met, such as achieving active ground
floor frontages.

2.236 This flexibility is needed, particularly in the early years of the Plan period to help allow
the market to respond to opportunities in Ashford and changing patterns of investment
and occupier demand. It also enables the best mix to be achieved once more detailed
levels of design have explored how to develop often complex sites in the best way.
However, proposals that significantly depart from the broad mix of uses indicated are
unlikely to be permitted. In particular, schemes which propose the replacement or
significant diminution of strategically important uses on key sites (e.g. offices in the
Commercial Quarter) will be likely to be unacceptable.

2.237 With the exception of residential development, the total development envisaged to come
forward on allocated sites does not match the total figure for each Quarter. The
difference reflects a small allowance made for development coming forward on
unallocated sites within the Quarters. This is considered to be reasonable given the
length of the Plan period and the likelihood that that other sites will come forward during
this period – for example, land fronting Station Road in the Civic Quarter, the
redevelopment of sites in Mace Lane, and the development potential of the International
Station Quarter.
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3 Topic Based Issues
Town Centre Car Parking

Objective

3.1 The overall approach to town centre parking has three primary objectives:

to support the development of the town centre as a shopping and leisure destination
through increasing the relative proportion of short-stay spaces and providing these
in several specific centralised locations.
to reduce the relative proportion of parking provided in the town centre for long-stay
(i.e commuters or employees).
to limit the need for additional vehicular movements on the former ring road, in
particular the shared space along Elwick Road, West St & Forge Lane and any
future extensions.

Introduction

3.2 The demand to travel to the town centre by car is forecast to grow significantly, given
both the level of development envisaged here and the overall increase in population
within the Borough. The traffic capacity of the former ring road has been reduced, with
its reconfiguration into a two-way system and the implementation of the shared space
scheme along Elwick Road as a first phase of its reconfiguration into a series of town
centre streets.

3.3 The town centre and the roads leading to it cannot deal with unrestrained increases in
traffic without damaging the town's environment and causing serious congestion. There
is an overall desire to see a significant modal shift for Ashford, encouraging greater
usage of public transport and less car traffic over time as alternative modes of transport
become available and this premise underpins the sider strategic approach to
development in the adopted Core Strategy. In the Town Centre, this is particularly
relevant in relation to traffic using the former ring road.

3.4 Policy CS15 of the Core Strategy - ‘Transport’ recognises this and promotes three Park
and Ride sites on the periphery of the town, served by SMARTLINK (a flexible, high
technology bus-based system which will provide rapid transport from outer Ashford into
the town centre). These Park and Ride services are seen as one of the main tools for
combating traffic congestion in the town centre, particularly through the provision of
long stay parking spaces at the Park and Ride sites. Long stay spaces cater mainly for
commuters who travel into the town for predominantly employment purposes, either in
Ashford itself or elsewhere via the railway Stations. This is particularly an issue for the
town centre given the level of job creation envisaged here.

3.5 Short stay parking plays an important role in ensuring the well being of the town centre
as a retail and leisure centre. Short stay spaces cater for car trips throughout the day
and make efficient use of valuable town centre land, especially where provided in
multi-storey car parks or under buildings.

3.6 Policy CS15 sets out that the town centre should seek to accommodate three new
multi-storey car parks, located outside the former ring road. Their location would still
allow shoppers quick access to the town centre's services and facilities but would not
require car travel along the former ring road.

3.7 Nevertheless, even with the implementation of the Park and Ride schemes, and the
delivery of peripheral multi-storey car parks, the Parking Strategy, (34 )recognises that
some parking spaces are also needed within the former ring road. It identifies the need

34 Parking Strategy, 2006
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for short stay car parking in particular, allowing people to ‘Park and Shop’. The locations
of these spaces play a crucial role in sustaining the viability and vitality of the town
centre, allowing direct access to its retail and leisure offer, in particular. These spaces
can also provide more accessible parking facilities for the disabled.

3.8 A careful balance must be struck so that new parking to serve the town centre does
not conflict with the overall objective of reducing traffic congestion and encouraging
other non-car modes of transport. In this context, policy CS15 sets out that the town
centre should seek to accommodate 1,700 new short stay spaces and 1,150 long stay
spaces within the town centre. Since this was adopted, the requirement for these
numbers of new spaces has been revised to take account of the proposed quantum
and mix of development proposed in this Plan and this is now reflected below.

Future Parking Demand

3.9 The parking demand figures used in the Parking Strategy (November 2006), have
continued to be updated as further transport modelling iterations with both the land use
plan and SMARTLINK demand have been carried out. A Parking Strategy Technical
Note, (January 2009) has been produced that summarises the results of this parking
demand modelling; the rationale behind the extent of restraint used to take account of
the capacity of a reconfigured ring road; and the need to encourage use of SMARTLINK,
Park and Ride, walking and cycling. It also sets out a revised phasing strategy.

3.10 This shows that by 2021, and taking account of the need to encourage modal shift from
car use to public transport, walking and cycling, 5,100 new car parking spaces will be
needed to serve the expanded town centre - 3,100 of which will be for long-stays (over
5 hours) and 2,000 for short-stays (up to 5 hours). An estimated 400 of these new
spaces will be in private non-residential (PNR) car parks that will replace 400 or so
spaces that will be redeveloped or lost to change of use. 2,400 of these new spaces
are proposed to be accommodated in 3 new Park & Ride sites constructed on the
outskirts of the town.

3.11 A total of 1,776 parking spaces (including the 400 existing PNR spaces) are due to be
lost through redevelopment proposals contained in this Plan. Therefore, of the 2,700
new spaces to be physically provided in the town centre itself, 924 of these are net
additional spaces.

Future Parking Provision

3.12 The availability and location of car parking has a major influence on people's choice of
means of transport. A careful balance is therefore needed to ensure that potential visitors
to the town have direct and quick access to the town centre shops and services, whilst
also ensuring traffic congestion remains manageable. The parking strategy proposes
to achieve this balance in three key ways, two of which are directly relevant to the Area
Action Plan.

1) Multi-Storey Car Parks

3.13 Policy CS15 ‘Transport’ proposed three multi-storey car parks for the town centre. The
most appropriate locations for these are on the periphery of the former ring road, at
Victoria Way, New Street and Mace Lane. Their locations, on the main radial routes
into the town centre, allow easy access for cars, but, crucially are just outside the former
ring road thus reducing the need to travel on these routes to park. These locations are
all as close as possible to, and within a short walking distance, of the Town Centre Core
Quarter and therefore still allow for quick and convenient pedestrian access into the
town centre.

3.14 In addition, the delivery of large amounts of car parking in multi-storey car parks allows
the release of other town centre car parks for redevelopment, helping to make the best
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use of valuable town centre land, e.g Vicarage Lane Car park (policy TC5) which can
be released for re-development once one multi-storey car park is operational.

Victoria Way

3.15 The delivery of the ‘Victoria Way’ route, will provide a new link from Beaver Road in the
east to Brookfield Road in the west and will play a key traffic distribution role. A
multi-storey car park along this route would enable the traffic movements generated
here, as a result of these improvements, to be captured. Its proposed location, south
of the current footbridge over the railway provides quick and easy access into the town
centre core for pedestrians.

3.16 The Parking Strategy envisages that the Victoria Way multi-storey car park will be
delivered within the early stages of the plan, in tandem with the first phase of Victoria
Way, running from Beaver Road to Leacon Road. This will provide 500 additional
spaces (see policy TC12).

New Street

3.17 New Street provides consistent and high levels of traffic movements into the northern
and western parts of the town centre on a key radial route. A multi-storey car park at
New Street would harness this movement, whilst also being located outside the former
ring road, helping relieve traffic congestion. Given how close it is to the northern part
of the town centre, it would also help to support any redevelopment of Park Mall and
pedestrian movements in this part of the town generally.

3.18 The Parking Strategy (as recently updated by the 2009 Technical Note) suggests that
this car park will become operational by about 2018, and is proposed to accommodate
400 additional car parking spaces (see policy TC19).

Mace Lane

3.19 Policy CS15 and the Parking Strategy suggests that, dependent on all anticipated
development coming forward before 2021, there is a possible need for a third multi-storey
car park within the town centre in the final stages of the Plan period. This third multi
storey car park is identified in the Town Centre Development Framework and the Parking
Strategy at Mace Lane, serving the north-eastern areas of the town, and capturing traffic
arriving from the east along the A292 Hythe Road. Four hundred additional spaces (200
short stay and 200 long stay) are suggested as being necessary here.

3.20 Although Mace Lane is an area which is slightly more remote from the existing main
shopping area of the town centre, it still represents a location within easy walking
distance of the town centre, in particular the lower High Street and Vicarage Lane areas.

3.21 It is not envisaged that the car park would be required until the end of the plan period
at the earliest and then only if a further multi-storey car park proves to be required at
that time.

Policy – TC21 - Multi-storey public car parks

Multi-storey public car parks are required to be delivered in the town centre before
2021 at Victoria Way(providing 500 spaces) and New Street (providing 400 spaces).
Planning permission will not be granted for any alternative proposal which would
prejudice the delivery of these multi-storey public car parks.
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2) Public Parking in the Town Centre Core

3.22 In addition to the implementation of the Park and Ride schemes, and the delivery of
the new multi-storey car parks, a small number of short-stay car parks, located inside
the Town Centre Core Quarter or accessed via the former ring road, are also required
to deliver the overall parking strategy. The locations of these spaces helps to sustain
the viability and vitality of the town centre, allowing the most direct access to its retail
and leisure offer in particular. These types of spaces can also provide easily accessible
facilities for drivers with disabilities.

3.23 There are already existing public car parks at County Square, Park Mall, Edinburgh
Road, Vicarage Lane, Station Road and Dover Place but most of these are due to be
replaced as part of wider redevelopment proposals. The Council's approach is that
some of these spaces could be re-provided as part of redevelopment proposals on
these sites (except at Dover Place and Vicarage Lane) but that additional public car
parking should be restricted in favour of the identified new multi-storey car parks.

3) Park and Ride

3.24 The delivery of three Park and Ride schemes on the periphery of Ashford will play a
critical role in ensuring the overall success of the parking approach for the town centre.
They will provide largely long stay car parking, helping to serve the level of new jobs
envisaged to come forward in the town centre by 2021 and beyond. This Plan does not
cover the location or delivery of these proposed Park and Ride schemes as they fall
outside its boundary.

3.25 Details on the Park and Ride proposals are set out under Core Strategy Policy CS15
- ‘Transport’. Further details can be found in the Parking Strategy and the 2009 Technical
Note and will be forthcoming within the relevant DPD’s within the emerging Ashford
Local Development Framework. For reference, the relevant documents are the Urban
Sites and Infrastructure DPD (for the Warren Park and Ride), the Cheeseman’s Green
and Waterbrook AAP, and the Chilmington Green / Discovery Park AAP.

Town Centre Parking Standards

3.26 Planning Policy Guidance Note 13 ‘Transport’ requires development plans to set out
maximum car parking standards for varying types of development, with the overall
objective to reduce traffic congestion and encourage other, non-car, modes of transport.

3.27 The Core Strategy states that both a phased reduction in maximum parking standards,
and a limit to the amount of long stay parking provision in the town centre, is required.
This is primarily because of the amount of new office development envisaged, which
generates a significant demand for long-stay car parking and the reduced capacity of
the former ring road.

3.28 The Council accepts that maximum parking standards for retail and leisure schemes
could be reduced in due course below existing PPG13 standards in the town centre
due to the good access to public transport services. It is not reasonable to require
reduced maximum parking standards at the current time for commercial office
developments until improved and alternative transport infrastructure is in place. The
phasing of the provision of Park and Ride and SMARTLINK are therefore critical factors
to support commercial development. Park and Ride will provide substantial numbers
of long-stay car parking spaces, reducing the need for long-stay parking in the town
centre and in conjunction with the delivery of SMARTLINK will give employees the
opportunity for fast and frequent transit into the town centre. Combined, these should
provide an attractive alternative to long stay parking in the town centre whilst allowing
for some conversion of existing long stay spaces to short stay provision.
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3.29 Therefore, this Plan adopts an approach, outlined by the Parking Strategy and embodied
in policy CS15 of the Core Strategy, to progressively reducemaximum parking standards
below PPG13 levels and to reduce the amount of on-site spaces allowed in the town
centre, once alternative parking facilities and the improved public transport to serve
them is in place.

Mixed Use Development

3.30 It is likely that the majority of major developments in the Town Centre will incorporate
a mixture of uses. In such cases, the Council, will seek to apply the maximum parking
standards on a pro-rata basis, relating to the amount of each use being proposed.
Proposals coming forward should explore the possibility of sharing spaces between
uses, especially when the peak levels of use do not coincide, in order to reduce the
overall on-site car parking requirement. For example, on-site, unoccupied office car
parking at night, could be used by the residential element of any mixed use proposal.

Office Development

3.31 A significant level of new office development is envisaged within the town centre up
until 2021. Office development generates a high demand for long stay car parking
spaces, to serve the needs of the employment base created. However, as described
above, a careful balance is needed as, in planning terms, long stay car parking provision
in town centres should be reduced over time, as set out in policy CS15.

3.32 The current PPG13 maximum standard for office development is 1:30 sq.m. Given the
need to balance the encouragement of a developing successful commercial office
market in the town centre with the locational benefits of the town centre's location in
respect of public transport accessibility, it is reasonable for this standard to be applied
as the maximum for the time being.

3.33 However, in line with the need to progressively reduce parking standards, as set out in
policy CS15 of the Core Strategy, it is proposed that maximum standards for office
development in the town centre shall be reduced when alternative infrastructure and
services are in place. Therefore, the maximum parking standard for office development
will reduce to 1 space per 60 sq.m. on the introduction of the first Park & Ride services
and 1 space per 85 sq.m. on the introduction of services from a second Park & Ride
site linked by SMARTLINK bus services to the Town Centre.

Retail and Leisure Development

3.34 Large amounts of new retail and leisure development are also proposed in this Plan up
to 2021. Unlike office development, retail and leisure developments generate a demand
for mainly short stay car parking that will be used by several different occupiers each
day. This form of parking is proposed to be primarily accommodated at the three new
multi-storey car parks in the town centre.

3.35 Consistent with the overall approach, and taking account of the retail market in the town
centre, the availability of short stay parking and the relative accessibility to public
transport, it is proposed that a reduced standard for retail and leisure development of
1 space per 30 sq.m. should apply pending improvements to public transport and the
delivery of alternative parking facilities.

3.36 This standard should then be progressively reduced to a maximum standard of 1 space
per 40 sq.m. on the opening of the first town centre multi-storey car park or Park & Ride
site (whichever is the earlier) and 1 space per 50 sq.m. on the opening of the second
facility. (either town centre multi-storey car park or Park & Ride site, whichever is the
earlier). Maximum parking standards for leisure developments in the town centre will
also be progressively reduced against existing PPG13 standards. in principle, in line
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with these trigger points and ration reductions but each proposal will be considered on
a bespoke basis dependent on the type of leisure facility involved.

3.37 In most cases, the appropriate standard will be that which is in force at the time a
decision is made on the relevant planning application. However, for larger schemes
expected to be implemented over a long period of time, it is possible that a scheme (or
part of it) may be implemented after a trigger point for a change in parking standards
has been reached. In these circumstances, the Council will negotiate the appropriate
maximum standard at which parking should be provided.

Policy TC22 - Office, Retail and Leisure parking standards

Maximum parking standards, for office and retail development, will be progressively
reduced, in line with the provision of alternative infrastructure.

Office Development coming forward in the town centre will apply the following
maximum standards:

1:30 sqm – before the delivery of any operational park and ride services

1:60 sqm - once one Park and Ride service is operational

1:85 sqm - once two Park and Ride services are operational

Retail development coming forward in the town centre will apply the following
maximum standards

1:30 sqm - before any newmulti-storey car park or park and ride service is operational

1:40 sqm- once either one multi-storey car park or one park and ride service is
operational (whichever is sooner)

1:50 sqm - once either two multi-storey car parks or two park and ride services, or
one of each, are operational (whichever is sooner)

Leisure developments coming forward in the town centre will applymaximumparking
standards in line with PPG13 but these will also be progressively reduced on a
bespoke basis in line with the retail development-related trigger points and ratio
reductions above.

Residential Standards

3.38 Planning Policy Statement 3 requires Local Authorities to develop residential parking
policies for their various areas, taking into account such factors as car ownership, the
importance of promoting good design and the need to use land efficiently.

3.39 It is considered that maximum parking standards should be applied to all residential
development coming forward within the Town Centre, given the finite and valuable
nature of the land coupled with the need for higher density development within the town
centre to meet the growth targets. The limited capacity of the town centre's road network,
the sustainable location and the additional impact of the high speed rail services to
central London due to commence in 2009 are also factors which justify this approach.

3.40 This Plan proposes to adopt an average maximum standard of 1 car parking space per
residential unit for all units up to and including 3 bedrooms. For any larger residential
properties in the Southern Expansion and International Station Quarters, an average
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maximum standard of 1.5 parking spaces will be used whilst elsewhere the average
maximum of 1 space per dwelling unit will continue to apply. This variation reflects the
ability to access those two Quarters without using the former ring road and the slightly
more 'edge-of-centre' location. For all residential schemes in the town centre, the Council
will encourage measures such as 'car clubs' which can reduce the demand for on-site
car parking and may thus help to justify a lower parking standard being applied.

3.41 In addition, where residential developments come forward as part of a mixed use
scheme, proposals should demonstrate how they could share private parking spaces
between the other uses proposed, especially at off-peak times, in order to lessen the
number of parking spaces needed to serve the overall development.

Policy TC23 - Residential parking standards in the town centre

Proposals for residential development within the town centre shall apply an average
maximum parking standard of 1 space per residential unit for all units of 3 bedrooms
or fewer. Where applicable, proposals should also investigate the possibility of
sharing parking spaces with other uses on-site, especially at off-peak times.

In the Southern Expansion and International StationQuarters, proposals for residential
units of 4 bedrooms or more shall apply an average maximum parking standard of
1.5 spaces per dwelling. Elsewhere in the town centre, residential units of this size
shall apply the average maximum standard of 1 space per residential unit.

Cycling

3.42 Cycling represents a highly sustainable and healthy mode of transport. Encouraging
greater cycle use is a key aspiration for the wider Ashford Growth Area and will play
an important role in achieving a successful modal shift for the Town. Appropriate cycle
parking provision, within development schemes, will help to stimulate greater cycle
usage within the town centre. Therefore, in relation to retail and leisure development,
a minimum cycle parking standard of one cycle parking space per 10 car parking spaces,
based on the overall maximum car parking demand generated from the development
by the application of the maximum standards set out in policy TC23 above, will be
applied and will be required to be provided on site.

3.43 For new office schemes, a more stringent standard should be applied to encourage a
greater modal split as part of a Travel Plan for such developments. In these cases, 1
cycle parking space for every 5 car parking spaces should be provided as a minimum,
based on the overall maximum car parking demand generated from the development
by the application of the maximum standards set out in policy TC23 above, and will be
required to be provided on site.

3.44 For town centre residential developments, it is also important to encourage greater
cycle use through the provision of appropriate amounts and forms of cycle parking. For
flatted developments, cycle parking should be provided communally in secure
compounds within the development, whilst for town houses or other non-flatted forms
of housing, a cycle parking facility should be provided within the curtilage of the property.

3.45 Where possible, the type of facility provided should make it possible for the frame and,
if possible both wheels to be locked to the fixture without risking damage to the bicycle.
The parking facility should be protected from the weather, lit at night and clearly
sign-posted. Secure cycle parking will be encouraged at locations (such as railway
stations) where cyclists are likely to want to park long term. Developers will be
encouraged to provide shower and changing facilities for cyclists in large employment
generating developments as part of an overall Travel Plan.
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Policy TC24 - Cycle parking standards in the town centre

Within the town centre, proposals for retail or leisure development should apply a
minimumcycle parking standard of 1 space for every 10 car parking spaces (generated
by the application of the maximum car parking standards).

For new office developments, the minimum cycle parking standard shall be 1 space
per 5 car parking spaces (generated by the application of the maximum car parking
standards).

For new residential development, space should be provided at a minimum ratio of
0.3 cycle spaces per dwelling for flatted developments and 1 cycle space per dwelling
for town-houses or other non-flatted units.

All the cycle spaces must be provided on-site.

Other Types of Development

3.46 The Council will adopt the appropriate higher level strategic guidance on parking
standards, in relation to all other types of development proposed within the Town Centre.
It may be appropriate to reduce the applicable standard over time as alternative transport
infrastructure is provided.

Commuted Parking

3.47 Where appropriate, the non-operational parking needs of development can be provided
by a system of commuted payments to finance public car parks either close to the town
centre or in off centre locations such as Park and Ride sites. Government guidance
also allows such contributions to be used to assist public transport, walking or cycling,
where appropriate.

3.48 For new office development, the majority of the long-stay car parking requirement should
be located off-site, principally at the Park and Ride sites and to a lesser degree at the
proposed town centre multi-storey car parks. This is required to prevent large new
private, non-residential car parks being developed in the town centre. Such car parking
represents an inefficient use of valuable town centre land, is inconsistent with the aim
of achieving a more sustainable modal split and is restrained by the reduced capacity
of the former ring road and associated road network.

3.49 The Council believes it is appropriate for at least 50% of the overall parking requirement
(inclusive of operational and non-operational parking requirements), for new office
development to be commuted off site. Of the 1600 new spaces proposed at the town
centre multi-storey car parks, 500 (about 30%) are scheduled to be long-stay spaces.
Therefore, of the spaces that will be provided off-site to serve town centre office
developments, 30% of these will be to the multi-storey car parks and 70 % to the Park
and Ride sites.

3.50 As with new office development, it is not appropriate for all the parking requirements
of retail and leisure developments to be provided on site. In fact, in town centres, the
great majority of the parking demand for these uses are normally provided for in
communal short-stay public car parks. Therefore, at least 90% of the overall parking
demand for these uses should be commuted to off-site locations. This should principally
be in the new proposed multi-storey town centre car parks but where this is not
appropriate or deliverable, then parking may be commuted to the Park & Ride sites. As
a guideline, the Council would expect at least 70% of commuted retail or leisure related
spaces to be at the multi-storey car parks.
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3.51 Any remaining on-site parking should therefore be confined to operational parking
(including disabled spaces). In certain circumstances, this remaining parking could be
made available to the general public through an appropriate charging and ticketing
regime to be agreed with the Borough Council, in particular for off-peak residential use.

3.52 In accordance with policy TC25 below, the 'commuted' parking requirement will be met
by a developer contribution related to the costs of providing a parking space and
associated bus service at either a Park & Ride site or town centre multi-storey car park
as appropriate. These contributions at 2006 prices are £5,000 per Park & Ride space
and £10,000 per town centre multi-storey space. These contributions will be secured
through Section 106 Agreements and will be payable on commencement of the
associated development in order to enable the funds to be used to bring forward parking
capacity.

3.53 Commuted payments received through the application of Policy TC25may also be used
to support the associated bus service which operates from the Park and Ride sites to
the town centre, whether this is part of the SMARTLINK network or a bespoke service.

3.54 The Council's adopted commuted car parking policy allows for the return of any
commuted payments plus interest to the developer if the Council has not made provision
for the parking spaces covered by the payments, usually within a ten year period, In
practice, the Council will seek to negotiate with developers on both the timing and
phasing of commuted payments.

Policy TC25 - Commuted parking

Where retail, leisure and office development is proposed within the town centre,
developers will be expected to provide the non-operational element of car parking
requirement, as stipulated in policy TC22, in car parks available for public use,
including new Park and Ride sites and multi-storey car parks. This will typically be
achieved through appropriate agreements for commuted payments.

All office development coming forward within the town centre will provide funding
for a minimum of 50% of the overall proposed parking requirement off site to be
provided at the proposed Park and Ride sites (70%) and town centre multi-storey car
parks (30%).

All retail / leisure development coming forward within the town centre will provide
funding for a minimum of 90% of the overall proposed parking requirement to be
provided at the proposed multi-storey car parks (minimum 70%) and Park and Ride
sites (maximum 30%).

Management arrangements for on-site parking facilities will be required to be agreed
by the Council where general public use is promoted, to ensure appropriate hours
of opening, tariff and levels of public access.

In appropriate cases, the Council may seek to use commuted payments to assist
public transport, walking or cycling to access the development. Where the Council
has used forward funding to provide off-site public car parking in advance of
development coming, commuted payments may also be used to repay such forward
funding.
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Green space / protected areas

Green Corridors

3.55 The Town Centre is bounded to the east and the south by the corridors of the Great
Stour and East Stour rivers. These attractive river corridors provide a contrast with the
urban townscape by offering a softer environment in the heart of the town. They also
have various important functions as a large proportion of the town centre's public
recreational open space and a network of pedestrian and cycle routes throughout the
town. These natural 'green corridors' also include valuable nature conservation areas
and act as wildlife corridors by linking urban habitats with the countryside beyond.

3.56 The existing Borough Local Plan identified a series of 'Green Corridors' that passed
through Ashford with the objective of retaining their open character and enhancing their
contribution to the environment. In April 2000, the Council produced a Green Corridor
Action Plan, which forms adopted Supplementary Planning Guidance to the saved Local
Plan policies EN13 & EN14. The Action Plan sets out proposals for improving the
riverside environment and it is intended that this SPG will be updated and superseded
by subsequent SPD, as referred to in policy CS18a of the adopted Core Strategy, in
due course, but in the meantime the SPG remains extant.

3.57 This will reiterate the need to make sure that Town Centre riverside spaces form the
focus for active frontages and enhance the overall legibility of the river corridor through
the centre of Ashford, ensuring that future development responds positively to the
opportunities of a riverside frontage.

3.58 The roles that the river corridors play has been reviewed through the Green and Blue
Grid Strategy (2008). The Strategy took forward the principle of a 'Green Necklace' for
the Ashford Growth Area that is reflected in the adopted Core Strategy (Fig. 2, para.
14.9 and policy CS18a) and highlighted the role of the river corridors in the town centre.(35 )

3.59 The Green and Blue Grid Strategy suggested that the Town Centre is the most critical
part of the whole Grid, given that it represents the key hub of activity and destination
for the 'human' users of the Grid. The Town Centres Green corridors are a vital asset,
providing a basis for encouraging a network of footpaths and cycle-ways, free from
vehicular traffic, complementing the overall desire to improve the Town Centres overall
accessibility, and the desire to encourage non-car modes of travel in and around the
Town. Overall, therefore, this Plan should seek to continue the established role of the
Green Corridors through the town centre.

3.60 Given the Green Corridors' important and varied role, it is considered that they should
be protected, maintained and where possible enhanced. Therefore, any development
coming forward within the green corridors as indicated on the proposals map, will
normally be limited to uses which are considered ancillary to their function and role,
such as access for pedestrians and cyclists and suitable leisure facilities.

3.61 Other forms of development will not normally be permitted, unless there are overriding
planning benefits, and it can be demonstrated there would be no significant harm to
the Green Corridor's environment, including its visual amenity, overall function and
nature conservation value.

3.62 In addition, areas adjoining the Green Corridors are also important as they can have a
significant effect on the character and appearance of the Green Corridors themselves.
Therefore, development proposals on land adjoining the Green Corridors in the town
centre will need to demonstrate how they make a positive contribution to the setting
and appearance of the Corridors through their design and architecture. Buildings should

35 Ashford Green and Blue Grid, Strategy, 2009
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be orientated so that they present their main facade to the Green Corridor and new
pedestrian / cycleway routes that improve accessibility into and through the Corridors
will be encouraged.

POLICY TC26 - Green Corridors in the Town Centre

The protection and enhancement of the Town Centre's Green Corridors is a key
objective.

Development proposals within these identified Corridors will be permitted, providing
it would be compatible with, or ancillary to, their principal open space use or other
existing uses within them, and it can be demonstrated that the proposal would not
harm the overall environment, biodiversity, visual amenity or functioning of the
Corridor.

Other forms of development proposals, including those relating to an existing use
within the Corridor, will not be permitted, unless:-

1) it would be in accordance with a site specific policy in this Plan, or,

2) there are overriding planning benefits, and it can be demonstrated there would
be no significant harm to the environment, biodiversity, visual amenity and functioning
of the Corridor.

Development coming forward on land adjoining the Town Centre Green Corridors
shall make a positive contribution to the biodiversity value, setting, role, accessibility
and amenity value of the Corridors.

Open Space, Recreation, Sport and Play

3.63 Recreation, sport and play help to enrich the quality of the lives of local residents and
play a key role in enhancing many public places, parks and green spaces. The Town
Centre currently includes Memorial Gardens, Vicarage Field and East Stour Park, as
areas of 'designated open space'. The latter falls within the Green Corridor. In addition,
Victoria Park, Bowen's Field, and Watercress Fields, all within the Green Corridor, lie
just outside the Town Centre area boundary to the south. Victoria Park is one of the
main strategic public open spaces referred to in Chapter 14 of the Core Strategy and
plays a key role in meeting the open space requirements, and needs, of town centre
residents.

3.64 In 2008, the Council produced a PPG17 audit which concluded that the Town Centre
was deficient in the provision of recreational facilities, outdoor sports areas and children's
play areas (with the exception of Victoria Park). This existing deficiency is likely to be
exacerbated as the town centre expands and the local population increases. Therefore,
it is critical to protect and enhance the existing public open spaces within and adjoining
the town centre and improve the accessibility of these areas from within the town centre.
This approach is reflected in Core Strategy policy CS18 'Meeting the Community's
Needs'.

3.65 Despite this deficiency, this Plan does not seek to extend any existing open spaces
within the town centre. This is primarily due to the limited physical space available in
the Town Centre for new development and the need to accommodate relatively high
density development in order to achieve the scale and mix of development needed to
meet the targets in policy CS3 of the Core Strategy.
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3.66 In relation to indoor sports provision, it is assumed that this demand will be met by the
Stour Centre and its possible future expansion.

3.67 Whilst strategic recreation and open space facilities are to be provided via the proposed
strategic tariff (see policy CS8 of the Core Strategy), policy CS18 of the Core Strategy
establishes the principle that local recreation or play facilities should normally be provided
on-site. However, for development sites in the town centre, it is likely that only relatively
small amounts of open space provision will be able to come forward and their practical
value will be limited by their size. This is unlikely to provide sufficient open space to
meet the needs arising from the development and so an approach which seeks
appropriate off-site provision or in-lieu financial contributions from the developer will be
required. Such a scenario is identified in para. 14.10 of the Core Strategy. These
contributions should ensure that the necessary equipped public open space can be
provided within a reasonable walking distance, or that improvements can be made to
the range of play facilities on an existing area of open space to allow for more intensive
use.

3.68 The current Borough Local Plan includes saved policies on the appropriate standards
for the provision of equipped public open space, play facilities and 'on-site' leisure /
sporting facilities (policies LE5, LE7 and LE8). A starting point in relation to the likely
scale of off-site financial contributions, is reflected within the adopted 'Developer
Contributions / Planning Applications', Supplementary Planning Guidance, 2001.

3.69 These policies should continue to apply to new developments in the town centre where
residential units are proposed until the extant SPG is superseded by a SPD based on
the updated evidence from the PPG17 audit.

POLICY TC27 - Open Space, Recreation, Sport & Play facilities

Within the Town Centre area boundary, where on-site provision for open space, play
or sporting facilities cannot be provided at an appropriate level to meet the needs of
the development, a financial contribution will be sought to provide the remaining
provision, off-site. Proposalsmust demonstrate that this off-site provision is situated
in an appropriate and accessible location, and that it meets of the needs arising from
the development based on the standards applicable at the time.
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4 Implementation
Introduction

4.1 The delivery of the Ashford Growth Area agenda requires concerted input from a wide
range of public and private sector agencies. Many of the challenges faced affect the
town centre. This Plan has set out various infrastructure / projects which need to come
forward to successfully deliver an expanded and enhanced town centre. These include:

• Public realm improvements, both strategic and on-site

• Multi-storey car parks

• The new Victoria Way

• Park and Rides sites on the periphery of the Town

• The Learning Link

4.2 This Chapter explains how these and other projects / programmes are currently being
delivered and how they will come forward in the future. This Chapter also sets out the
delivery mechanisms.

Implementation / delivery mechanisms

The Strategic Tariff

4.3 The Core Strategy (policy CS8) introduces a strategic tariff that will help fund certain
strategic infrastructure and projects in the Ashford Growth Area. This will apply to
residential accommodation in the town centre at a level to be set in the Infrastructure
Contributions SPD. The Core Strategy explains that employment and retail uses will
not pay the strategic tariff but that contributions to a programme of town centre public
realm enhancements are likely to be sought from employment and retail developments
in the Town Centre. Detailed guidance will be produced on this, in the Infrastructure
Contributions SPD, taking account of the objectives of the Public Realm Strategy but
also the ability of such developments to fund such works.

Site-specific Section106 contributions

4.4 Currently, all contributions from development towards infrastructure needs arising are
collected through site-related s106 agreements. Even when the Strategic Tariff is
introduced, and certain infrastructure is produced through that mechanisms as Policy
CS8 makes clear, the strategic tariff will not replace the need for dedicated planning
(ie Section106) agreements, as they will remain necessary to deliver specific site-related
contributions which are not covered by the Strategic Tariff.

4.5 A good example of this is public realm improvements. It is expected that development
projects will deliver the necessary on-site public realm improvements in line with the
parameters set out in the site policy and other relevant policies including upgrading the
pavement areas along adjoining highways. Schemes coming forward as windfall
development will also need to deliver equivalent public realm improvements. All allocated
sites and significant windfall sites will also need to provide public art works on-site (or
contribute funding to more strategic works in the wider town centre). More detailed
advice will be contained within the Town Centre Design SPD.
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Ashford’s Future Partnership Board and the Ashford’s Future Company

4.6 The Ashford’s Future Partnership Board brings together leaders from key organisations
in the region to work together to deliver the growth area. The Borough Council is a key
player but the Board is independent of the Council. All planning decisions remain the
responsibility of the local planning authority (in the vast majority of cases, the Borough
Council). The Partnership Board agrees a Programme for Development – revised each
year – which establishes the key projects going forward and their funding.

4.7 Ashford’s Future Company Limited is the delivery arm of the Ashford Future Partnership
Board. It has been established to drive forward an ambitious programme of infrastructure
projects to enable longer term growth opportunities and re-position Ashford as a new
economic anchor in Kent, and also to co ordinate the wider framework of partner activity.

4.8 The Company was formed by its FoundingMembers, namely Ashford Borough Council,
Kent County Council, SEEDA and the Homes and Communities Agency. It has a private
sector Chairman and three other private sector directors on its Board.

4.9 In support of the economic growth of Ashford the partnership has identified that
expanding and enhancing the Town Centre is one of its four key sub-programmes.

4.10 Overall the company is able to: enable and promote the Partnership’s projects, hold,
manage and develop assets, enter into contracts to deliver infrastructure and channel
tariff, growth area and other funding (at the discretion of the Ashford’s Future Partnership
Board) to deliver projects for which it is responsible.

4.11 There are various funding streams on which the Partnership and the Company can
partially draw, highlighted below:

• Growth Area Funding (GAF) from the Department for Communities and Local Government,
via the Homes and Communities Agency

• Community Infrastructure Fund (CIF), a joint Communities and Local Government and
Department for Transport funding stream

• The Regional Infrastructure Fund (RIF), sponsored by SEERA and SEEDA

• In due course there will be contributions to infrastructure via the Strategic Tariff, through section
106 agreements between developers and the local planning authority

• Income from assets and investments

• Contributions from founding partners eg HCA and SEEDA and other partners e.g. the Learning
and Skills Council

Business Plan

4.12 The Company has developed a business plan, approved by the Partnership Board,
which sets out its contribution to the Programme for Development, providing a clear
view of what it intends to do, how it intends to do it and the funding mechanisms to
support the activities mentioned. The first business plan runs until 2011. The Plan will
be monitored and updated yearly but with sufficient flexibility to respond in year to
changing circumstances.

4.13 The total programme to the end of 2010/11 has attracted £26 million of Growth Funds,
£16m of Community Infrastructure Funds and £15m of Regional Infrastructure Funds
(CIF and RIF subject to confirmation in March 2009). This represents a total investment
package of £57m to 2010/11, which is forecast to unlock private sector investment in
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the region of £300million. How this money is related to the various projects in the Town
Centre is highlighted below.

Cost Plan

4.14 The Company is continuing to develop an Infrastructure Cost and Funding Plan setting
out the required infrastructure to deliver a sustainable community within Ashford, up
until 2031, based on the Core Strategy.

4.15 In the town centre and elsewhere, this will be funded by a combination of growth and
other dedicated funding streams (CIF/RIF and other grant funding), mainstream public
sector funding, and from the private sector either directly or through strategic tariff
contributions, or other section 106 agreements.

4.16 The Infrastructure Contributions SPDwill outline the mechanisms for securing developer
contributions for site-related and strategic infrastructure. The final form of this SPD will
be influenced by the emerging proposals for a national Community Infrastructure Levy.
This SPD will rely on a robust Infrastructure Cost and Funding Plan as a firm evidence
base to justify the level of tariff, and the projects this income will fund. The timing for
providing such infrastructure will also be modelled so that constraints to development
can be removed – for example, by making funding bids and/ or seeking forward funding
from other sources, to be repaid from strategic tariff in due course.

Monitoring

4.17 Both the Ashford’s Future Partnership Board and Company will monitor the delivery of
the programme, for example through the Business Plan. The Company will also review
overall performance and benefits arising, in particular how delivery of key infrastructure
impacts on a) policy requirements, such as sustainability and quality of life standards,
and b) targets such as the 28,000 jobs and 31,000 homes targets between 2001 and
2031.

4.18 The Borough Council has a statutory duty to monitor this Plan - as set out in the
Monitoring Chapter - and will link its monitoring of development to the work of the
Partnership Board.

Major Town Centre investment underway or completed

1) Ring Road

4.19 The transformation of Ashford’s inner ring road into a two-way town centre road system
was completed in Autumn 2008. This project has created the opportunity for a series
of well used, mixed use main streets as a basis for the town centre’s growth. Elwick
Road, West Street and Bank Street have been changed into ‘shared spaces’ with a
focus on a fine new public space at Elwick Square.

2) Public sector investment in important sites in the Town Centre

4.20 Since 2004, the regional development agency, SEEDA and the Homes and Communities
Agency have been bringing into public ownership a number of strategically important
sites to facilitate regeneration of the town centre and lever in significant private sector
investment.

4.21 Elwick Place – A large proportion of this site is owned by SEEDA who are working with
a development partner to bring forward a major mixed use development, linking the
station area to Bank Street and County Square.

4.22 The Commercial Quarter – SEEDA has assembled land in this area so that there can
be a comprehensive approach to creating the major new business centre planned here.
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This area is the key area for employment growth in the Town Centre and the public and
private sectors will together bring forward the development planned.

3) Victoria Way

4.23 Victoria Way will help to release the regeneration potential of the Southern Expansion
Quarter. Funding from the Community Infrastructure Fund (CIF) has been sought and
the project is proceeding to planning application and tender. The first phase of this
important new through route will be further enhanced at a later stage as development
takes place to ultimately provide a quality 24m street corridor. Where the redevelopment
of sites adjoining the Victoria Way corridor deliver public realm enhancements as part
of their redevelopment proposals, financial contributions will not be sought to the public
realm improvement fund.

4) The Learning Link

4.24 Options for a much improved pedestrian and cycle bridge linking the town Centre Core
via the gateway to Elwick Place to the new Southern Expansion Quarter's developments
to the south of the railway will be developed through a feasibility study and design
competition using Growth Area Funding. Various sources of funding for the capital
works will be needed, including development contributions for public realm improvements.

5) Park and Ride & SMARTLINK

4.25 As referred to in the Parking section of the AAP, Park and Ride sites will need to play
a key role in meeting the future demand for spaces in the Town Centre. GAF funding
has been secured to aid the delivery of the town's first Park & Ride, (due to be operational
by 2012, subject to further funding). This Park and Ride will be served by SMARTLINK,
the rapid bus transit system.

6) Multi-Storey Car Parks

4.26 Victoria Way - The first multi storey car park envisaged to come forward. This is likely
to be delivered as part of the comprehensive development of the Powergen North site.

4.27 New Street and Mace Lane – The Parking Strategy suggests that New St should be
operational towards the later period of the Plan, with Mace Lane likely to come forward
at the end of or shortly after the Plan period. Both of these car parks are envisaged to
come forward as part of a comprehensive development on these sites.

4.28 However monies from other sources may be needed to help secure these important
pieces of infrastructure. This will be prioritised as part of the monitoring of the
Infrastructure Cost and Funding Plan.

7) Public Realm & Public Art

4.29 Strategic improvements to the Town Centre Public Realm will be delivered through
either tariff funding, in particular the contributions from employment and retail
development towards the town centre public realm improvement fund, as set out in
Policy CS8, or public funding.

4.30 Some publicly funded improvements are underway (e.g. at Latitude Walk). However
many of the improvements needed, such as the works planned to the ‘Station Approach’,
will be delivered as part of the redevelopment coming forward on adjacent allocated or
windfall sites. For example, the Commercial Quarter will deliver works planned to 'Station
Approach' / 'Station Square' and the Southern Expansion Quarter will deliver the
necessary enhancements to Victoria Way.
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4.31 All allocated sites (and other major sites that may emerge) will be expected to bring
forward public realm improvements associated with the site in question, and also public
art. In order to secure this, a Section106 agreement will be drawn up in line with specific
requirements for the site in question. The principal issues are identified in this Plan but
more detailed guidance will come forward in the Town Centre Design SPD and as site
designs are worked up by applicants.

8) Station Improvements

4.32 A station refurbishment programme, in conjunction with South-Eastern Trains, will
precede the launch of the full high speed domestic services, in December 2009. This
includes an extended booking hall and better cycle and public transport facilities. This
investment will help to kick start the longer term vision for the ‘Station Approach / Station
Square’.

9) Promoting Art and Culture

4.33 Improving cultural and artistic opportunities through the refurbishment of St Mary’s
Church is an important project and another element of Ashford’s growth. Growth Area
Funds are helping to deliver this project to broaden the town’s cultural offer and help
make the town a more attractive place to live and work.

10) Media / Technology Centre

4.34 Provisional funding is available for an Enterprise/New Media and Innovation Centre in
the town centre, to provide incubator accommodation and support for new commercial
businesses, especially in New Media and other knowledge economy sectors. The
Centre will promote the use of fibre optic broadband and create linkages with Higher
Education providers.

11) Community Schemes

4.35 As referred to in the Business Plan, there is a commitment by the Council and the
Ashford’s Future Company to:

• Work with the Learning and Skills Council and South Kent College to ensure the delivery of
the Ashford Learning Campus

• help provide community and cultural facilities, including:

Gateway 'Library Plus';
The Primary Care Trust’s Kings Avenue development;
Voluntary Sector facilities – a sum has been set aside from Government Growth
Area Funding to refurbish existing facilities through Community Chest grants, whilst
the cost plan includes a longer term aim to develop a town centre based voluntary
community sector hub.

• Explore the potential for a new large performance venue within the town centre.

12) Flood Alleviation Measures

4.36 The Environment Agency has recently carried out work to assess the potential for a
flood wall to protect a large area of the International Station Quarter from the risk of
flooding. These works could also benefit a number of existing homes in the area that
are susceptible to flooding. The financial assessment of benefits of providing the flood
wall are not so compelling that this would be a high priority for public investment when
judged against other needs in the region. It is anticipated that developer funding,
contributions from businesses affected and other potential funding sources can be
brought together to enable the works to be commissioned.
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Market Advice on Deliverability

4.37 The Council has sought recent advice from the commercial consultants, Jones Lang
LaSalle (JLL) (36 ), on the deliverability of the main constituent elements of the AAP,
both in general and across the various Quarters. Understandably, given the current
exceptional economic conditions which are significantly different to those experienced
during the preparation and Examination of the Core Strategy, JLL have some doubts
as to whether, it is likely that the overall quantum of commercial and residential
development proposed in the AAP will be delivered by 2021.

4.38 However, JLL are confident that the town centre will be able to deliver these quantums
of development when market conditions have improved and the effects of the population
growth of the town and investment in infrastructure are taken into account. There is
good reason to anticipate that the step change in the Ashford economy that is required
to drive the sustainable growth of the town can be achieved, following the catalyst of
the commencement of high speed rail services to London in mid December 2009.

4.39 The Borough Council is also preparing an Economic Development Strategy that will
assess in more detail the issues that need to be addressed in order to prepare the town
for the market and set out proposals and actions to complement the planning and
development policies encompassed in this AAP.

36 Ashford Town Centre Area Action Plan Market Review, JLL, February 2009
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Public Realm Priorities
The following public realm improvements are proposed (not identifi ed in priority 
order):

A - Elwick Road East -  A high quality, pedestrian friendly street linking the key 
route between the rail station and the town centre core of a quality which sits 
comfortably alongside the shared space scheme.

B - Upper Bank Street – Completes the enhancement of this key pedestrianised 
shopping street, linking with the retail heart of the town, by complementing the 
character established in lower section of Bank Street.

C – Footbridge – An attractive, safe and direct link between the town centre core 
and south Ashford which complements the public spaces at Elwick Square and 
Victoria Square.

D – Somerset Road – To mend the broken pedestrian links between the historic 
core and the residential areas to the north.

E – New Street Square – A new, high quality public space which improves  ac-
cess by foot into the town centre core and defi nes the place as a key entrance 
point to the town.

F – North Street Square - A new, high quality public space emphasising the his-
toric gateway into the town and improving accessibility between the town centre 
and residential areas to the north.

G - Station Square – The point of arrival to the town centre  - a major new public 
space which also acts as a busy public transport interchange, providing a posi-
tive sense of arrival to the town and connection with the town centre core. 

H – Station Quarter – Connections between the domestic rail station, internation-
al station and Designer Outlet Centre and linking effi ciently with the town centre.  

I – Green Corridors – Attractive, well appointed green routes for increased footfall 
and cycle movement along the river corridors with strong links into the town 
centre.

J –  High Street – Sensitive improvements to the historic character of the High 
Street  in a manner which reinforces its strong identity as a key contributor to the 
vitality to the town centre.
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7 Monitoring and Review
7.1 Monitoring will play a critical part in identifying any requirement for a review of the

Ashford Town Centre Area Action Plan as a result of national, regional or local
circumstances. It will also enable early action to be taken to overcome any barriers to
delivery of the Plan’s objectives and/or proposals and policies.

7.2 The Planning and Compulsory Purchase Act 2004 requires local planning authorities
to produce an Annual Monitoring Report (AMR) every year and this will be the main
mechanism for assessing the progress being made towards delivering the targets and
objectives set out in the Area Action Plan.

7.3 There are two different types of indicator that are used to monitor policies, these are
Core output indicators, which are mandatory for all Local Planning Authorities, and
Local indicators that have been developed to monitor particular local circumstances
and issues. Two of the indicators used in the AMR, which are specific to the Town
Centre AAP require updating in response to this Plan.

Core output indicator: Amount of completed retail, office and leisure development in Ashford
Town Centre between 2006 and 2021

Retail/ leisure uses: up to 57,700 sq.m. net
Commercial use 93,000 sq.m. net

Local indicator:Number of net additional dwellings completed per annum within Ashford Town
Centre between 2006 and 2021

Total net new housing: 2750 dwellings
Affordable housing component: 825 dwellings

The anticipated phasing of the housing development in the town centre has been set out in the
housing trajectory in the AMR. Once this AAP is adopted and individual sites thereby become
allocated, it is the Council's intention to reflect these sites as individual elements in the housing
trajectory table.

7.4 The estimates of housing completions are based on evidence and discussions with
land owners, but housing completions will obviously be subject to market conditions.
Clear delivery mechanisms are identified in the Plan but any short term under
achievement of housing completions on these sites is likely to be accommodated by
the overall context of housing provision set out in the Core Strategy.

7.5 Four further local indicators are required to monitor the progress of AAP policies and
will be added to the AMR:-

Policy TC21

At least 1200 new multi-storey public car parking spaces in the town centre by
2021.

Policy TC25

Office development within the town centre will provide funding for a minimum of
50% of the overall proposed parking requirement off site.
Retail / leisure development within the town centre will provide funding for a
minimum of 90% of the overall proposed parking requirement off site.

7.6 Most indicators included in the AMR have been designed to monitor spatial strategy
policies, and are relevant to all of the Local Development Framework Documents. As
it is an aim to deliver the Town Centre development in a sustainable way the indicators
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in the list below will be used to assess the Town Centre. At present these are borough
wide or wider area targets but in future the contribution of Town Centre development
towards the target will be monitored separately.

Existing TargetType of
Indicator

Indicator

8,000LocalNumber of additional jobs created within the Town Centre
2001 - 2021

100%LocalPercentage of new homes meeting the relevant code for
sustainable homes standard as set out in Policy CS10

100%LocalPercentage of new non-residential buildings meeting the
appropriate BREEAM standard and credits set out in
Policy CS10

30% to 2010
50% post 2010

LocalReduction in average household water consumption (over
existing consumption levels) in new developments

Target for 2007 -
2014 is 20%+

LocalPercentage of Carbon Dioxide Emissions reduced from
new major developments for: CS3 Town Centre

To minimise loss of
existing tourism
facilities

LocalAmount of existing tourism lost (unless satisfactory
replacement facilities are provided) and new tourism
facilities gained as a result of new development

No Net LossLocalAmount of existing public recreation, sports, children's
play, leisure, cultural, school and adult education, youth,
health, public service and community facilities lost (unless
satisfactory replacement facilities are provided) and
gained as a result of new development.

100%LocalPercentage of new homes (on major sites) with a SUDS
feature in accordance with the SUDS strategy
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8 Glossary
This section explains some of the technical terms, documents and organisations referred to in
the Town Centre Area Action Plan

Annual Monitoring Report (AMR): The Council is required to produce an AMR each year to
assess the performance and effects of the LDF

Area Action Plan (AAP): A type of Development Plan Document focused upon a specific
location or an area subject to conservation or significant change (such as major regeneration).

Ashford Growth Area: Term relating to Ashford town including its proposed expansion areas.
Ashford has been identified by the Government as one of four major growth areas in the
Sustainable Communities Plan.

Ashford urban area: The existing built-up parts of Ashford town.

Ashford’s Future: Ashford's Future is a partnership of local councils, government agencies
and others from the public and private sector. The partners are able to bring their own expertise
and resources in their own areas of responsibility, to address the growth of Ashford under the
Sustainable Communities Plan. This allows Ashford to maintain local democratic control of
many aspects of the project with the help and support of others. For further details please view
www.ashfordbestplaced.co.uk

Borough Local Plan: The Ashford Borough Local Plan was formally adopted by the Borough
Council in June 2000. It sets out a framework of plans and policies to guide the development
and use of land in the Borough. It is in the process of being replaced by the Local Development
Framework.

By Design: Better practice guidance produced by the Government in 2000 which aims to
promote higher standards in urban design.

Community Strategy: A document setting out a vision for the Ashford Borough community,
produced for the Local Strategic Partnership of key local agencies. For more information, see
chapter 1 of the Core Strategy.

Conservation area: Areas formally identified by local planning authorities for having special
architectural or historic interest, which can be subject to stricter planning controls.

Design and Access Statement: A document which must accompany most types of planning
applications explaining the design process for a development and providing details on how it
can be accessed by everyone, including elderly or disabled people.

Development Plan Document (DPD): A key local planning document forming an essential
part of the Local Development Framework. DPDs include the Core Strategy, site-specific
allocations of land, Area Action Plans (where needed), and the Proposals Map. DPDs form
part of the statutory development plan. All DPDs are subject to rigorous procedures of community
involvement, consultation and independent examination. Once adopted, development control
decisions must be made in accordance with them unless material considerations indicate
otherwise.

Examination in Public (EIP): The public examination of a Structure Plan or Regional Spatial
Strategy by an independent panel of Inspectors.

Greater Ashford Development Framework (GADF): An important supporting document to
Ashford's Local Development Framework, which sets out options for the growth of the town up
to 2031. The GADF reflects findings from an extensive programme of consultation events,
studies and plan-making undertaken during the course of 2004 and early 2005.
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Greenfield land: Land, often farmland, that has not previously been developed.

Green &Blue Grid Strategy: The Green & Blue gird is the overarching strategy for the approach
to the living network of green and blue spaces for people and nature across the borough.

Highway Authority: The authority responsible for maintaining the local highway network other
than trunk roads and motorways. Kent County Council is the Highway Authority for the Ashford
area.

Highways Agency: An executive agency of the Department of Transport, responsible for
operating, maintaining and improving the strategic road network of England.

Housing Needs Survey: A study to examine the housing requirements for the communities
and households of the Borough. The Ashford Housing Needs Study was published in 2005.

Infrastructure: A summary term for facilities and services required to support development,
including water supply, sewage and waste water treatment, electricity, highways, cycle routes,
public transport, health and education services, community facilities, open spaces, parks, sports
pitches, play areas, etc.

Kent and Medway Structure Plan: The Structure Plan for Kent and Medway, jointly produced
by Kent County Council and Medway Council, which sets out the strategic planning framework
for the protection of the environment, major transport priorities, and the scale, pattern and broad
location of new development including provision for new housing and major economic
development across Kent and Medway. The plan was adopted in July 2006.

Listed Building: A building of special architectural or historic interest. Listed buildings are
graded I, II* or II with grade I being the highest. Listing includes the interior as well as the exterior
of the building, and any buildings or permanent structures within the curtilage. English Heritage
is responsible for designating buildings for listing in England.

Local Development Document (LDD): The collective term for documents forming part of the
Local Development Framework, which includeDevelopment Plan Documents and Supplementary
Planning Documents.

Local Development Framework (LDF): A term used to describe a folder of documents, which
includes all the local planning authority's Local Development Documents, including the Core
Strategy and other Development Plan Documents, Supplementary Planning Documents, and
the Statement of Community Involvement amongst others. More details about Ashford’s LDF
are in the introduction to the Core Strategy.

Local Transport Plan: A plan produced by Kent County Council which sets out how their
transport vision will be achieved over a five-year period and outlines the funding required from
Government to achieve this vision.

Parking Strategy: A background document to the Town Centre AAP (See Appendix 2 of this
document)

Planning Policy Guidance (PPG): A series of documents issued by central government setting
out national land use policies for England on different areas of planning. These are gradually
being replaced by Planning Policy Statements (PPS).

Planning Policy Statements (PPS): A series of statements issued by central government to
replace the existing Planning Policy Guidance (PPG) notes.

Previously Developed Land: Land which is or was occupied by a permanent structure (excluding
agricultural or forestry buildings) and associated fixed-surface infrastructure. The definition
applies to the curtilage of the development. A detailed definition can be found in PPG3.
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Proposals Map: An essential component of a Local Development Framework, showing the
location of proposals in all current Development Plan Documents, on an Ordnance Survey base
map.

Regional Spatial Strategy (RSS) & the South East Plan: The replacement for Regional
Planning Guidance. The RSS identifies the scale and distribution of new housing in the region,
indicates areas for regeneration, expansion or sub-regional planning and specifies priorities for
the environment, transport, infrastructure, economic development, agriculture, minerals and
waste treatment and disposal. The RSS for the South East is the South East Plan, adopted
May 2009.

Registered Social Landlord (RSL): A housing association or a not-for-profit company registered
by the Housing Corporation to provide social housing.

Section 106 Agreement: A legal agreement under section 106 of the 1990 Town & Country
Planning Act. S106 agreements are legal agreements between a planning authority and a
developer, or undertakings offered unilaterally by a developer, that ensure that certain extra
works related to a development are undertaken.

SMARTLINK: A high quality, bus-based transport system proposed to link the many parts of
Ashford, including the growth areas, to the town centre.

Special Landscape Area: A local, non-statutory designation protecting areas with higher quality,
locally distinctive landscapes.

Statement of Community Involvement (SCI): A key document within the Local Development
Framework prepared by the Council, which sets out how the local community and stakeholders
will be involved in the preparation of LDF documents. It also sets out arrangements for involving
the community when considering planning applications and major proposals for developments.

Strategic Environmental Assessment (SEA): An environmental assessment of plans and
programmes, including Development Plan Documents.

Strategic Tariff: A charge to be placed on developments in the Borough to help pay for the
costs of strategic infrastructure needed to support new development. Further details are set
out in chapter 8 of the Core Strategy.

Supplementary Planning Document (SPD): A Local Development Document that adds further
detail to policies and proposals in a 'parent' Development Plan Document. Unlike Development
Plan Documents, SPDs do not form part of the statutory development plan. Examples in Ashford
will include SPDs on Design Codes and the Strategic Tariff.

Supplementary Planning Guidance (SPG): The equivalent of a Supplementary Planning
Document under the old Local Plan system.

Sustainability Appraisal (SA): An appraisal of the economic, environmental and social effects
of a plan from the outset of the preparation process to allow decisions to be made that accord
with sustainable development.

Sustainable Communities Plan: A report published by the Government in 2003 which identified
Ashford as one of four areas in the UK where major growth should take place.

Town Centre Development Framework: A background document to the Town Centre Area
Action Plan, which sets out what kind of place the town centre should become by 2031. It is led
by a vision and defines objectives for sustainable growth and regeneration of the town centre.
It also outlines significant projects, phasing, delivery, and an implementation programme to
guide regeneration and development.
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Urban Capacity Study: A study undertaken to establish how much additional housing can be
accommodated within an urban area.

Windfall: A site, usually for housing, which is not specifically allocated for development in a
development plan, but comes forward for development during the lifetime of the plan.
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Appendix 1 - Schedule of superseded adopted Local Plan Policies
The following Borough Local Plan policies will be replaced by policies within the AAP:

Replacement Town Centre Action Plan PolicyAdopted Local Plan Policy to be
replaced

TC1EN6

TC3 & TC2S1

TC6S2

TC9S3

TC5 & TC17S4

TC11 & TC16S9

TC11S10

TC17S11

TC15S42

TC22TP12

TC22TP13

TC25TP15

The following Borough Local Plan policies will be deleted once the AAP is adopted, as they are
no longer relevant:

- S6, S7, HG17, TP5, TP9, TP14

Borough Local Plan policies EN13 and EN14 are not wholly replaced by policy TC26 as they
continue to apply outside the Town Centre area. However, within the Town Centre area, policy
TC26 shall take precedence if there is a conflict between it and policies EN13 and / or EN14.
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Appendix 2 - A list of the Town Centre Action Plans supporting
studies
Ashford’s Capacity: A Handbook for Change (2003): This report presents the Quality of Life
Capital approach, identifying thresholds and issues to help define growth.

Ashford’s Future Parking Strategy (Nov 2006): A report setting out the proposed parking
Strategy for the Ashford Growth Area reflecting and supporting the Town Centre Development
Framework and Action Plan and including an implementation strategy for Park and Ride and
new Town Centre parking provision.

Ashford's Future Parking Technical Note (March 2009): This document reviews and updates
the approved Car Parking Strategy (2006), it reflects the development proposals in the Area
Action Plan, and the revised demand modelling outputs.

Ashford’s Future - Priorities for Growth (2005): The ‘Priorities for Growth’ document describes
the range of economic activities and investments that are necessary to deliver sustainable
communities in Ashford, including 31,000 new homes and 28,000 new jobs by 2031.

Ashford Green and Blue Grid Strategy: The Green & Blue grid is the overarching strategy
for the approach to the living network of green and blue spaces for people and nature across
the borough.

Ashford Retail Study (2003): This document was produced by CBRichard Ellis to guide English
Partnerships and ABC on the scale of new retail development which would be needed as a
result of the major urban extensions in Ashford.

Ashford Sustainable Community Strategy (2008-2018): The Community Strategy is an
‘umbrella’ document for the whole of Ashford borough. It begins to set out a shared long-term
vision for the area that reflects local aspirations and provides a way of agreeing what the priorities
should be. It therefore draws upon all regional, county, borough and neighbourhood strategies
and plans.

Ashford Town Centre Area Action Plan Market Review (2009) : Report prepared by SEEDA
on behalf of ABC to provide a review of the development proposals for specific sectors and
Quarters proposed in the Town Centre Area Action Plan

Ashford Town Centre Baseline Analysis (March 2004): This report was commissioned by
English Partnerships, SEEDA and ABC to prepare and deliver a mixed use development strategy
for Ashford Town Centre in the form of a Development Framework along with development
briefs for a number of key sites. This document is the baseline analysis of Ashford in 2004.

Ashford Town Centre Character Area Study (2006): The Ashford Character Area Study
provides a comprehensive appraisal of Ashford’s character including its urban form and
townscape.

Ashford Town Centre Development Framework - (TCDF) (March 2006): In June 2004
consultants were commissioned by English Partnerships, on behalf of Ashford Borough Council,
Ashford's Future and SEEDA to prepare a Development Framework for Ashford Town Centre.
This framework brought together the visions and aspirations for the town centre, seen in the
wider context of the Greater Ashford Development Framework which looked at the growth area
as a whole.

Ashford Town Centre Development Framework Functionality Impact Study (June 2005):
This study relates permeability and public space potentials to pedestrian activity, commercial
viability and safety in the public realm.
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Ashford Town Centre Foodstore Retail Assessments 2008 and 2009: In 2008,Savills were
commissioned to asses the potential to accommodate a modern food store in or adjacent to
Ashford town centre. In 2009, Savills were asked to provide an update of this report to take
account of recently approved development commitments.

Ashford Town Centre Flood Risk Assessment (2009): A document, produced by the
Environment Agency, which assesses the flooding issues in relation to the Town Centre and
asses the development sites coming forward

Ashford Town Centre Area Action Plan - Pre Submission Consultation statement: Report
summarising the formal representations received on the Town Centre Area action Plan 'Preferred
Options Report' and how the Council have taken these comments into account.

Ashford Town Centre Private Sector Engagement Report (2005): This report was produced
by Jones Lang La Salle on behalf of SEEDA, ABC, KCC and Ashford's Future. The report
establishes the optimum property offer and partnership arrangements to attract private sector
to engage in the redevelopment of the Town Centre.

Ashford Town Centre Public Realm Project (2003): This report by Space Syntax studies
pedestrian movements within the Town Centre, including peak and off peak pedestrian flows.

Ashford Town Centre Public Realm Strategy (2009): A comprehensive review and update
of the Draft Public Realm Strategy, 2006. Its role is to develop ideas set out in the TCDF to
establish a clear, unique and recognisable identity and vision for future works in the Town
Centres Public Realm. The Strategy sets out key design principles and restructuring elements
to help knit the Town Centre together, based around a strong hierarchy of new and existing
spaces, streets, lanes and alleyways.

Baseline Report: Ashford’s Current position (June 2004): This report was produced by
Ernst and Young and is an assessment of the baseline economy in Ashford in 2004.

Employment Land Review (2008): Commissioned by ABC in 2008 to provide forecasts of
future employment land needs in the Borough, by sector, up to 2021.

The Greater Ashford Development Framework (GADF): The main supporting document to
Ashford's Local Development Framework, which sets out options for the growth of the town up
to 2031. The GADF reflects findings from an extensive programme of consultation events,
studies and plan making decisions undertaken during the course of 2004 and early 2005.

Halcrow Overarching Report (2002): Report produced by Halcrow in 2002 setting out the key
findings of capacity studies into Ashford's Growth.

IntegratedWater Management Study (IWMS):A background report to the Ashford LDF, which
examines water management issues in relation to the Ashford Growth Area.

Movement and Linkages Strategy (April 2006): Amovement strategy for the town centre that
addresses the issues associated with the expected levels of growth envisages to come forward
in the Town Centre.

The Open Space Audit (Dec 2008): The overall aim of this study was to undertake, research,
analyse and present conclusions meeting the requirements of Planning Policy Guidance Note
17 (PPG17) : Open Space, Sport and recreation. This report was commissioned by ABC and
completed in December 2008.

Strategic Flood risk assessment (SFRA): An SFRA was carried out for the Core Strategy,
and as such covered the Town Centre Area. The SFRA covered; assessments of flood risk in
the Borough, the impact of surface run-off, and advice on locations where specific flood mitigation
measures are required.
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Sustainability Appraisal of Ashford Town Centre Area Action Plan - Regulation 27
Publication Version (2009): All policies and proposals contained within the Ashford Town
Centre Area Action Plan must be appraised to ensure they contribute to the aims of Sustainable
Development. The Ashford Town Centre Area Action Plan Appraisal Report sets out the results
from this appraisal.

Tourism Development Framework (April 2006): This document produced by ABC sets out
a framework aimed at increasing the Borough’s future benefits from tourism without damaging
the very assets that attract visitors in the first place

Town Centre Area Action Plan 'Preferred Options Report': Produced in April 2006, was
the first formal part of the LDF process for the TCAAP. It highlighted the key development issues
facing the Town Centre and suggested a preferred approach to tackle these issues. It was
released in April 2006 for formal pubic consultation and received more than 300 responses.
These are addressed in the 'Town Centre Area Action Plan - Preferred Options Report (2009)
- Consultation responses

Town Centre Flood Risk Assessment (2009):This Flood Risk Assessment (FRA) has been
prepared by Ashford Borough Council and the Environment Agency to support the Town Centre
Area Action Plan (AAP) proposals. It should be read in conjunction with the Core Strategy
(adopted 2008) and the accompanying Borough-wide Strategic Flood Risk Assessment (SFRA)
adopted October 2006.

Town Centre Shopping Frontage Assessment: A shopping frontage assessment of the
central Town Centre shopping area, to determine the percent of A1 retail uses

Urban Capacity Study: A study undertaken to establish how much additional housing can be
accommodated within the urban area. An updated Urban Capacity Study was carried out for
Ashford in 2006 by Halcrow.

VictoriaWay Vision Scheme - Technical note (2009): A document which sets out the concept
and reasoning behind the need for Victoria Way; from the initial master-planning, the GADF
and the Town Centre Development Framework through to the current position. The report also
covers how Victoria Way will be funded and delivered in two key phases.
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Appendix 3 - Links to the Community Strategy

Relevant Town Centre AAP ContentCommunity Strategy Partnership
response to the Challenge

Learning For Everyone

POLICY TC1 & TC11 sets out the importance
of securing a Learning Campus in the Town

We will work together to help deliver a new,
state of the art Learning Campus for the

Centre, to improve the existing and future skills
base of the local population.

Borough. This will dramatically improve local
opportunities for post 16 education and
broaden the courses on offer for local people.
But the Campus will also cater for the
community as a whole - for example, by
providing adult education and public events
- and become a major new venue for the
community at Ashford.

POLICY TC7 sets the design principles for the
site.

We will work together to promote community
and educational uses. A 'Gateway Plus'
facility is proposed at the Ashford Library site
which will be a very important community
offer for the town and will help to complement
the proposed Learning Campus.

POLICY TC11 assumes the retention of the
school and provides opportunities to expand
the school's grounds should the need arise.

We will work together to make sure that
pre-school, junior and secondary school
facilities are designed and operated as an
integral part of new and existing communities
in Ashford. Schools need to work alongside
other local facilities such as health centres,
community buildings, shops and leisure uses
tomake upmulti-purpose local centres where
everyday needs can be catered for. This
helps to build a stronger sense of community
and, by grouping local services, reduces the
need for people to drive.

Economic Success - Opportunities for All

POLICY TC1, TC2, TC7, TC9, TC10, TC11,
TC17 and TC18 all set out the framework for

We will continue the transformation of
Ashford town centre to ensure that the town

promoting appropriate levels of developmentmeets the needs of new and existing
businesses and a growing population; quantum, to meet the needs of the rapidly

growing population, and how significant job
creation can be achieved.

POLICY TC3 sets out a positive policy for
Elwick Place, setting out the likely level of

We will support the preferred developer for
the Elwick Place site (south of Elwick Road)

development envisaged, its broad mix andin promoting a major new mixed use
range of uses and the design parameters to
which development should respond.

development that will set new standards of
design and sustainability, bringing new jobs,
new leisure facilities and new housing to help
revitalise the town centre
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Relevant Town Centre AAP ContentCommunity Strategy Partnership
response to the Challenge

POLICYTC9 requires that development coming
forward in this area, must deliver a key urban

We will ensure that people using the railway
stations – especially after the launch of

square, and public realm improvements, aroundhigh-speed domestic services in 2009 – have
the Domestic station entrance. This willa pleasurable experience and gain a positive
generate a positive sense of arrival into the
Town Centre at this key gateway.

impression of Ashford by providing
improvements to the integration of the station
with the expanding town centre

A range of AAP policies seek to provide new
employment floorspace that should assist in

Wewill work with landowners and developers
to ensure that new and expanding

providing flexible workspace. The Council isbusinesses have access to a range of flexible
working with its Ashford Future partners suchworkspaces and we will provide a package
as SEEDA to assemble sites in the Commercialof business support services to help
Quarter (POLICY TC9) and Elwick Place
(POLICY TC3)

businesses to expand and compete
effectively through engagement, involvement
and community ownership

There is no specific content in the AAP. SPD
dealing with telecommunications andWe will look to develop Ashford as a 21st

Century town with 21st Century broadband issues is due to be published later
in 2009.telecommunications infrastructure to support

jobs growth and community benefits

Improving Health and Wellbeing

No requirement for additional health facilities
has been identified on a specific site, within the

We will ensure that health and social care
facilities are provided in line with housing

Town Centre area. The proposed Kings Avenuegrowth and maximise the wider benefits for
facility falls on the periphery of the Town Centreimprovements in health arising from new

housing and job opportunities area. Additional social care facilities will be
delivered from the proposed Gateway Plus.

Promoting Environmental Excellence

POLICY TC1, TC7, TC9, TC11, TC13, TC16,
TC17 and TC26 all set out how the significant

Our aim is to protect the Borough’s
environment and, even where development

change within the Town Centre can beis needed, to set and achieve high
successfully amalgamated within the existingenvironmental standards in areas such as
environment. This includes the approachwater supply and quality; protecting important
towards development within the Conservationlandscape and habitats and making sure
Area, the protection of those buildings in thethere is no increase in the likelihood or

severity of flooding Town Centre which are considered to add to
the areas local distinctiveness, and the likely
scale of development which is acceptable
throughout the Town Centre.
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Relevant Town Centre AAP ContentCommunity Strategy Partnership
response to the Challenge

POLICY TC1, establishes that new, attractive,
urban spaces are need in the Town Centre to

Where major development is planned we will
make sure that places of real quality are

improve the sense of place, and to help
encourage greater footfall movement

created with attractive open spaces that
contribute to the ‘green necklace’ of spaces
around the town.

POLICY TC5, TC9, TC10 and TC18 identify
specific projects in the Town Centre, including
the provision of civic spaces and improved
public realm, to deliver a more attractive urban
area

POLICY TC26 emphasises the importance of
the Green Corridors around the Town Centre
and promotes their enhancement and
protection.

POLICY TC27 establishes the importance of
existing open space, and how its retention and

We will ensure that there is adequate open
space for sports and recreation associated
with new educational facilities enhancement, is needed to meet the needs of

the existing and future residential population.

Securing Stronger and Safer Communities

POLICY TC1 sets out that the need for
development to create a positive, safe mixed

We will work with developers to ensure that
the layout and design of major new

use environment, which encouragesmovement
at differing times of the day.

developments facilitates the emergence of
strong communities with a clear sense of
identity and a readiness to work together

Enjoying Life

POLICY TC1 promotes the importance of
culture and leisure uses to meet the

We will seek to expand cultural, leisure and
sporting facilities in line with the growth in

requirements of a growing population, and setsthe population, negotiating vigorously with
out that the Town Centre is an appropriate
location for these uses.

Government and its agencies and with
developers to meet the initial capital costs

Policy TC7 proposed community and
educational uses as an important part of the
community offer in the town.

POLICY TC27 establishes the importance of
existing open space, and how its retention and
enhancement, is needed to meet the needs of
the existing and future residential population.
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Relevant Town Centre AAP ContentCommunity Strategy Partnership
response to the Challenge

POLICY TC1 sets out the importance of
art/culture uses within the Town Centre and

We aim to provide a new arts/cultural venue
in the town centre in the short term. We will

highlights how projects, such as Centrepiece,work towards the provision of a major new
are vital to ensuring the successful delivery of
a fully integrated and diverse Town Centre.

sub regional cultural venue that will transform
Ashford’s cultural offer

POLICY TC17 encourages the delivery of an
Arena to enhance the art/cultural offer in the
Town Centre.

Keeping Ashford Moving

POLICY TC10, identifies the importance and
role of Victoria Way, in the successful

We will promote plans to build a new road
("Victoria Way”) between Beaver Road and

regeneration of the Southern Town Centre area.Brookfield Road to open up new sites for
The AAP safeguards the route needed, anddevelopment and provide an alternative route

around the town centre promotes positive building lines, active ground
floor frontages and an attractive street scene,
all along its route.

POLICY TC11, TC12, TC13 & TC14 all set out
how development can compliment the
successful delivery of Victoria Way.

POLICYTC1 encourages greater levels of cycle
movements into and around the Town Centre,

We will enhance the already good cycle
network and make sure that new

to reduce traffic congestion and encourage
healthier lifestyles

developments make adequate provision for
cycle ways and footpaths

POLICY TC24 establishes cycle parking
standards, and improvements to cycle storage
facilitates, which combined, should encourage
cycling in the Town Centre.

POLICY TC26 promotes the role of
multi-functional Green corridors, and how cycle
routes along the river corridors should be
encouraged.

POLICY TC12, TC19, TC21, TC22, TC23,
TC24 & TC25 all set out an appropriate Parking

We will implement a Parking Strategy that
will meet the needs of residents, employees,

Strategy for the Town Centre, including theshoppers and visitors, opening the town’s
location and delivery of Multi-Storey car parks,first Park and Ride by 2010 and a new town

centre multi storey car park shortly thereafter attributing appropriate parking standards to
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Relevant Town Centre AAP ContentCommunity Strategy Partnership
response to the Challenge

development types, and setting out an approach
to commuted payments, to help fund the
delivery of this infrastructure.

Achieving High Quality Homes

POLICY TC1 sets out the importance and need
for high quality design on all development

We will demand high design standards in
new housing or mixed use developments and

coming forward within the Town Centre. It alsopromote the use of innovation in construction.
establishes the expected process whichWe will continue to promote extensive
developers should follow, including the need
for agreed development briefs on key sites.

stakeholder engagement during the
preparation of Development Briefs and other
planning documents

The approach to affordable housing is
established under Policy CS12, 'Affordable
Housing' of the adopted Core Strategy.

In line with housing needs, at least 30% of
the housing units in major developments will
be social rented units or available on a low
cost shared equity basis. Appropriate
provision will be made to meet the housing
needs of the elderly and other disadvantaged
groups

The approach to achieve high environmental
standards, is established under Policy CS10

We will insist on high environmental
standards for all new dwellings and set up a

'Sustainable Design and Construction' of the
adopted Core Strategy

mechanism to support the “retrofitting” of
water and energy efficiency measures to
existing dwellings
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Ashford Borough Council, Civic Centre, 
Tannery Lane, Ashford, Kent TN23 1PL

Planning and Development 
01233 330 229

Email: ashfordldf@ashford.gov.uk

Large print copies, audio and Braille 
versions of this 

document are available by telephoning 
Planning and Development on 

(01233) 330 229. 

Also call this number if you would like a copy 
of this document to be translated.
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