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Introduction
Neighbourhood Plans give local communities a voice in future development in
their area.
The Parish Council has written a Neighbourhood Plan for Boughton Aluph and
Eastwell Parishes based on our community engagement. This is available at
www.parishplan.uk.
By definition, the Neighbourhood Plan is a technical document to be used by
officers of the Local Planning Authority so we have put together this summary of
the planning policies in the draft Plan together with a brief introduction to
neighbourhood planning.
We need to hear your feedback on the Draft Plan so that it can strongly represent
local views. Once you have read the Draft Plan or this summary, please complete
our online questionnaire at www.parishplan.uk.
We must receive your comments by 19 May so that we can take them into
account and make any necessary changes to the Plan before moving on to the
final stage of drafting.
For a paper copy of the questionnaire, please contact the Parish Clerk at
boughtoneastwellclerk@gmail.com or 07419 740559.

What is a Neighbourhood Plan?
Neighbourhood planning was recently introduced to allow local people to set out their own
planning policies for their community. Its origins come from the Government’s
determination to ensure that local communities are closely involved in decisions that affect
them.

What the Neighbourhood Plan can do
 Develop a shared vision for our area to 2030.
 Shape, direct and help to deliver sustainable development by setting local planning
policies for the use and development of land.
 Provide a blueprint for sustainable development in our parishes which focuses on
local, rather than strategic issues.
 It is a legal document. Once adopted, it will carry the same weight as the Ashford
Local Plan. Our Neighbourhood Plan must be used in law to determine planning
applications in our parishes. Developers and local authority planners will have to take
notice of it.

What the Neighbourhood Plan cannot do
In accordance with national policies:
 Our Neighbourhood Plan should not promote less development than set out in the
Ashford Local Plan 2030.
 It cannot directly address issues which are not related to the development of land
such as traffic calming schemes, potholes or litter.

What area does the Neighbourhood Plan
cover?
The Neighbourhood Plan relates to the whole of Boughton Aluph and Eastwell Parishes and
incorporates Goat Lees, Boughton Lees, Boughton Aluph and Eastwell as well as the
surrounding countryside as shown on the map below.

Based on the views of local people
We have:
 Set up a volunteer Steering Group of parish residents to lead the day to day work on the
Neighbourhood Plan.
 Set up a dedicated Neighbourhood Plan website for residents to follow our progress and
to feed in their comments.
 Held 4 community “discovery” consultation events to capture local issues. 236 parish
residents took part posting 932 comments from which a draft vision and set of
objectives were developed.
 Held a household survey (paper and online) in 2016. Questions were framed around the
draft objectives. 482 completed questionnaires were received, equivalent to 46% of
parish households, well above the average response rate for surveys of this type. 3
feedback events were held on survey results.

Neighbourhood Plan household survey 2016

Evidence based
We have:
 Researched Housing, Environment, Heritage, Traffic and Transport, Connectivity,
Business and Employment, Infrastructure, Community Services and Leisure. Our
evidence papers are available on our website.
 Identified, recorded and mapped 11 Character Areas within the built up areas of
Goat Lees and Boughton Lees.
 Identified, recorded and mapped 7 Local Green Spaces. Through Neighbourhood
Plans, local communities are able to identify for special protection green areas of
particular importance to them.
 Identified, recorded and mapped 12 Important Public Views. These are valued views
of and from the defined settlements of Ashford and Boughton Lees which contribute
to local character and amenity.
 Drawn a Village Envelope around the confines of Boughton Lees for the first time to
be used by the Local Planning Authority to distinguish between the built up area of
the village and the surrounding countryside.

Vision for the Neighbourhood Plan
Developed from your survey responses and evidence gathered by our volunteers.

Our vision is for Boughton Aluph and Eastwell
Parishes to retain its distinctive rural character at
the urban edge of Ashford, surrounding the village
of Boughton Lees and within the hamlets of
Boughton Aluph, Eastwell and Kempe’s Corner by
carefully integrating the Eureka Park expansion of
Ashford into the local landscape and successfully
interweaving high quality new development into
the Goat Lees area of Ashford and the historic
fabric of Boughton Lees. The Parishes will continue
to be served by enhanced key local services and
public open space.

Please comment on the vision using the questionnaire.

Objectives for the Neighbourhood Plan
Developed from your survey responses and evidence gathered.

Environment
 To protect the character of the landscape and conserve and enhance the
natural beauty of the Area of Outstanding Natural Beauty which provides the
setting for houses at Goat Lees, the village of Boughton Lees and hamlets of
Boughton Aluph and Kempes Corner.
 To conserve and enhance the heritage of our parishes, including the Boughton
Lees Conservation Area.
 To protect Local Green Spaces within the built up areas of the parishes.
 To protect distinctive, locally valued views.
 To ensure high quality design in all forms of development which responds to
the distinctive landscape, heritage and character of the parishes.

Housing & Business
 To assimilate development of a scale which protects the character of the
landscape and conserves and enhances the natural beauty of the Area of
Outstanding Natural Beauty whilst ensuring sufficient infrastructure and local
services to serve the needs of parish residents, including new provision in
association with new development.
 To ensure that future development at Eureka Park maintains the parkland
setting and successfully integrates business and residential development.
 To ensure sufficient infrastructure and local services are provided to serve the
needs of parish residents, including new provision in association with new
development.

Leisure & Well-being
 To promote well-being and healthy living.
 To protect and enhance recreation open space and community halls.
 To protect and, where possible, to grow the network of footpaths and cycle
paths serving the parishes.

Please comment on these objectives using the questionnaire.

High Quality Design
Most of the Neighbourhood Plan area is countryside with more than half situated within
the Kent Downs Area of Outstanding Natural Beauty (AONB) which skirts the northern and
western edges of Boughton Lees and extends north-east and south-west to include the
hamlets of Boughton Aluph and Eastwell. The remaining areas of countryside have a
distinctive character and provide the setting for the AONB. There are dramatic panoramic
views across open arable land of the North Downs.

92% of survey respondents were
concerned about the impact of
new housing development on
the rural nature of the parishes.

The area incorporates the northern edge of Ashford which comprises 6 distinctive character
areas as well as part of the extensive Eureka Park housing and business park Local Plan
allocation. The historic centre of Boughton Lees is designated as a Conservation Area for its
special architectural and historic character and comprises 5 distinctive character areas.
Historic England’s register shows a number of listed heritage assets in the Parishes.

Character areas

90% of survey respondents
thought it important that
new development fits in
visually with existing
streetscapes.

Without careful planning, the distinctive character and sensitive landscape and ecology are
under threat from significant and inappropriately located or designed development. The
landscape forms a backdrop which contributes to the attraction of Ashford, Boughton Lees
and the hamlets as places to live and work, and plays a vital role in maintaining the health
and wellbeing of the population.
For this reason we have devised the following policy to help achieve high quality
development in the Parish.

Policy BAE NP1 - Design of New Development and
Conservation
New development in accordance with the Neighbourhood Plan will be permitted
where it:
a) Is designed to a high quality which responds to the heritage and distinctive
characteristics of the individual area in which it is located within the south west
of Boughton Aluph Parish (including Goat Lees) and Boughton Lees, as defined
in Character Areas Assessment (Appendix 1), by way of:
 height, form, layout, orientation, materials, fenestration and boundary
treatment;
 the scale, design and materials of the public realm (highways, footways,
open space and landscape);
b) Protects and enhances heritage assets and their setting including Buildings of
Note identified in the Character Areas Assessment (set out in Appendix 1 to the
Plan);
c) Protects and sensitively incorporates landscape features such as trees, hedges
and ponds within the site; and
d) Is well integrated into the landscape.

Please comment on this policy using the questionnaire.

Local Green Spaces
Through Neighbourhood Plans, local communities are able to identify for special protection
green areas of particular importance to them. By designating land as Local Green Space
local communities are able to rule out new development other than in very special
circumstances.
In accordance with Government policy, the designation should only be used:
 where the green space is in reasonably close proximity to the community it serves;
 where the green area is demonstrably special to a local community and holds a
particular local significance, for example because of its beauty, historic significance,
recreational value, tranquillity or richness of its wildlife; and
 where the green area concerned is local in character and is not an extensive tract of
land.
The Neighbourhood Plan identifies the following 7 Local Green Spaces:

90% of survey
respondents wanted to
protect the village green
at Boughton Lees.

Village Green, Boughton Lees

74% of survey
respondents wanted to
protect St Mary’s
Church, Eastwell.

All Saints
Churchyard,
Boughton Aluph

Eastwell Towers

88% of survey
respondents wanted to
protect Eastwell Towers
and flint walls.

95% of survey
respondents wanted to
protect the children’s
play area in Goat Lees.

St Mary the Virgin Churchyard, Eastwell

Children’s Play Area, Goat Lees

Junction of Trinity Road and Jersey Close/Friesian Way

Informal recreational area, Guernsey Way

Policy BAE NP2 – Protection of Local Green Space
Proposals for development on land designated Local Green Space will not be permitted
except in very special circumstances where it can clearly be demonstrated that the
development would not be inappropriate and would not be in conflict with retaining
the open green character of the designated space.

Please comment on the 7 Local Green Spaces and this policy
using the questionnaire.

Development in the Countryside
With most of the Plan area comprising open countryside, over half of which is within the
Kent Downs AONB, it is important to protect its distinctive character and features as well as
the important views of it from the edge of Ashford, Boughton Lees and the smaller hamlets.
It is also necessary to acknowledge that the Ashford Local Plan allows the expansion of the
Eureka development.

Eastwell Park – historic park and garden in Kent
The extensive and picturesque Eastwell Park, a Historic Park and Garden in Kent, extends
between the edge of Ashford and Boughton Lees and is located within the AONB.

88% of survey
respondents said it was
important to protect
Eastwell Park.

Eastwell Park, Historic Park and Garden - Kent County Council designation

Eastwell Farmlands – valued landscape
The Borough Council’s Landscape Character Supplementary Planning Document identifies
the Eastwell Farmlands as the district landscape type situated between this urban edge and
the North Downs. The area comprises rolling arable and pasture land with medium sized
fields generally divided by mature thick hedges and the StudioEngleback study recommends
conserving this landscape and creating hedgerow and woodland enhancements.

91% of survey respondents
were concerned about the
development of Ashford
encroaching into the parishes.
92% want to maintain the
existing rural/urban boundary.

Eastwell Farmlands – valued landscape

Important Public Views
We are surrounded by views across the countryside, including within the AONB. It is
impossible to list them all. Our focus in the Neighbourhood Plan is protecting those views of
and from settlements which contribute to local character and amenity.

86% of survey respondents
said it was important to
protect views of and from
Boughton Lees village green.

Policy BAE NP3 - Development in the Countryside
a) The growth of Ashford will be facilitated by the development of Eureka
Park. Specific further growth within the countryside is not planned during
the Plan period.
b) Outside of the built-up confines of Boughton Lees, priority will be given
to protecting and enhancing the countryside from inappropriate
development.
A proposal for development within the countryside will only be permitted
where:
 it would conserve and enhance the landscape and scenic beauty of
the Kent Downs Area of Outstanding Natural Beauty and its setting
as well as the tranquillity of the countryside and would have regard
to the Kent Downs AONB Management Plan;
 it would retain the landscape character of, and not have a
detrimental impact on, the area of Eastwell Farmlands valued
landscape;
 it would retain and enhance the landscape character of Eastwell
Park Historic Park and Garden of Kent;
 it would maintain the distinctive views of the surrounding
countryside from public vantage points within, and adjacent to, the
built-up confines, in particular those designated as Important Public
Views; and
 it would protect and, where possible, enhance ancient woodland.

Please comment on this policy, including the Eastwell Farmlands
valued landscape and the Important Public Views using the
questionnaire.

Eureka Park
The adopted Ashford Local Plan, 2030, allocates a large area (see map below) for a mix of
commercial (around 20ha) and residential development (indicative capacity of 375
dwellings). The Neighbourhood Plan must contain this strategic allocation.
The Parish Council will be closely involved in the masterplanning exercise for this area as
there are a number of development principles regarding the design and layout of the site
which are important to achieving a high quality development on this site. These are set out
in Policy BAE NP4.

86% of survey respondents
said it was important to
minimise the visual impact
of business development on
nearby housing.

Green central corridor
The development principles include creating a North-South Green Corridor through Eureka
Park.
Aerial view of Eureka Park site
showing connectivity between
Tile Wood (TL) to the north,
Alders Wood (A) and The Warren
(W) to the south. Red arrows
show linear corridors along
existing hedgerows and ditches.
Yellow arrows show stepping
stone connections through the
golf course and along the lake
margins.

New footpath
The development principles also include a new footpath connecting Eureka Park to
Sandyhurst Lane/Sandyacres shown in yellow on the map below.

82% of survey respondents
wanted community facilities
to be easily accessible by all
modes of transport, and make
use of foot and cycle paths.

91% of survey
respondents wanted the
parkland setting of Eureka
Park to be maintained.
The lake area, Eureka Park

Policy BAE NP4 - Eureka Park Development Principles
The following development principles should be incorporated into the Eureka Park
development within Boughton Aluph and Eastwell Parishes:
1. The comprehensive landscaping and open space strategy should be based on
two principal interconnected landscape/ wildlife/ footpath/ cycleway corridors
- north-south centred on the lake and east-west centred on footpath AE210;
2. A new landscape/ wildlife/ footpath/ cycleway corridor should link Eureka Park
to Sandyhurst Lane/Sandyacres Sports and Recreation Hub.
3. The design and layout of buildings should continue to allow a view of the North
Downs skyline looking north towards Westwell from the entrance to public
footpath AE210 where it joins the west side of Trinity Road, Goat Lees
(opposite Eureka Place).
4. Low rise development should be situated around the lake with extensive
landscape edges between development and the lake.
5. Traffic calming measures should be provided on local roads.

Please comment on this policy using the questionnaire.

Small scale residential development
within Boughton Lees
Ashford Borough Council accepted the Parish Council’s argument that Boughton Lees should
be exempt from Policy HOU5 in the Local Plan by virtue of the limited services or sustainable
transport options available in the village and its location within the AONB and its setting. This
means that residential development adjacent or close to the existing settlement will not be
permitted for the period of the Plan, up to 2030 unless as an exception to policy a need for
local needs housing can be clearly demonstrated.
The Neighbourhood Plan has drawn a “Village Envelope” around the confines of Boughton
Lees for the first time to be used by Local Planning Authority to distinguish between the built
up area of the village and the surrounding countryside.

Village of Boughton Lees - Google image

Boughton Lees Village Envelope

Criteria used to define the village confines
 A Village Envelope should generally follow defined physical features such as
roads, footpaths, hedges and field boundaries.
 A Village Envelope should follow the whole curtilage of properties unless this
would create a boundary inconsistent with the general pattern of development
in that location. Where the curtilage of a property contains a separate and
distinct paddock routinely used for grazing, this has been excluded from the
Village Envelope. Where houses have long gardens with countryside views, the
boundary has been drawn closer to the property.
 A Village Envelope should be defined where the continuous and contiguous
development ceases and the character of the area changes from being ‘built
up’ (grouped development) and belonging to the character of the built up
area, to being ‘rural’ or ‘loose-knit’ (sporadic) and more akin to the
countryside. This change in character is the point at which boundaries should
be defined.
 A Village Envelope should include open spaces which are predominantly
encompassed by the built form and which are also well defined by strong
boundary features.
 Where applicable, the boundary should be drawn to include extant planning
consents within the Village Envelope.

Policy BAE NP5 – Small scale residential development within
the built-up confines of Boughton Lees
Small scale residential development such as infilling, redevelopment, conversion or
extension will be permitted within the built-up confines of Boughton Lees providing
there would be no conflict with Neighbourhood Plan Policies:
 BAE NP 1 Design of New Development and Conservation
 BAE NP 2 Local Green Space
 BAE NP 3 Development in the Countryside
 BAE NP 7 Public Houses
 BAE NP 10 Retention of Community Buildings

Please comment on this policy and the proposed village
confines using the questionnaire.

Eureka Place Local Centre
The Eureka Place Local Centre provides a local economic and social focus for the Goat Lees/
Eureka Park area and the opportunity for sustainable pedestrian and cycle access and linked
trips. Consultation on the Neighbourhood Plan has indicated the importance of the local
facilities at the centre and there is support for the retention and enhancement of the range
of shops and services found in the centre. The Neighbourhood Plan seeks to retain a range
of shops, services and convenient car and cycle parking whilst allowing for an expansion to
the south of the centre for additional local shopping and service provision provided the
scale is suited to the Local Centre.

Eureka Local Centre (comprising parade of shops, schools and community centre) shown in blue.
Land adjacent to Eureka Place (currently empty) shown in yellow

Planning Use Classes
PART A
A1 shops
A2 financial and professional services
A3 restaurants and cafés
A4 drinking establishments
A5 hot food takeaways
PART D
D1 non-residential institutions, e.g.
health centre, crèche
D2 assembly and leisure, e.g. area used
for indoor or outdoor sports

76% of survey respondents rated a new
GP surgery as important for the
parishes. 67% rated a Post Office as
important. Hospitality (52%) and elderly
care (69%) were the most favoured new
types of businesses to be encouraged in
the parishes.

Eureka Place Local Centre

Policy BAE NP6 – Eureka Place Local Centre
Within the Eureka Place Local Centre:
a) Extensions to existing shops and service units (Use Classes A and D) will be permitted.
b) A range of shops (Use Class A1), services (including Use Classes A2, A3, A4, A5 and
D1) and convenient car and cycle parking will be maintained.
Land adjoining Eureka Park (shown in yellow on the map) will be reserved for additional
local shopping and service provision (Use Classes A and D) subject to the scale being
suited to the Local Centre. There may be the opportunity for residential units above
retail or service units and ground floors should be designed with large flexible spaces.

Please comment on this policy using the questionnaire.

Public Houses
Public houses are an important community facility within Goat Lees (The Pheasant) and
Boughton Lees (The Flying Horse Inn). Ashford Borough Council approved the Parish
Council’s application to designate The Flying Horse Inn, Boughton Lees as an Asset of
Community Value. The Neighbourhood Plan seeks to resist their loss.

Policy BAE NP7 – Retention of Public Houses
The loss of a public house will be resisted where possible. Exceptions will be made
where evidence is provided to the Council to show that the operation of the facility is
no longer financially viable and where there are no other realistic proposals for a public
house use on the site, including through Community Right to Buy.

70% of survey
respondents said they
regularly walked to their
local pub.
The Pheasant, Eureka Place, Goat Lees

The Flying Horse, Boughton Lees

Please comment on this policy using the questionnaire.

Recreation and Leisure Open Space
Most of the areas' formal and informal open space are proposed to be designated as Local
Green Spaces (see Policy BAE NP2).
In order to ensure the protection of other open spaces in the Parishes, the sports pitches at
Sandyacres Sports and Social and the Goat Lees Youth Play Space are to be protected by the
following policy.

Policy BAE NP8 - Recreation and Leisure Open Space
Recreation and Leisure Open Space at Sandyacres Sports and Social, Sandyhurst Lane
and Goat Lees Youth Play Space, Trinity Road will be retained and, where appropriate,
enhanced. Development may exceptionally be allowed where replacement provision is
made of at least equivalent value to the local community in terms of quantity, quality
and location. Existing public rights of way will be protected and enhanced.

79% of survey
respondents said it was
important to protect the
facilities at Sandyacres.

95% said it was important
to protect the children’s
play area in Goat Lees.

Please comment on this policy using the questionnaire.

Sandyacres Sport and Recreational Hub
Sandyacres is designated as a Sports and Recreation Hub in Ashford Borough Council’s
Open Space Strategy and the Ashford Borough Local Plan 2030. The Neighbourhood Plan
supports its enhancement and expansion to serve the new population from Eureka Park.

Policy BAE NP9 - Sandyacres Sport and Recreational Hub
Proposals to enhance and expand the Sandyacres Sport and Recreational Hub to provide
improved and additional sports pitches/courts and children’s play area will be supported
subject to the expansion of the pitch area ensuring the protection and enhancement of
existing biodiversity networks. Proposals which undermine the ability of the Sandyacres
Hub to expand to secure additional pitch provision will not be supported.

53% of survey respondents said
the parishes needed more sports
playing fields, 42% tennis courts,
45% indoor sports facilities.

Please comment on this policy using the questionnaire.

Community Buildings
The Parishes have three well-used community halls which are available to hire:
 Goat Lees Community Hall, Trinity Road
 Sandyacres Sports and Social Club, Sandyhurst Lane
 Iron Room, Boughton Lees, Faversham Road
To maintain the social fabric of the Parishes and provide for demand coming from new
development, the Neighbourhood Plan seeks to maintain and enhance this range of existing
well used facilities.

Policy BAE NP10 - Retention of Community Buildings
The loss of existing community buildings will be resisted unless it can be demonstrated
that demand within the locality for the facility no longer exists or that suitable
alternative provision is made elsewhere.

Please comment on this policy using the questionnaire.

Next steps
Opportunities for local involvement are shown in dark green.

We are here

Tell us what you think
The Parish Council needs to hear your feedback on the Draft Neighbourhood Plan so that
the document can strongly represent local views in future planning decisions.
Please fill in our online questionnaire at www.parishplan.uk.
Our six week public consultation on the Draft Plan will close on 19 May 2019. We must
receive your comments by this date so that we can take them into account and make any
necessary changes to the Plan before moving on to the final stage of drafting.
All questionnaire responses will be published on our website.

www.parishplan.uk

