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DOCUMENT STRUCTURE
The Design and Access Statement is structured around 5 Chapters, each covering key aspects of the existing situation, deisgn proposals and
mitigation in support of the outline planning application. Key sections are as follows:

1INTRODUCTION

This section describes the vision for Otterpool Park, the team, policy background and purpose of the outline application.

PLACE AND CONTEXT

This section describes the location and context of the proposed Otterpool Park Garden Town, with an analysis of constraints and
opportunities.

DESIGN RESPONSE AND STRATEGIES

This section describes the response to the context and consultation, followed by the evolution of the Framework Master plan. It describes the
Outline Application land uses and the strategies for key themes including transport, heritage, green and blue infrastructure, sustainability and
management.

MASTER PLANNING PRINCIPLES

This section describes the illustrative material which informs the Outline Application and indicative designs as guidelines to illustrate how key
areas of the master plan could be progressed in future detailed planning applications. The chapter describes the character areas and the
ideas which have been used to create a distinctive place within each character area.

SUMMARY AND CONCLUSION

This summarises how the proposed Otterpool Park Garden Town would be created from the illustrative material and the design and
development parameters, including principles for achieving innovation and design quality.
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1.0 INTRODUCTION
Otterpool Park is an exciting opportunity for a new garden town within the Folkestone and Hythe District.
The design is landscape led and integrates with the existing communities as well as the rural surroundings,
to provide new homes, employment, community and leisure facilities. It strives to achieve high levels of
sustainability, in a manner that integrates and benefits the wider district.
1.1

1.1.1

The Design and Access Statement

behalf of Folkestone and Hythe District Council and Cozumel
1.2.2

specification.

Key destinations for new and existing residents to enjoy will
be the Town Centre connected by tree-lined landscaped

The Vision is for a settlement that is visually legible as a town,

urban streets, the tranquil Riverside area and the

distinguishes the settlement from others of equivalent size and

outline planning application, as listed in the Development

picturesque Woodlands and Hillside areas, each adhering
to the master plan ’s aim to fully integrate urban and rural
character.
1.2.8

Set within this unique environment will be high quality homes

form in the surrounding area, whilst being respectful of the

that all can enjoy for generations to come - from starter

local vernacular of the Holmesdale Vale and Kent Downs.

homes, to family homes of all sizes, bungalows, self-build,

The existing rural farmland within Otterpool Park is private and

homes for young and old people with extra-care provision,

The Introduction to this report explains:

not widely accessible to the general public. By strengthening

together with all the facilities needed to create and sustain a

• The vision for Otterpool Park;

links, improving and upgrading footpaths and the addition of

vibrant community life.

1.2.3

new public footpaths and river and woodland walks, access to

• The team behind the proposals;
• Why a planning application is being submitted;

the countryside is improved for all.
1.2.4

• The planning policy context

residents.
1.2.5

The Vision for Otterpool Park

1.2.6

infrastructure that use resources wisely and enhance their
natural environment. A smart town will be created that

only house a significant new residential community, it will also

use and recycle at every level.

The overall design is focused on the opportunities from
excellent transport infrastructure. A network of routes,

allotments, sports facilities, a nature reserve, a woodland

infrastructure and green spaces will be created which include

6

happy and healthy lives in high-quality homes with social

with new technology will follow the principles of reduce, re-

landscape which not only provides new green spaces, parks,
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future can look like by enabling people to live affordable,

Otterpool Park as green space, this ambitious proposal will not

leisure facilities.

with the existing historic assets and communities. This results

Otterpool Park will seek to showcase what a sustainable

incorporates ultra-fast fibre to all the premises and along

space, and many natural green spaces as well as sports and

community that integrates green and blue infrastructure

1.2.9

While retaining approximately 50% of the environment at

create outstanding community infrastructure, new business

The Otterpool Park proposals create a new landscape-led

in creating a ‘complete place’ and a continuous human

This allows the existing assets including the East Stour River
and existing woodland and hedgerows to be enjoyed by local

• The purpose of the Design and Access Statement; and

1.2.1

1.2.7

existing residents in the surrounding areas.

and quarters. It also means distinct built form character that

other reports and studies produced in support of the

1.2

work, and play.

This legibility means the creation of distinct centres, edges

The Design and Access Statement, is not a standalone
document and should be read in conjunction with the

1.1.3

but more importantly increases the provision of and access

rather than simply an extension to existing built up areas.

the outline planning application for Otterpool Park.
1.1.2

both direct and leisure routes, accessible to all from home to

to, green spaces, amenity facilities and the countryside for

This Design and Access Statement has been prepared on
Estates. The report is intended to contribute to the support of

country park and a riverside landscape for the new community

1.2.10 Facilities will include new schools, community centres,
nurseries, a health centre, a town square, sports pitches, a
country park and wildlife areas with a mosaic of landscape
in which the local waterways will be revealed and enhanced
for everyone to enjoy. To encourage healthy eating, edible

landscapes and community allotments and orchards are

The team behind the application

1.3

included for growing local food from doorstep to wider
•

landscape.

Arcadis - Project Management, Landscape Architects and
consultants for, environmental and technical matters,

1.2.11 The exceptional green infrastructure will be multifunctional to provide a range of environmental benefits
and to encourage healthier lifestyles, promote sustainable

•

Farrells – Master planners,

•

Kevin Murray Associates- Community and Stakeholder
Engagement Consultants,

transport choices and support start-up business units where

•

sustainable practices are encouraged.

Quod – Planning consultants and social and community
infrastructure consultants.

1.2.12 The proposals will create a place with social interconnectivity
and walkable neighbourhoods to provide employment land

1.3.1

distributed across the master plan and create a mix of uses.

Folkestone and Hythe District Council and Cozumel Estates
are the predominant land owners of the application site and
are submitting this planning application. They, along with the

1.2.13 The vision for Otterpool Park will ensure that a unique and

above team, have carefully considered and developed the

new place is created that has a clear and distinct sense

proposals.

of identity, which builds upon the established and existing
qualities and infrastructure of the area order to create a
sustainable and interconnected group of places that are

1.4

Why is a planning application being submitted?

significantly greater than the sum of their parts.
1.2.14 The proposals are based upon garden city principles

1.4.1

The need for a new garden settlement in Folkestone and

published by the Town and Country Planning Association,

Hythe arises from the acknowledged housing crisis across the

adapted to fit with the local vernacular context and

country due to the severe lack of house building over a 30-

circumstances, creating design principles for a high-quality

year period. The Government, following the publication of the

master plan underpinning the delivery of Otterpool Park.

NPPF in 2012, has sought to significantly boost housing land
provision across the country through a number of measures.
One such measure is the identification of sites for the
provision of new garden settlements. In 2016 the Government
published a prospectus to local authorities asking them to
express an interest in provision of such settlements within
their administrative areas. After considering the potential
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of Folkestone and Hythe district to accommodate such a

Layout, scale, appearance, landscaping and means of access

settlement to meet the local housing need, an Expression

are reserved for approval.

of Interest was submitted by Folkestone and Hythe District
Council (FHDC) (then Shepway District Council (SDC) in July

CHAPTER 4: MASTER PLANNING PRINCIPLES
1.4.5

developed will provide up to 10,000 homes and potentially

On 11 November 2016 the Government announced its support

an additional primary school and crèche facilities and green

for Otterpool Park. The priority on providing more housing in

infrastructure. The wider OFMA is illustrated for information.

the UK was also emphasised in the February 2017 Housing
White Paper “Fixing our Broken Housing Market”.
1.4.3

The application Site forms part of a wider Otterpool
Framework Master plan Area (OFMA) which once fully

2016 proposing Otterpool Park as a new garden settlement.
1.4.2

The creation of Otterpool Park constitutes development for
which planning permission is required. This is to be obtained

engagement.

1.4.6

See figures 4, 5 and 6 for further details.

This section describes the illustrative material which informs
the Outline Application and indicative designs as guidelines
to illustrate how key areas of the master plan could be
progressed in future detailed planning applications. The
chapter describes the character areas and the ideas which
have been used to create a distinctive place within each
character area.

1.5

Purpose of the Design and Access Statement

CHAPTER 5: SUMMARY AND CONCLUSION.

via a submission of an Outline Application for Planning
permission to FHDC Local Planning Authority (LPA).
1.4.4

1.5.1

with the requirements of Section 9 of the Town and Country

The outline planning application seeks planning permission

Order 2015 (as amended).

community floorspace, including health and education
1.5.2

The Design and Access Statement explains the evolutionary

quality, public realm. The description of development is set

process of the development and the thinking behind the

out below:

design of the proposals. It shows how the design of the

health centres and nursery facilities; retail and related uses;
leisure facilities; business and commercial uses; open space
and public realm; sustainable drainage systems; utility and
energy facilities and infrastructure; waste and waste water
infrastructure and management facilities; vehicular bridge
links; under croft, surface and multi-storey car parking;
creation of new vehicular and pedestrian accesses into
the site, and creation of a new vehicular, pedestrian and
cycle network within the site; improvements to the existing
highway and local road network; lighting; engineering works,
infrastructure and associated facilities; together with interim
works or temporary structures required by the development.

provides a summary of the relevant strategic planning
policy which sets the context within which the proposed
development will be assessed.

considered.

use development comprising up to 8,500 residential homes

community uses including primary and secondary schools,

This section of the Design and Access Statement

has informed the proposals and how access has been

existing buildings and erection of a residential led mixed

care homes, sheltered housing and care villages; a range of

1.6.1

and its environment. It also demonstrates how consultation

redevelopment of the site through the demolition of identified

restricted homes, assisted living homes, extra care facilities,

Planning policy context

proposals has considered the nature of the surrounding area

Outline planning application seeking permission for the

including market and affordable homes and self-build; age

1.6

Planning (Development Management Procedure) (England)

for up to 8,500 homes, new retail, office, and leisure and
facilities. The development will also provide significant, high

This Design and Access Statement has been prepared in line

1.5.3

The structure of this Design and Access Statement is as
follows:

CHAPTER 1: INTRODUCTION
Explains the vision for Otterpool Park, the team behind the proposals,
why the application is being submitted and the purpose of the
Design and Access Statement.
CHAPTER 2: PLACE AND CONTEXT
Assessing the attributes of the physical, social, economic and
planning context which have guided the design proposals.
CHAPTER 3: DESIGN RESPONSE AND STRATEGIES
This section describes the evolution of the design of the proposed
Otterpool Park Garden Town from an understanding of the
environment, FHDC Local Plan and stakeholder and community

Figure 1.
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Shepway Core Strategy Local Plan.

1.6.2

1.6.3

The Planning Statement provides full details of the national

Strategy review process but currently conclude that in the

and local planning policies relevant to each of the key

period 2014 to 2037 FHDC will require 14,600 new dwellings

considerations in the determination of the application. The

in the district (633 per annum). FHDC considers it already

Design and Access Statement should therefore be read

has about 8,000 of these dwellings ‘committed’ through

alongside the Planning Statement, Core strategy (2013), Core

planning permissions and proposed allocations so this will

Strategy Review (2018) and evidence base.

require the Core Strategy Review to allocate new land for
6,600 dwellings across the plan period.

Section 38(6) of the Planning and Compulsory Purchase
Act 2004 requires planning applications to be determined
in accordance with the Development Plan unless material
considerations indicate otherwise.

1.6.4

The current FHDC adopted development plan comprises its
Core Strategy which was approved in 2013 and plans housing

1.8

1.8.1

of the level of growth identified up to 2037 in the SHMA

up to date policy framework that allows up to fifteen years

report. These documents also covered landscape issues.

of land for housing to be identified (paragraph 67). As such,

These are strategic in their consideration and conclude

FHDC recognises that there is a need to review the Core

that Otterpool Park is the most appropriate location to

Strategy and to extend it until 2037.

1.6.6

Three reports have been produced by consultants, AECOM,
for FHDC LPA that identifies options for the accommodation

delivery to 2026. The NPPF (2018) encourages LPA’s to have an

1.6.5

Growth Strategy Options and Related Reports 2017 (AECOM)

accommodate growth in the future because it is the least

The Core Strategy Review process requires FHDC LPA

constrained of six areas identified throughout Folkestone

to produce an evidence base to support its proposals.

and Hythe. Initial work carried out by AECOM identifies, at

In 2017, FHDC LPA published a Strategic Housing Market

high level, constraints and opportunities within the Otterpool

Assessment (SHMA) and Growth Options Study to establish

Park area which is broadly contiguous with the area of

the scale of future housing need and how this need can be

search assessed by the Arcadis team on behalf of FHDC/

accommodated within the Shepway District up to 2037. FHDC

Cozumel Estates. The Otterpool Park consultant team

LPA’s evidence base documents have considered at a high

has considered the high-level AECOM studies in its more

level the constraints and opportunities for development at

detailed work for the master planning and constraints/

Otterpool Park and are discussed in further detail below.

opportunities studies.

Emerging Policy SS6 of the Core Strategy Review has identified
Otterpool Park as a suitable location for a new garden
settlement and emerging Policy CSD9 has identified land to
the south of Sellindge for additional housing. Consultation

1.9
1.9.1

Otterpool Park Garden Town Employment Evidence Base (NLP)
Lichfields have prepared the employment evidence base

on the emerging policies will be undertaken by the LPA in the

work and are reviewing employment options for the

course of the Core Strategy Review.

Otterpool Park area. This work, commissioned by Folkestone
& Hythe District Council Planning Authority, has provided
the evidence base to which the Otterpool Park Framework

1.7

Strategic Housing Market Assessment Report 2017 (PBA)

Master plan has responded and has informed this Design
and Access Statement.

1.7.1

In support of the Core Strategy Review process, Peter Brett
Associates prepared a report, published in April 2017, which
calculates the proposed amount of new housing thought
to be required in FHDC in the Core Strategy review period
up to 2037. These figures will be tested through the Core
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT
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1.10 Otterpool Charter
1.10.1 As well as the above evidence base documents produced to
support the Core Strategy Review, FHDC have also published a
Charter for Otterpool Park that sets out FHDC’s aspirations for the
garden town. It expands on the principles set out in the Expression
of Interest submitted to the Government in 2016 to provide
more detailed guidance and advice on how the new settlement
should be planned, built out and delivered so as to create the
foundations for a truly sustainable new community. This has been
taken into account in developing the proposals contained within
this Design and Access Statement.
1.11 Selected Standards & Guidelines

1.11.1 The following best practice guidance and publications have been
considered as part of the master planning process for Otterpool Park

•

The Urban Design Compendium, Homes and Communities
Agency, August 2000;

•

Manual for Streets, Department for Transport, 2007;

•

Manual for Streets 2, Chartered Institution of Highways &
Transportation, Sept 2010;

•

Secured By Design, Homes 2016, Official Police Security Initiative,
Feb 2016;

•

Building for Life 12 , Building for Life Partnership (CABE at Design
Council, Design for Homes and Home Builders Federation), 2012;

•

Green Infrastructure, An integrated approach to land use,
Landscape Institute, March 2013;

•

Planning for a Healthy Environment – Good Practice Guidance for
Green Infrastructure and Biodiversity, Town & Country Planning
Association & The Wildlife Trusts, July 2012;

•

Start with the Park, CABE Space, 2005;

•

Better Streets, Better Places Delivering Sustainable Residential
Environments, Department for Transport, 2003;

•

Publications from the Department of Education on school
provision and design i.e. BB99;

•

Planning for Sport Forward Planning, Sport England,

•

Natural Turf for Sport Design Guidance Note, Sport England, May
2011;

•

The Principles of Inclusive Design, CABE, 2006; and

•

CIRIA Report C697 SuD’S Manual.
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Figure 2.

Selected guidelines used.

2
PLACE AND
CONTEXT

2.0 PLACE & CONTEXT
This section describes the location and context of the proposed Otterpool
Park Garden Town, with an analysis of constraints and opportunities.
2
2.1

2.1.1

PLACE & CONTEXT

Context
The Otterpool Park Framework Master Plan Area
(OFMA) represents approximately 765 hectares
of land, located in the west of the Folkestone
and Hythe District. (See Figure 5).

2.1.2

The towns of Folkestone and Hythe are located
to the south east with Ashford to the northwest. The area is bounded by the M20 and
Ashford-Folkestone railway line to the north,
the A20/Stone Street and Sandling Park to the
east, Harringe Lane to the west and Aldington
Road to the south. Westenhanger station on
the Ashford-Folkestone railway line is within
the master plan and a key opportunity for the
location of the proposed Garden Town.

2.1.3

The Kent Downs Area of Outstanding Natural
Beauty (AONB) bounds the area along its
eastern and southern edges. It also lies

N

approximately 1.25km to the north.

Figure 3.

Otterpool Park Location plan (Based on application boundary)
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OTTERPOOL PARK - MASTER PLAN BOUNDARY EVOLUTION

Figure 4.

Search Area Boundary

Figure 5.

Framework master plan

Figure 6.

‘Application’ site boundary.

Figure 4. shows the early project ‘Search Area’ that was used for

Figure 5. represents the Otterpool ‘Framework’ Master Plan

Figure 6. represents the 2019 ‘Outline Planning Application’ (OPA)

initial desktop studies, surveys and master planning option studies.

Area (OFMA) that has been used for capacity testing, housing

boundary based on providing 8,500 homes and is the basis of

quantity studies and other long term master planning options for

this Design and Access Statement (DAS) unless otherwise

Otterpool Park. The OFMA includes plans for up to 10,000 homes as

stated. (approximately 580ha.)

a longer term development area. (approximately 765ha.)
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2.1.4

Geology & Topography

2.1.5

The location is broadly described as having a north sloping
land form, with underlying geology of the Greensand
escarpment and ridge on the south and the river valley clays
on the north, characterised by a fragmented pattern of
remnant woodlands and pasture farmland.

2.1.6

It is located in the ‘Sellindge Plateau’, ‘Aldington Ridge’
and ‘Upper Stour Valley’ Character Areas as defined in the
‘Landscape Assessment of Kent’ published by Kent County
Council (KCC) in 2004.

2.1.7

The geology of Kent is such that the geological formations lay
in bands parallel and sloping north toward the River Thames
across the depth of the county. Otterpool sits on a shallow
slope between two ridges, the ‘Aldington Ridge’ of Greensand
to the south and North Downs chalk ridge to the north, with
the Vale of Holmesdale in between. There is a Geological Site
of Special Scientific Interest (SSSI) present in the centre of
the master plan area. This is the former Otterpool Quarry and
displays sections through the Hythe Bed Formation which is
part of the Greensand Group.

2.1.8

The first settlements at Otterpool are likely to have been
located in forest on both the lower clay and, uphill, onto the
higher ridge and less flood prone ground.

2.1.9

Despite its predominant northward slope, the land form is
gently rolling, and the localised geology gives rise to the
a more intimate landscape character of small streams
and springs, running downhill south to north to the clay

N

of ‘Sellindge Plateau’ of ‘Stour Valley’ character areas. The
water courses historically lead to scattered settlements and
farmsteads located near to the water source.

Figure 7.

Existing topography and spot levels.

Figure 8.

Existing panoramic view of Southenay Lane, Stone Hill.
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT
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EXISTING TOPOGRAPHY

Figure 9.

Existing long cross sections through site.
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2.1.10 The landscape through this area is generally fragmented,
and without a clear pattern. It contains sparse woodland
cover that represents less than 5% of the site area with
only occasional blocks of woodland and corridors of trees
bordering valley streams.
Fields are generally large and occasionally enclosed by
hedgerows, with hedgerow trees. The landscape a few
kilometres to the west of the site, around Aldington, displays
the kind of richer, more intimate and vegetated character
sought by the ‘Landscape Assessment of Kent’ for the site and
its surrounds.

Existing racecourse pond

Westenhanger castle barns

Existing field boundary condition

View along railway (HS1)

2.1.11 Settlement is characterised by scattered farmsteads with
occasional buildings of vernacular character, such as
ragstone walls and structures with slate or clay tiled roofs.
These are overshadowed however by the incongruous nature
of some more recent built development, such as Link Park
industrial estate.

2.1.12 Historic character
2.1.13 The routes and landscape surrounding and within Otterpool
Park were of strategic historical importance, demonstrated
by: Roman Roads and evidence of prehistoric burial mounds
at Barrow Hill.
2.1.14 The Roman fortified port ‘Lemanis’ at the foot of the
Greensand ridge, lies outside the master plan area south
of Lympne on the former coastline which is now reclaimed
land of Romney Marsh. A fort (Stutfall Castle) was built by the
Romans in this location to defend the coastline from Saxon
invasion. Settlement grew along the ridgeline around Lympne
and along the key Roman and Medieval routes between and
around the Stour tributaries. Two medieval manor houses,
Westenhanger Castle and Otterpool Manor on the lower
slopes, form key parts of today’s historic context.
2.1.15 The manors were surrounded by woodland and
Westenhanger Castle is noted for having been a deer park.
Both are now listed buildings, and the Castle a Scheduled

View south towards former racecourse

View looking along existing causeway

Monument.

Figure 10.

Existing site images taken (2016-2017)
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2.1.16 The settlements that formed what is described as Otterpool
Park, historically followed a pattern of routes moving west east
across higher ground out of the river flood plains and north

2.1.24 Existing land use and facilities
2.1.25 The principal existing uses are former racecourse, arable
farming and pasture generally on the steeper slopes. Away

to south up hill. It is a continuation of this natural progression

from the existing settlements, areas of commercial use and

that sets out the concept for the master plan.

Folkestone Racecourse mixed farmland is the dominant land

2.1.17 The field enclosure act in the 1800s, consolidated the manors’

cover. There are many visual detractors associated with road

ownership boundaries. Larger farms and field patterns were

and rail transport corridors and linear development.

established which resulted in the loss of most of the woodlands.
2.1.18 The current lopsided growth of the villages of Sellindge and
Westenhanger was a result of the 19th century introduction of
the railways from London to Folkestone and Dover which cut
across the middle of the Castle grounds which are now confined

2.2

Access & Connectivity

2.2.1

Public Transport

2.2.2

Westenhanger station, immediately adjacent to the
master plan area on the north east boundary, provides the

to the south of the Stour stream. Westenhanger Station was

opportunity for developing sustainable travel patterns and a

created in the 1840s, and this accessibility led to the creation in

public transport hub. The station is currently served by 2 trains

1896 of the racecourse and surrounding development.

per hour between London and Dover with access to HS1 high

2.1.19 During WW1, the RAF opened an airfield on the racecourse

speed trains at Ashford to allow journey times of just under

and to the south near Lympne, which grew in importance

an hour to London. Existing bus services 10 and 10A runs along

for defence in WW2 with buildings constructed which

the A20 between Folkestone, Hythe and Ashford, along with

subsequently became the Lympne Industrial Park, to the east

other less frequent services. A project aspiration is to deliver

of Otterpool Lane.

significant enhancements to Westenhanger Station, and
discussions with Network Rail will facilitate this over time.

2.1.20 Existing and surrounding communities
2.1.21 Four distinct settlements are within or adjacent to the
application area. Westenhanger to the north where, aside

2.2.3

Existing Roads

2.2.4

While the proposed garden settlement is located close to

from the castle and station, existing buildings are primarily

the M20 motorway and high-speed railway (HS1), it is poorly

residential use. Lympne is a residential community which lies

connected to them. The A20 runs through the site and the

to the south east. Barrow Hill, Sellindge and Newingreen are

local road network connections namely Otterpool Lane,

small residential communities to the north-west and east

Aldington Road, Harringe Lane, Stone Street, and Hythe Road

respectively.

are constrained by various factors. There is therefore an
opportunity to improve the existing road network and develop

2.1.22 Lympne Distribution and Industrial Park (known as Link Park)

high quality network.

lies to the south west. A large portion of the remainder of the
area is used as agricultural land with small farmsteads.


Beyond lie a number of small villages including Stanford to

2.2.5

Existing Footpaths and Cycleways

2.2.6

Currently there are very few public rights of way or opportunities

the north, Sellindge to the north-west, Sandling to the north

for public access across the application site. The OPA and

east, Pedlinge to the east and West Hythe to the south.

wider OMFA will deliver significant improvements in this regard,

2.1.23 The existing settlements within or close to the application area
are part of the continuing evolution of the area, with links to
history and the 20th century changes. The settlements are
dispersed along historic routes; however, their connectedness
has been constrained by their separation and the effect of the
A20, motorway and railway creating barriers to movement.
18 OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

opening the site such routes via improved connectivity to
existing pedestrian routes that exist around the site, and
connecting these with new routes within the development.
In turn, this will link and connect the new community within
Otterpool with existing open space, recreational areas,
landscape and the wider community in this part of the district.

LANDSCAPE CONTEXT

DRAWING NEEDS TO BE UPDATED

Figure 11.

N

Local designations and landscape context.
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2.3

Constraints and Opportunities

2.3.1

Views and Mitigation
•

Views of the development from the Kent Downs AONB are a key consideration of proposals and retaining views back to the North
Downs escarpment from within and areas surrounding the Site.

•

The existing topography will be utilised to integrate the new settlement to best effect, with mitigation (landscape buffers, for
example) being used to ensure the new settlement sits well within the local landscape.

•

Building design will incorporate measures that maximise their integration with the landscape. Possibilities include the use of earth
sheltering for public buildings and green roofs on homes. PV, if used would be oriented south, therefore having limited/no visibility
in views from the AONB in the north.

N
Figure 13.

Early assessment of landscape features.

Figure 14.

Views looking towards Otterpool Park.

N
Figure 12.

Assessing Otterpool in the context of the AONB.

2.3.2

Landscape Character Description

2.3.3

The majority of the application is within the KCC Landscape Character area of Sellindge Plateau Farmlands. A small area of north
west edge of the application is in Upper Stour Valley Landscape Character area and the southern edge is in Aldington Ridge
Landscape Character area. The entire area is within the ‘Lympne’ character area within the F&HDC ‘High Level Landscape Appraisal’,
2017.

20 OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

EXISTING PANORAMIC VIEWS
Westenhanger Castle

Lympne

O�erpool Quarry

Link Park
O�erpool
Manor

Figure 15.

Barrow
Hill

Somerfield
Court Farm

Harringe
Brooks Wood

Dungeness

Harringe Court
Court-at-street

View towards Otterpool Park from the North Downs
There has also been a site-specific landscape character
assessment carried out as part of the LVIA that divides
the site up into 20 distinct areas (See figure 15. Landscape
Character Assessment)
2.3.4

The landscape character is predominately mixed
agricultural land interspersed with field boundaries and
farm lanes. Bounded by the rail line to the north the A20 and
the AONB to the east, and Harringe Lane to the west.

2.3.5

The area is slightly sloped – falling from Aldington Road on
the south to its boundaries on north, east and west, levelling
out at the A20 midway between Barrow Hill and Newingreen.
As such the area has some inter-visibility with the land uses

Figure 16.

View of Newingreen , Public Right of Way

that immediately surround it, and also with the scarp slopes
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT
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LANDSCAPE CHARACTER ASSESSMENT

of the North Downs. The noise, lighting, movement and visible
built form of the M20 and its interchange and roundabouts
and Services, the rail lines and the racecourse, which
surround the area, diminish any sense of remoteness or rural

N
Figure 17.

Landscape Character Assessment map.

idyll.
2.3.6

KCC Landscape Character assessment broadly describes the
landscape condition:


Intact landscape in mixed condition;



Weak boundaries between fields and with surrounding
areas;
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Farmland appears isolated from surrounding areas;



Detracting influences- north, north east, north west

2.3.7

KCC Landscape Character broadly describes the landscape
sensitivities:


Boundary with adjoining Sandling Park/AONB;



Boundary with existing settlements of Westenhanger,
Newingreen, Lympne, Barrow Hill;

2.3.8



Views to and from agricultural area;



Public Rights of Way



The F&HDC High Level Landscape Appraisal

Designated landscapes
The key landscape consideration are the designated
landscapes adjacent the application boundary which
present constraints and opportunities and have been key
considerations in the master plan:


The Kent Downs AONB is located immediately to the east
and south of the site, this element of constraint has been
assessed and considered in the application.



A Local Wildlife Site and Ancient Woodland, Harringe
Brooks Wood is located immediately to the west of the site
to maintain functionality a buffer will be provided.



There is a designated landscape within the application
boundary which present constraints and opportunities
which have been considerations in the master plan:



A Site of Special Scientific Interest (SSSI) Otterpool Quarry is
located in the centre of the site. This feature is designated
because of its geological value, rather than ecological

N

or landscape value. Notwithstanding this, the constraints
around this site are taken into consideration in the
landscape strategy.


A ‘Special Landscape Area - North Downs’ that exists within
the site’s north-east corner: This is an area protected

Figure 18.

Landscape context showing the Kent Downs AONB.

in F&HDC’s Core Strategy and in their Local Plan Review
and described as an area “of countywide landscape
significance”. The Core Strategy states that the SLA is
“significant to the setting of the Kent Downs, and the
Romney Marsh”, however no published document provides
a further description of the key characteristics or special
qualities that convey this level of protection.
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EXISTING LAND USES
SELLINDGE

M20
HS1 RA

ILWAY

WESTENHANGER STATION

EAST STOUR RIVER
WESTENHANGER CASTLE

HARRINGE COURT

A20

A20
OTTERPOOL MANOR

UPPER OTTERPOOL MANOR

A261

COURT-AT-STREET

INDUSTRIAL ESTATE
LYMPNE

N
Figure 19.
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Overview map showing existing land-uses. (Further detailed habitat plans have been compiled separately)

Figure 20.

PLAN - Roman settlements.

Figure 21.

PLAN - Middle Ages - 17th Century.

Figure 22.

PLAN - 19th Century.

Figure 23.

PLAN - 20th Century .

Existing site images
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2.3.9

Built heritage
Westenhanger Castle is a Scheduled Monument and grade 1 listed building in a significant location with the opportunity to contribute
distinctive identity for the key open space of the garden town. Otterpool Manor and Upper Otterpool are both grade 2 listed buildings
and provide identity to the central open space.

2.3.10 These key built cultural heritage assets are within the master plan framework, however, are outside the application boundary. These listed
buildings constraints and opportunities have been key considerations in the evolution of the master plan.

Figure 25.

Images of Westenhanger Castle and its historic Grade I listed barns.

N
Figure 24.

Extract of Robert Morden’s map dated 1695
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Figure 26.

Key Heritage Assets

2.3.11 The Draft Shepway Heritage Strategy (5b) states ‘Any future
developments should be designed to avoid harm to the
setting of castles should they be in the vicinity of these sites.

ECOLOGY - ‘DARK CORRIDORS’

2.3.12 Adjacent to the Site are many buildings constructed in the
Kentish vernacular particularly the local traditions of the
Holmesdale Vale and Kent Downs. These are structures
built in the main from locally available materials that reflect
custom and tradition more than mainstream architectural
fashions.
Examples of these local architectural traditions are:
buildings constructed with locally sourced red bricks,
Kentish Ragstone and Greensand; square and club tile hung
walls on the first floor; timber cladding; rooves made from
tile or natural slate roofs; large rectangular white framed
windows.
2.3.13 Agricultural buildings vary from those with potentially
medieval structures, comprising multiple roof-pitches and
timber-framing, to later rural buildings including brickbuilt and timber-farmhouses and outbuildings. Farms are
arranged in a variety of layouts including courtyard plans.
Oast houses are typical of the region and reflect its hopproducing history.

2.3.14 Archaeology
Several indicators of archaeological potential have been
documented within the application boundary with discovery
of a Roman villa near the A20, further prehistoric barrows
at Barrow Hill and military remains at Lympne Airfield. All

N

the above have been considered in the application, are
described in the environmental statement and will require
further study and investigation during the further stages of
the application.

2.3.15 Ecology and Habitats

Figure 27.

Indicative Dark Corridors’ for wildlife benefit

The area supports a range of habitats, including broadleaved woodland, hedgerows, and ponds, running water
courses, mature trees and grasslands. However, the largest
areas of the existing site are improved grassland pasture
and arable land. Within the master plan there is extensive
opportunity for enhancement of the range, quality and
connectivity of habitats across the site.
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT
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N

Figure 28.

General habitat values for retention

2.3.16 The value of the habitats is indicative of the current and historical usage, driven largely by

N

Figure 29.



farming methodologies and management. In many areas, the ecological value has been
reduced by intensive farming, removal and degradation of hedgerows and application of
fertilisers and other agricultural process.
2.3.17 In order to inform the master plan layout, following the initial habitat survey conducted in 2016,
habitats and areas were initially categorised depending on their likely value to determine their
requirement for retention. The following categorisations were utilised:


`Grade 3’: Habitats that provide important connectivity or strategic value throughout the site or
have value for notable species and are recommended to be retained;



`Grade 4’: Areas supporting less commonly found habitat across the site, retention desirable;

2.3.18 Other habitats: these areas have no intrinsic value for retention, however they may have value for
associated notable species.
2.3.19 This valuation was utilised to inform the master plan and identify areas where development
is preferable. Valuable retained habitats were `buffered’ within the design to reduce potential

`Grade 1’: Likely to contain S41 or uncommon habitat types that are likely to maintain multiple

impacts, with buffers based upon the requirements of these habitats and the species which they

notable and/or protected species and deliver key ecosystem services and must be retained

support.

and buffered;


Landscape & Ecological connectivity.

`Grade 2’: Contain habitats of high value and/or protected species and strongly
recommended to retain and buffer;
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2.3.20 Flood Risk & drainage
There are several existing drainage features within the existing site boundary; these include the East Stour River and its tributary streams, ponds and ditches.
2.3.21 As the site is mostly greenfield, the surface water is drained naturally. Rainfall runoff patterns are governed by topography, soil type and the nature of the overlying surfaces. The existing streams and ditches
all convey the surface water to the East Stour River, which flows through the northern section of the site from east to west, and then continue towards Ashford where the East Stour River converges with the
Great Stour River.
2.3.22 Otterpool Park is generally at low risk of flooding, but the primary flood risk is from the East Stour River, which has a relatively shallow and wide floodplain. Limited flooding risk also exists along the drainage
valleys from the small tributary streams and drainage ditches.

N

Figure 30.

Figure of Hydrology & Flood risk.
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2.3.23 Infrastructure High Voltage cables
High voltage cables cross the north- west corner of the
application site near the East Stour River which is also an area
of flood plain.

2.3.24 Place Making Principles
2.3.25 Character and Place-making
It is important that Otterpool Park feels like a place, and
legible as a town, with a set of coherent identities and
characters which relate to Garden City Principles, explained in
further sections of this report.
2.3.26 The existing site and its rural and settlement context
are made up from a number of landscape character
areas comprising of rural and arable farmland, existing
communities of Lympne, Sellindge, Stanford, Barrow Hill,
Newingreen and Westenhanger the existing historic buildings,
the railway, river and M20 corridors, as well as areas of
visual detraction. Each of these character areas have many
differing characteristics, amongst them; species of trees,
ratios of green to urban space, vernacular architecture and
materials, habitats and ecologies, micro climates, populations
and so on.
2.3.27 Based on the existing character areas with further landscape
analysis a set of new set of local character areas will be
created, breaking the master plan down into areas which
are complementary to existing character, relating to and
taking influence from the existing landscape characters and
retained natural features, ameliorating existing areas of visual
detraction. The master plan can begin to define new places

Figure 31.

Extract from Policy SS6 - Garden Settlement North Downs.

which are specific and integrate suitably in the landscape.
This will ensure that the development feels like a special place
which is heavily influenced by its location and heritage.

2.3.28 Creating a coherent place

2.3.30 Over time Otterpool Park will combine the best of both

2.3.31 Integrating the surrounding communities

places of rural countryside and the closeness of an urban
connected place. The success of the development relies

The existing farmland is historically related to a landscape of

on each phase creating a coherent local character and

small villages and farms creating a network to provide food

connection of existing settlements, retail, community and

integrating with new and existing links and connections to the

for the local town market. The surrounding communities

business areas; existing countryside, historic buildings and

existing surroundings. This includes integrating with existing

and villages have played a large part in Otterpool Park’s

settings with new development in Otterpool Park creating a

communities and villages as well as making the countryside

development to date. Local communities include the

holistic place.

more accessible to existing residents.

nearby villages of Lympne, Sellindge, Stanford, Barrow Hill,

2.3.29 The creation of the master plan relies on the successful
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Newingreen and Westenhanger - historic manor estates and

2.3.38 A new local centre area or ‘town centre’ located in close

the existing farms on Harringe Lane. The plan is to retain the

proximity to Westenhanger Castle and Stone Street will provide

individual identity of the existing settlements (in particular

ground level frontage for small shops, businesses, health, and

Lympne, with its rural setting), also views out from Barrow Hill,

education and community facilities and will create strong

and the quiet intimate lane through Westenhanger.

pedestrian priority and shared public spaces.

2.3.32 Rural meets Urban

2.3.39 New housing will be integrated with the high street mixed use
in neighbourhoods with pedestrian crossings provided on

2.3.33 Today, the local communities have very limited access

roads within new housing and community infrastructure to

across the OFMA site, presenting a significant area (c. 765ha)

integrate the communities providing ease of movement.

in the locality that is largely closed to public access, save
for a very small number of footpaths from Sellindge to the

2.3.40 A network of new pedestrian and cycle routes will connect to

north of the site parallel to the M20 and a path south west to

the existing network to create a holistic movement strategy,

Harringe Lane, and some footpaths from the south and which

providing easy, safe and fast access to the railway stations,

are poorly connected, many being cut off when the railway

the high street and town centre. It is key that new routes and

arrived. The OPA and the wider OPMF will provide excellent

connections are legible and easy to understand so that users

pedestrian connections across the site, linking the new

can easily and safely move through the new development as

community with Otterpool Park with the wider landscape and

well as connect with the existing communities.

surrounding communities.
2.3.34 The new development will be the transition between the
existing hard edge created by the rail and motorway, and
the rural farming and woodland landscape to the south
and east. This will be achieved by pulling the landscape
with new woodlands into the area with a series of green
links and networks, and allowing the benefits and facilities of
new schools, local centres and infrastructure to be shared
between the new development and existing villages.

2.3.41

Connectivity through shared amenity and social infrastructure.

2.3.42 New community infrastructure will be located within close
walking distance of homes and key elements will be located
with public transport and cycle footpath connections to be
shared with existing residents. New social infrastructure will
include elements such as local shops, a multi-faith facility,
business centres, primary and secondary schools, community
centres and health facilities.

2.3.35 In addition to the existing green infrastructure available in
the current landscape outside of the application site, the
Otterpool development will mean that both new and existing
residents will have access to a wealth of green infrastructure
such as a nature reserve, parks, sports facilities, allotments
and orchards, riverside walks, play areas, rain gardens, wet
woodland and a country park.
2.3.36 Creating new connections
2.3.37

By minimising the barrier of roads, particularly the A20 and creating
a new network of routes which encourages green connections, the
transition between rural and urban can be created.
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3
DESIGN
RESPONSE

3.0 DESIGN RESPONSE AND STRATEGIES
This section describes the evolution of the proposed Otterpool Park Garden Town master plan from
an understanding of the Folkestone and Hythe District Local Plan and Stakeholder and community
engagements. It describes the response to the site context, consultations, the evolution of the Master plan
area, then describes the Outline Application land uses and overarching strategies.
DESIGN RESPONSE

3

3.1

Response to Context

3.1.1

Landscape led concept options studied:
The opportunities and the constraints of the location were initially identified:

•

An area lying between the prominent North Downs escarpment and the Old Saxon shore

•

A pronounced orientation– singularly sloping down to the north Vale of Holmesdale, and a
land form which is occasionally cut by northwest south east orientated valleys

•

Subtle topography belying its importance, where predominantly open landscape is
intersected by river valleys.

•

A few dispersed woodland blocks- at Harringe Brooks and Sandling Park, but not the
connected woodland character further west.

•

Settlements, which surround old farmsteads, are linear, strung out along roads without a
sense of focus

•

Visible heritage, a strong historic time depth with large scale human intrusion (M20, high
speed rail line, industrial park)
Several concepts were created through a consideration of constraints and opportunities
and assessed from a landscape point of view to lead towards a preferred design for the
master plan:

Figure 32.

Garden Town Principles Diagram.
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Figure 33.
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Axonometric diagram of existing landscape features.

EARLY CONCEPT EVOLUTION BASED ON ‘OFMA’ BOUNDARY
3.1.2

Concept 1 - BUFFERS

R

Creates landscape buffers between existing and proposed
new settlements.

E
FF

BU

Opportunities:
•

Separates existing homes from proposed development

•

Some landscape in areas needed for habitat or flood mitigation.

BUFFER

• CONCEPT 1 - BUFFERS:
Landscape BUFFERS between
new and existing SETTLEMENTS.

Constraints:
•

More fragmented new development sharing of services is

•

Some landscape not where needed for habitat or flood

FF

Separation increases distances travelled less walkable

BU

•

ER

more challenging

mitigation
•

Some development in view from AONB and landscape is less
effect for integrating.

Figure 34.
3.1.3

CONCEPT 1 - Buffers.

Concept 2 - RIDGES
Creates landscape ridges on higher ridges as screen to new
settlement setting from AONB to north.
Opportunities:

•

Screens some proposed development viewed from AONB

•

Some landscape in areas needed for habitat mitigation

•

Potential for large park in middle with Enhanced woodland
landscape

•

Less fragmented development

•

Potential for varied character in settlements

LA

ND

• CONCEPT 2 - RIDGES:

SC

AP

E

LA

RI

DG

E

RI

DG

ND

E

Constraints:
•

Development conflicts with areas needed for flood mitigation

•

Less existing homes separated from proposed development.

Landscape RIDGES on higher ridges as
visual integration to new settlement
setting from AONB to north.

SC

AP

E

Figure 35.

Concept 2 - Ridges
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3.1.4

Concept 3 – VALLEYS
Creates landscape valleys in lower areas with existing
streams

• CONCEPT 3 - VALLEYS:

LANDSCAPE VALLEY

landscape VALLEYS in lower
areas with existing streams.

Opportunities:
•

Landscape in areas needed for flood mitigation.

•

Potential for large park in middle of development
Constraints:

LA

•

VA ND
LL SC
EY AP
E

More fragmented new development with sharing of services
more challenging

•

Separation increases travel distances discourages walkability

•

Some landscape not where needed for habitat mitigation

•

More development in view from AONB with landscape less
effect for visual integration.

Figure 36.

Concept 3 - Valley.

•

3.1.5

Less existing homes separated from proposed development.

Concept 4 – CONNECTIVITY
Creates landscape connecting links between new and existing
rural parks, woods and heritage
Opportunities:

• CONCEPT 4 - CONNECTIVITY:

•

Landscape in areas needed for flood and habitat mitigation.

•

Potential for parks upper and lower development

landscape connecting links
between new and existing rural
parks, woods and heritage.

Constraints:
•

More fragmented new development with sharing of services
more challenging

•

Separation increases travel distances discourages walkability

•

Some development in view from AONB with landscape less
effect for visual integration

•

SAXON SHORE RIDGE
Figure 37.
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Concept 4 - Connectivity.

Less existing homes separated from proposed development

3.1.6

Preferred Concept 5 – Primarily based on CONNECTIVITY
and BUFFERS integrating Ridges and Valleys
A preferred concept emerged, which evolved into the master
plan framework. This concept combined the best of the
original landscape concepts into one combined concept. This
concept was primarily based on concepts 1 and 4 to create a
landscape of CONNECTIVITY providing BUFFERS between new
and existing settlements. The ideas behind concepts 2 and
3 RIDGES and VALLEYS were also integrated into the master
plan to create proposed open spaces for parks and wooded
natural areas which celebrate the areas distinct heritage,
topography and water courses. The preferred concept
was assessed and evaluated such that the landscape
opportunities out-weighed the constraints.

Opportunities:
•

Provides connected landscape needed for habitat
mitigation and creation.

•

Potential to create parks in both upper and lower slopes of
the development

•

Landscape screens some proposed development viewed
from AONB

•

Landscape retained in areas needed for flood mitigation.

Constraints:
•

More fragmented new development with sharing of
services more challenging

•

Separation of development increases travel distances and
constrains walkability

Figure 38.

Connectivity & Buffers.

Creating identity and distinctiveness for the garden town
was an important consideration in assessing the landscape
concepts, however, equally importantly was consideration of

• Connectivity & Buffers: PREFERRED OPTION:
Landscape links between new and existing rural parks, woods and heritage with BUFFERS between new and
existing settlements.

the potential capacity and viability of the development.
The above aspects of capacity and viability were therefore
assessed in parallel capacity studies, undertaken during the
evolution of the master plan framework.
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Existing Bus Stops retained

Figure 39.

Proposed Bus Route and Stops

Transport: Bus Routes to Rail Station & Strategic Network.

Bridle Path Network

Figure 40.

3.1.7

Footpath Network

Primary Cycle Routes

Key cycle route opportunities.

Capacity constraints and options studied:
An initial high-level assessment of the capacity was carried out as scenarios testing

Local Centres & links to existing communities

the spatial factors – housing density, green infrastructure and response to context
both through considerations of design and through market testing for value through
housing delivery.
A Stage 1 report in December 2016 provided Initial Capacity Testing Scenarios. This
study considered the capacity of the originally defined Otterpool Park master plan
area of 709 hectares to accommodate up to 12,000 homes. The study identified that
the capacity is reliant upon several interrelated factors:

3.1.8

•

Existing constraints

•

Housing density and character

•

Transport and infrastructure capacity

•

Green Infrastructure and open space provision

•

Land take / site coverage

Following this analysis, the initial master plan spatial layout with capacity for up to
12,000 homes, was presented during consultations in June 2107.

Figure 41.

Linking new local centres with existing settlements.
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PLACE-MAKING ANALYSIS BASED ON ‘OFMA’ BOUNDARY
3.1.9

From summer 2017 through to early 2018, considering fresh
consideration of opportunities and constraints, further
stakeholder consultations and emerging market testing,
further capacity studies were undertaken.

3.1.10 Housing numbers up to 12,000 with a proportion of green
infrastructure of up to 40% within the search area were
explored. This required higher densities to achieve the
balance of numbers and green space. Local housing market
area testing and place making considerations suggested this
option with higher densities would not deliver an appropriate
quality and range of housing.
3.1.11 Predominantly medium to lower housing densities with lesser
proportion of high-density housing options were explored.
This would have accommodated up to 8,000 homes whilst
maintaining the proportion of green infrastructure up to 40%.
3.1.12 In order to achieve housing numbers of 12,000 within the

Figure 42.

View of existing topographical features of the site.Figure 43.

Integrating connections between heritage assets.

search area at the lower density a significant reduction of
green infrastructure would be required, or alternatively, to
maintain the green infrastructure amount, an increased land
area would be required.
3.1.13 Studies undertaken identified two potential additional land
areas: to the south west of Harringe Brooks Wood adjacent
the master plan search area and land to the south of
Sellindge, which could increase the capacity of the site.
3.1.14 Housing numbers of approximately 10,000 with predominantly
medium to lower housing densities, a lesser proportion of
high-density housing and the proportion of land for green
infrastructure at approximately 40% were explored. The
master plan boundary would be extended to increase land
area in the south west.
Existing Green Corridors

3.1.15 Both response to context, quality of place making and market
testing for the delivery of a range of housing supported the
above option as a base for developing the framework master

Figure 44.

Enhancing blue infrastructure: water corridors.

Figure 45.

Strengthening existing green infrastructure links.

plan.
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PLACE-MAKING ILLUSTRATIVE LANDSCAPE TIMELINE
The figure below represents an illustrative timeline of how the land at Otterpool has changed through history from a naturalised forest landscape, through to a
deforested agricultural landscape and beyond. The idea that woodland areas lost through time can be reintroduced within the development to provide a ‘reforested’
settlement. Furthermore, key themes were explored as part of early place-making principles such as ‘Forest Garden, Ridge, Embracing Water.

Figure 46.

Place-making illustrative timeline graphic.
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Infrastructure – There were concerns about pressure

There were concerns expressed about the Garden Town

on already stressed infrastructure, particularly roads,

process, and criticism made that indicated a general lack

utilities, and also worries about possible flooding impact.

of trust in the process, with many stating they would like

Various suggestions were made to ease congestion, and

more information on where this had come from.

requests made about improving gas and broadband

Understanding of the Master plan and Planning Process

connectivity.

- People wanted to understand more about the master

Housing – There were concerns about the numbers of

plan , the planning process and timescales involved. They

homes above currently committed levels, and about the

also asked for more information about phasing.

affordability of these to local people. There were also

Consultation and engagement - There was a request for

comments made that the design and character of the

more consultation in the future, across a wider spectrum

homes will be important, as would energy efficiency.

of the community, including more business and local
groups, with more notice given to people.

Facilities – People discussed the need for a range of
facilities including health (potentially a hospital), local
shops, schools, a scout headquarters and a leisure centre

Figure 47.

Otterpool public consultation event.

Environment - The local environmental quality was a
big issue for many, ranging from aspirations for better
footpath access, concern about the loss of agricultural

3.2

Response to Consultation

land, and the need to improve the general biodiversity of
species. Landscape and open space were a key priority.

3.2.1

The Otterpool Park development will be knitted within an
existing landscape and link with existing local communities.
Therefore, community and stakeholder engagement has
been important in the evolution of the plans. This section
considers the effort to date to engage local stakeholders in
the process. There have been three community engagement

and jobs were considered as being important for the
local area. The questions were around how many and
what types of jobs, and whether they would really be
available to local people.

Key Points from June 2017 Engagement
The consultation held in June 2017 was targeted at different
stakeholder groups and settlements in a wider context. The
response to the indicative master plan includes many of
the same points from Dec 2016, and in addition identifies the
following key points:
Demographic - Housing, community amenities and
employment opportunities which should attract a mixed
demographic comprising local people as well as younger
people from further afield, taking care not to create a
commuter settlement, with the aim of making Otterpool Park
a ‘whole life cycle development’. Re-addressing the age

sessions: in December 2016, June 2017 and June 2018,

Accessibility - Many people identified getting about

balance locally and creating business communities was seen

which took place in venues local to the master plan area.

as their top priority, whether by bus, car, cycle or other

as critical so that young local people don’t leave the area.

Engagement was managed by Kevin Murray Associates,

mode. New and improved footpaths and cycleways were

attended by the design team and the detailed reports

identified as desirable, while a question was raised about

are available to view on the Otterpool Park website. The

Westenhanger Station becoming a High Speed one.

Statement of Community Involvement included with the
outline planning application provides a full report on the
community engagements. A summary of the key points
which influenced the master plan evolution are as follows:

3.2.2

Jobs – Many people wanted to see more employment

3.2.3

Traffic and A20 link - Many people were concerned about
what impact new development would have on the roads
and junctions, and when any new upgrades would take
place. Several people suggested an A20 link to bypass

Key points from December 2016 Community Engagement

Newingreen was desirable.

The purpose of this consultation was to gather information

Lorries – Although this is not strictly part of the Garden

and feedback from stakeholders and communities during the

Town proposal, concern was expressed about the impact

process of analysis, evolution of concepts and studies for the

of Lorries on the roads, holding area and general quality

master plan capacity. The key points were:

of life.
Trust and the Garden Town master plan process -

Amenities - Providing cultural, social and leisure facilities
and amenities meeting needs across all age-groups and
enabling active lives: encouraging networking links with
surrounding towns.
Work Environment - Business places encouraging community
cohesion, socialising at the workplace between businesses.
Changing work patterns, with older people working longer in
future, perhaps part time and preferably locally, with homes
near jobs will encourage movement, walking and socialising.
Retail and Leisure - The retail and leisure offer would
encourage a thriving local centre, integrating community
facilities to ensure viable delivery of facilities, plus
encouraging ‘pioneer’ new shops possibly concentrated
around the station
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The indicative master plan and vision should be forward-

were still concerns that prior to any relocation of commercial

However, there were a number of concerns - mainly around

looking by challenging and addressing

premises heavy traffic will still be passing through the centre

the detail and deliverability, on matters such as traffic,

of Otterpool Park and through housing areas.

community facilities and management of open space.

•

Local housing needs of all types

•

A range of business premises for start-ups and expanding

•

place that has jobs, including for the younger generation was

offices and manufacturing space with equal opportunities for
A town centre able to withstand changing retail trends

•

Provision for good broadband and similar services

•

Addressing Air quality problems that have long-term health

to settle in the area, and not have to move out with the district
in search of employment and housing.
•

The provision of multiple local centres to encourage walking
New health care facilities would be provided, with a
suggestion that two types of health care are needed either
integrated or provided separately to include; very specialist
care including elderly and acute care issues, such as timely
treatment for stroke patients and a second being for doctors’
surgery with GPs and non-emergency care

•

cross Stone St following resident meetings in June 18.
•
•

increase the effect for the residents. This buffer makes no
other contribution to views to or from the development.

3.2.5

issue. While 90 litres per person/day sounded like a very

•

taken place through the previous 12 months prior to the planning

were viewed as positive and enabling of achieving that

application.

target.

Summary of main points and further discussion from Place

New faith centres will be provided and a crematorium or

Panel reviews
•

Key Points from June 2018 Engagement

place.

There was some recognition that some or all of the issues
•

overlay of drawings of the interrelated components that need

There was general support for the master plan meeting the

to come together to create a sustainable new garden town.
•

•

To become successful as a new place, Otterpool Park needs

While there are still questions regarding what “affordable”

to establish a viable centre, and therefore needs careful

might mean in practice locally, amongst those who

consideration of connectivity between phases.
•

supported for this reason acknowledged the merit of a

•

Conveying the aspirations for Otterpool Park through an

feedback from the discussions.
district housing need.
•

Importance of establishing a clear narrative for the character
of Otterpool Park which will define what makes it a special

raised previously were being addressed and attended to in
•

Response to Place Panel Review
Consultation through Place Panel reviews of the master plan have

ambitious target, the innovative solutions being put forward

burial space

3.2.4

The buffer to Barrow Hill is approx. 75m wide, low lying flat
land and suitable planted integrating could be proposed to

simply one very large monolithic estate.
Some support was expressed for the solutions to the water

Barrow Hill farm barns are excluded from red line previously
included.

Otterpool Park up into several smaller sub-areas, rather than
•

Road crossing Stone St between station and Westenhanger to
be Bus only and cycle link indicated to access the station and

centre. Multiple centres reduced the sense of scale, dividing

and cycling, with the provision of dedicated cycle paths
•

There was support for the multiple districts and centres, such
that not everything was being pushed to one major single

consequences
•

•

supported. This might mean that a generation would be able

small as well as larger businesses
•

The aim of attracting employers to the area and creating a

The Place Panel broadly supports the density proposed across

cohesive, master planned approach to meeting housing

the master plan , but suggests that there may be areas,

need and future demand.

including the town centre, that could support greater density.
•

There was strong support for the level of greenspace being

Considers the relationship between the station, high street,

committed to in the master plan .

castle and river – as well as what is understood by a ‘21st

There had been concerns previously that this level of

century’ high street will be critical for forging a successful

greenspace and green infrastructure was too ambitious,

town centre
•

therefore participants were pleased to note that this was

Detailed consideration needed on the re-alignment of the A20
– and the impact that this could have on the town centre.

still the target. The greenspace elements provided a positive
framework that people felt they could support, and that it
began to make Otterpool look and feel like a desirable place.
•

There was support for the future location of businesses by the
M20. This location close to the motorway junctions made for
a more logical location for some participants. However, there
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Figure 48.

Arcadis, Farrells, FHDC and Historic England site walkover .

•

The ‘big picture’ for Otterpool Park needs to show that all

for energy and waste keeps pace, and is integrated, with the

elements are incorporated into the master plan effectively

master plan .
•

integrated and overlaid one with the other for example:

The Place Panel recommends that the strategies on energy

• Water

and waste are developed in significantly more detail and

• Landscape,

coordinated with other elements to achieve a master plan for

• Housing,

Otterpool Park that integrates different functions cohesively

• Employment,

around functional use and high quality placemaking.
•

• Energy
• Waste.

The panel stresses the importance of collaborative working
between specialists responsible for the different aspects of
the master plan – in this case water, energy and waste – that

3.2.6

should be an integral part of the emerging design.

The Place Panel made several comments which were

•

considered in the developing master plan framework:
•

needs to be effectively communicated and promoted. This

More detailed descriptions of the various ‘character areas’

should include, for example, emphasising the opportunities

– gateway; high street; riverside; slope; woodland; and

that the new development offers for responding to the scarce

hillside to be developed. Residential patterns – layouts and

supply of water, the potential for rainwater harvesting and

typologies to be defined in more detail, although they may be

recycling of waste water.

elaborated in design codes.
•

•

effluent from the waste water treatment plant might best

red line boundary and consider, for example, the relationship

be used, and the impact of phased development on its

of Otterpool Park with existing settlements at Sellindge and

operation.
•

continue to develop the strategies for Otterpool Park’s blue

The panel has reservations about the viability of phasing

and green infrastructure, considering the comments above

presented – development to the east and west in the early

and in consultation with the planning authority.
•

the detailed strategies being developed for blue and green

unconnected communities.

infrastructure – as well as for energy and waste – with the

The panel repeats the importance of clarifying what the

overall master plan for Otterpool Park.

opportunities that will be opened up, in order to test the

•

Figure 49.

economic sustainability of the new community.
There is a need for further clarity on how important

will not feel ‘cut off’ from the town centre.

There is potential for water to help to define a unique and
special character for Otterpool Park, creating an attractive
watery setting for the new garden town. This must be made
explicit in the description of Otterpool Park and the emerging

is in the right place, that development to the south of the A20

the station will become a major transport hub –it is important

master plan .
•

It is important at this stage to describe how crossing points

to have projection of where people will travel to and from, and

Summary of main points and further discussion Place Panel

over the flood zone might appear within the landscape – they

the number of car parking spaces likely to be needed.

review - Energy waste water green infrastructure 23 April 18

will potentially have a significant visual impact. Wide tarmac

While welcoming the opportunity to comment on the strategies

roads demanding road barriers should be avoided.

Importance of establishing a strong relationship between the
station, high street, castle and river. Concerns that the castle
appears to be obscured by housing, and the high street
distant from the station, how the station and the space in
front of it might connect.

•

Existing view of Stone Street.

provide some reassurance that the re-alignment of the A20

Westenhanger Station will be for Otterpool Park, is unlikely that

•

The panel stresses the importance of effective integration of

1b, the local centre at Barrow Hill, could result in two disparate,

economy of Otterpool Park is likely to be, and the employment

•

The Place Panel recommends that the consultant team

Europe.

phases. Phase 1a, the town centre, and development of Phase

•

A water balance model should be developed to show how

To also look beyond outline planning application – and its

Barrow Hill. Aldington, Folkestone and Hythe, but also to
•

The special character of Otterpool Park – defined by water –

The different characters and uses along the high street, could

•

for energy and waste, the panel feels that there is insufficient

•

Equally, the cycling strategy needs to be integrated with

detail at this stage to comment substantively. Information

the blue infrastructure strategy. Cycling – and walking – by

presented on both topics was generic, rather than being applied

water will be a particularly attractive option. It is not yet clear

to the specific ambitions and conditions of Otterpool Park. The

whether Otterpool Park’s water assets are driving the cycling

panel strongly recommends that the development of strategies

strategy or not.
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Master plan Framework design evolution

3.3

Key opportunities, and guiding principles for the Otterpool

ILLUSTRATIVE FRAMEWORK MASTER PLAN

Park Framework master plan
The landscape options describe earlier respond to the
landscape elements which are distinctive and special about
the landscape of the Otterpool Park master plan . Green
infrastructure was an important driver for early concepts, to
lead place making, create value and in response to context:
The Otterpool Park framework master plan evolved from
2016 – 2018 and has identified a response to the key unique
opportunities of the site:
•

Proximity of Westenhanger Station and HS1 and local
railway network provides the opportunity for housing and
employment uses with excellent accessibility to and from the
wider region.

•

A town centre can be created within walking distance of the
railway station with accessibility to proposed housing and
employment uses.

•

Greater connectivity can be provided across the landscape
and link the emerging community with the existing landscape
assets in the surrounding areas.

•

The proposed new settlement can be integrated with
existing communities socially and functionally but not
physically, enabling sharing of new amenities whilst providing
separation by strategic landscape buffers or open space to
mitigate potential environmental impacts.

•

Existing heritage assets are not able to be fully appreciated
in current land use and will be enhanced with improved
landscape settings as an integrated part of the cultural
strategy, open space and recreational strategies of the
master plan .

•

The fact that the area is controlled by limited number of

Figure 50.

owners enables the master plan , management structure and

landscape structure and tapestry, using small woodlands, hedgerows and tree belts, in response to the ‘Restore’ and ‘Create’ actions

phasing to be established to support the long-term quality
and delivery of infrastructure and public realm.
•

The existing water courses can be integrated into a
sustainable drainage strategy within a new landscape green
infrastructure that can become a defining feature of the
town.

•

The creation of a stronger, more intimate and richer
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Plan showing an early Framework Master plan options for the site.

proposed within the 2004 KCC LCA.
•

A settlement that reinforces the existing landscape pattern of north-south undulating topography.

•

The visual amelioration of existing detracting elements such as the HS1 rail line, Link Park industrial areas and other commercial
activity.

•

The biodiversity with opportunities to protect and enhance the ecological value of the area.

•

Otterpool Park - today and in the future – a place which continues to be shaped by its history.

3.3.1

The Preferred option for Framework Master plan :
Following testing with stakeholders the preferred option for

The master plan of June 2017 suggested an indicative spatial

Stakeholder reviews with Historic England, Natural England,

10,000 homes with a revised master plan framework

Environment Agency, AONB team through late 2017 and 2018

boundary, extending to include land to the south west of

have been instrumental in shaping the master plan and the

Otterpool Lane between Harringe Brooks Wood and Aldington

indicative spatial layout evolved and has been further revised

Road, The revised master plan boundary broadly reflects

to provide:

and Hythe District Council LPA draft Core Strategy Review

•

(Regulation 18 consultation) document. (Refer to Reg 19 draft).

•

landscape strategy.
•

The identity of the town centre has been given more
detailed consideration, location clarified, and layout,
identity and character developed in proximity to the lake,
with links to the Castle Park and station.

•

The route network for connecting north and south with

An integrated settlement with a route network and

cycleways and pedestrian connections developed

hierarchy linking the town centre and Westenhanger

along the A20 and at with street junction designs for the

Station with cycle and bus routes to residential areas and

realigned A20 and new streets.

local centres north and south of the A20.

The Otterpool Park master plan framework will provide

Views of the North Downs from lower Otterpool Lane in
vicinity of Otterpool Manor given greater protection in the

layout with a town and separated satellite villages.

the Framework Master plan would provide approximately

the area of the Garden Town Allocation in the Folkestone

•

•

Landscape layout and edge of development refined in

Integration of the A20 with speed restrictions and new routes

response to Historic England comments for the Castle

for green infrastructure. This will provide quality of place, and

and crossings to create connectivity, footfall and high quality

Park and appropriate context and views to and from

opportunities to mitigate any challenges in response to the

of place making on both new and existing streets.

Westenhanger Castle.

approximately 10,000 homes and approximately 50% of land

context, creating a settlement which meets the criteria set out

•

Character areas created for housing integrated with

•

Layout adjusted to consider initial findings from

in Garden City Principles and the Government Garden Town

distinct landscape: Suggested character areas to be

archaeological investigation of prehistoric barrows in

prospectus.

further considered are Gateway, Westenhanger Castle,

the north west, the Roman villa in central area and 1940’s

Town Centre, Riverside, Otterpool Slopes, Woodland,

military defences in south.

Taking account of the appropriate density of development
to achieve a Garden Town settlement, objectives and
a deliverable scheme over the long term, the following

Hillside, and Valley & Woodland Edges.
•

represents a summary of the proposals set out in the master
plan framework for Otterpool Park Garden Town:
•
•

•
•

•

key retained features to create a landscape with water

and mitigation of existing local roads and junctions to

and woodland at the heart, which links to surrounding

additional traffic.

landscapes.

A gateway access from M20 Junction 11 to the east

•

Water strategy developed to include provision for onsite waste water treatment facility with SuDS integrated

sizes and tenures.

Westenhanger railway station and proposed businesses

in landscape and route network to make water a key

Approximately 50% of the master plan comprising of

with landscape mitigation to long views from the AONB.

integrated feature of the layout.

•

A clearer high-quality route network for pedestrians and

•

A single site for secondary school and 6 primary schools

Education provision of up to six primary schools, one

cyclists to key destinations of high street, station, schools

are provided, coordinated with sports fields at walkable

secondary school and thirteen nursery schools.

and recreation spaces.

distances, contributing to the social infrastructure and

High quality Green infrastructure influencing the distinct

health.

A hub of commercial and community development

•

(including a health centre) around Westenhanger station.

character of Local centres to differentiate housing

A town centre with distinctive quarters based around

neighbourhoods and assist legibility and footfall.
•

Changes to Westenhanger Castle landscape open space

Further local centres – mainly corresponding with primary

surrounding the castle including enlarging the open

school locations in other parts of the development.

space to enhance the setting and vistas to the scheduled

Employment space comprising circa 15 hectares of B1

ancient monument and listed building.

and B2 uses in a commercial/light industrial. Together

•

New distributor road loops which enables protection

providing improved accessibility and traffic flows to

community, retail and leisure activities.
•

Integration of development and landscape corridors with

Approximately 10,000 new homes across a range of types,

green infrastructure (excluding private gardens).
•

•

•

•

Further consideration of secondary school and sports field

with local centres and home working this could create

locations to contribute to the social infrastructure and

approximately 8,000 new jobs.

healthy lifestyles of the community as a whole.

A network of public open spaces including along the River
East Stour.

•

Existing communities of Barrow Hill, Sellindge, Lympne,
Westenhanger and Newingreen provided with appropriate
landscape buffers adjacent to communities.

Figure 51.

School sports field
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ILLUSTRATIVE FRAMEWORK MASTER PLAN (BASED ON 10,000 HOMES)

Figure 52.

Illustrative plan showing the Otterpool Framework Master plan Area. (OFMA)
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QUANTUM OF LAND USE AREAS BASED ON THE 10,000 HOMES
3.4

3.4.1

Otterpool Park Framework Master plan Area (OFMA)
Land Use and Quantum of Development
The Otterpool Park Framework Master plan Area (OFMA) has a

O�erpool Framework Masterplan
Use class Land Use

Descrip�on

total area of approximately 765 hectares south of the railway
including:
•

An area for development of approximately 633 hectares
which will comprise:

•

Development including roads of approximately 297
hectares.

•

Green infrastructure of approximately 336 hectares.
Within the OFMA there are retained existing uses which
comprise:

•

Retained agricultural land use and woodland of
approximately 61 hectares,

•

Existing communities and commercial occupiers of
approximately 71 hectares.
The OFMA provides opportunities for future variation to
existing employment use to accommodate alternative
uses or enhanced employment use.

3.4.2

C3
C2
C1
D1
D1
D1
D1
D1

Residen�al
Residen�al
Hotel
Community
Community
Community
Community
Community

Dwellings
Extra care dwellings
Secondary school
Primary Schools
Nursery schools
Halls and faciliites
Health

Hectares m2
215
12
1
7,500
10
12
2
1
8,000
1
13,000

A1
Retail
A2,A3,A4 Retail
D2
Leisure

Convenience and other shops
Restaurant, café, take away
Sports halls and pavilions

3
1
1

17,500
11,000
8,000

B1
B1
B2

Oiﬃce/services in local centres
Oﬃces
light industrial

2
9
3

14,500
59,000
9,000

Business
Business
Business

8700
1300
approx 120
1
6
up to 13
up to 6
Two GP health centres,
One treatment centre

Residential
Otterpool Park Framework Master plan Area (OFMA) will
provide land for approximately 10,000 new homes
•

8,700 Residential dwellings on approximately 215 hectares
use class C3

•

Infrastructure parking & Roads
Green and Blue infrastructure (excluding school playing ﬁelds)
Retained Agriculture and woodland
Exisi�ng communi�es
Total Site Area

Community
Whilst the exact mix and quantum of such uses is yet to

Figure 53.
•

the ongoing programme of stakeholder engagement), it

•

(Areas are GEA gross external sqm):

Up to 13,000 sqm health services, GP surgery & treatment
Up to 8000 sqm community halls and facilities on
approximately 1-hectare use class D1.

•

is anticipated that Community facilities will be provided in
the OFMA including following uses classes

Table showing the OFMA land use quantum.

centre on approximately 1-hectare use class D1.

be determined (and will in large part be decided through

•

38
329
55
70
765

1300 Extra care residential dwellings area approximately on
approximately 12 hectares use class C2

3.4.3

Site area Area (GEA)Units Nos.

6 Primary schools, including sports pitches on
approximately 12 hectares use class D1.

•

Secondary schools/ further education, including sports
pitches on approximately 10 hectares use class D1.

13 nurseries on approximately 2 hectares use class D1.
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ILLUSTRATIVE MASTER PLAN (BASED ON 8,500 HOMES)

Figure 54.

Illustrative plan showing the Outline Application (OPA).
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QUANTUM OF LAND USE AREAS BASED ON THE 8,500 HOMES
3.4.4

Commercial retail and leisure

•

the needs of residents’ quality of life and these could include
within the OFMA:
•

3.4.5

businesses/cafes/restaurants/pubs/takeaways on

The provision of an adequate retail and leisure offering is
essential to maintaining the vitality and viability and meeting

Up to 11,000 sqm retail/leisure floor space including

When combined, the community and commercial land

approximately 1-hectare use class A2, A3, A4.
•

Commercial business

use will create approximately 8,000 new employment

Up to 8,000 sqm of leisure indoor sports and pavilions on

opportunities. Business space includes facilities to encourage

approximately 1-hectare use class D2.

local services, new employment, small business start-ups will
comprise:

Up to 17,500 sqm retail floor space to meet local needs

•

for both convenience and comparison goods on
approximately 3 hectares use class A1.

Up to 14,500 sqm Commercial business in hubs on
approximately 2 hectares of use class B1a.

•

Up to 59,000 sqm commercial business park on
approximately 9 hectares use class B1b.

O�erpool Applica�on Area

•

Up to 9,000 sqm Light industrial business park on
approximately 3 hectares use class B2.

Use class Land Use
C3
C2
C1
D1
D1
D1
D1
D1

Residen�al
Residen�al
Hotel
Community
Community
Community
Community
Community

Descrip�on
Dwellings
Extra care dwellings
Secondary school
Primary Schools
Nursery schools
Halls and facili�es
Health

Hectares m2
200
6
1
7,500
10
10
2
4,600
1
8,000
1
13,000

A1
Retail
A2,A3,A4 Retail
D2
Leisure

Convenience and other shops
Restaurant, café, take away
Sports halls and pavilions

3
1
1

17,500
11,000
8,000

B1
B1
B2

Oﬃce/services in local centres
Oﬃces
light industrial

2
9
3

14,500
59,000
9,000

Infrastructure parking & Roads
Green and Blue infrastructure (excluding school playing ﬁelds)
Total Site Area

35
295
580

Business
Business
Business

•

Site area Area (GEA) Units Nos.

Up to 7,500 sqm of Hotel and ancillary facilities on
approximately 1-hectare use class C1

7850
650
approx 120
1
5
up to 12
up to 6
Two GP health centres,
One treatment centre

3.4.6

New streets, parking and infrastructure
•

New streets and parking infrastructure within the OFMA of
approximately 38 hectares.

Image: Active and communal street frontage
Figure 55.

Table showing the OPA land use quantum.
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3.5

3.5.1

Outline Planning Application (OPA)

3.5.4

Housing type and mix

The Outline Planning Application (OPA) seeks planning

The Outline Planning Application (OPA) will provide homes

permission for up to 8,500 homes, new retail, office, and

across a diverse range of types, sizes and tenures.

leisure and community floorspace, including health and

•

boundary includes approximately 580 hectares of the

the needs of the community over the lifetime of the

application boundary include existing residential areas and

development;
•

employment areas of Lympne, Westenhanger Newingreen,

•

Westenhanger Castle, Otterpool Manor and Farm. The

3.5.2

excludes land owned by Network Rail.

current and future technologies;
•

Land use development zones and amounts

•

approximately 268 hectares for development including
roads,

•

Green infrastructure of approximately 312 hectares,

•

Development will comprise residential uses prominently

•

3.5.5

•

with residential units, linked with a community health
centre. Community health housing for key workers will

•

650 Extra care residential dwellings on approximately 6
hectares use class C2

Residential development includes residential units as well
as residential accommodation for older people such as age
restricted homes, assisted living homes, extra care facilities,
care homes, sheltered housing and care villages.
Each Development Zone will offer a balance of residential
development in accordance with the Housing Strategy.
The proposed Housing Strategy confirms that overall the
development will achieve provision of 22% affordable housing
50 OTTERPOOL
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(in line
emerging
requirements).

high-quality housing design that responds to the local Kent
context.

3.5.6

Education
The Outline Planning Application (OPA) has been developed
to provide for new primary and secondary schools. KCC as
the Local Education Authority have been consulted. School
sites have been located to maximize the benefit that schools
can bring in terms of acting as a focus for the community
and supporting the local centres.

with enhanced support integrated into the site.
•

Within each extra care local centre there will be a
reception and square linking by level access lifts to
internal circulation streets, glazed gallerias and winter

to approximately 8,500 new homes

use class C3

of the surroundings in order to create a sustainable and

designed to help vulnerable people live independently

The Outline Planning Application (OPA) will provide land for up

7,850 Residential dwellings on approximately 195 hectares

development. The proposals will take into account the nature

be provided alongside 1 and 2 bed extra care homes

within the local centres.

•

There is the prospect of creating a ‘health village’
combining intermediate and long-term care facilities

retail and community uses located in the town centre and

Residential development

That the development is viable and achievable.

Extra Care Housing

across the majority of the site with commercial, leisure,

3.5.3

and lanes providing street landscape that permeates the

That the design and form of new homes meets the needs
of the market and community;

The Outline Planning Application (OPA) boundary of
approximately 580 hectares will provide:

character areas with a permeable network of streets, courts

That the design of the new homes provides for new
greener and sustainable ways of living, both based on

Self- and custom-build homes as serviced plots.

Housing design will provide a strong identity based around

That the strategy is sufficiently flexible to accommodate

application boundary is adjacent to the railway however

•

the short and longer terms to meet needs.

the changing needs of the community;

Barrow Hill Sellindge, the listed buildings and curtilage at

National housebuilders.

competition in the market, and the delivery of homes in both

That new homes are provided in a form that meets

OFMA of 765 hectares. Areas which are excluded from the

•

and balanced community, as well as a greater choice and

to meet the needs of the community and seeks to ensure:

significant, high quality, public realm. The OPA application

Housing associations

Overall, this diverse mix of housing will seek to create a mixed

New homes will be provided, at a range of tenures and forms

education facilities. The development will also provide

•

gardens.
As well as market housing, there will be a strong commitment
to providing a range of tenures, including affordable homes
and opportunities for downsizers, including:
•

Shared ownership,

•

Social rent,

•

Starter homes and other below-market housing types,

•

Extra care housing for over 55s,

•

Private rental housing,

Properties will be delivered by a range of providers, including:
•

Small and Medium Enterprises and bespoke builders,

•

Local Authority or community land trust,

Figure 56.

Precedent image of a modern school.

This includes schools (primary, secondary and tertiary),

•

approximately 10 hectares use class D1.

nurseries and crèches (use class D1).
Primary schools, each with up to 2 or 3 forms of entry (FE)
from nursery to Year 6, will be delivered in Development Zones
Z1a, Z1b, Z3a, Z4, and Z6 within the areas marked for Primary

•
•

Community and healthcare facilities will be provided in
an integrated way to provide a strong platform for people
to manage their own health and care. Considered as a

The primary schools in Z1b, Z4 and Z6 will include floorspace

whole health care provision within the master plan will

to provide up to 3FE, if this is needed to meet the needs of

be more closely linked to other services and broader

the development. The monitoring and triggers process will

wellbeing interventions creating links between healthcare

be defined in the S106 agreement. The remaining primary

and voluntary and community sector services, such as

schools will provide 2FE. Schools may be phased to deliver at

befriending.
•

A vibrant community is at the heart of the vision for

Secondary provision (use class D1) will be delivered in

Otterpool Park, ensuring the most valuable resource

Development Zone Z2a. The school will have up to 10FE

will be its people. This visionary place will encourage

(including 6th form), which may be delivered in one or more

active involvement from every generation, developing

phases.

pride in their community and sharing in its success. The
wider area through effective partnerships, ensuring that it

become operational, and all subsequent phases will become
operational, in the September immediately after the trigger
point. The trigger points will be agreed in the Section 106 legal

is seen as part of the district, not separate.
•

Residents will be engaged in community life and have
a strong sense of identity and belonging built upon

agreement.

the integrity of Otterpool Park, with places for everyone

There is an allowance for nursery or crèche floorspace. This is

to enjoy the environment – nature trails, sports and

located in Zones Z1a, Z1b, Z2b, Z2c, Z3a, Z3b, Z4, Z6 and Z7.

leisure parks, attractive walks to the shops and schools,
characterful places to meet in the new town square,

Community Facilities

public art spaces and new community halls catering for

The vision for Otterpool Park is creating a community

residents of all ages. Space will be provided for growing

infrastructure that will provide sustainable ways to live and

and selling locally produced food, including edible

work for people of every age.

landscapes to encourage foraging and understanding of

Community facilities will be provided in the Outline Planning

wild foods.

Application (OPA). Whilst the exact mix and quantum of

Image: Community facilities for diverse range of users.

community will also have strong connections with the

The school year starts in September, so a school will first

3.5.7

A Secondary schools/further education, including sports
pitches on approximately 10 hectares use class D1.

Schools. The primary school in Z1a will provide up to 3 FE.

1FE at a time.

5 Primary schools, including sports pitches on

•

New employment opportunities will be provided to
complement the needs of the market and long-term

such uses is yet to be determined (and will in large part be

aspirations of Otterpool Park and existing employment

decided through the ongoing programme of stakeholder

opportunities in the local area. The master plan will be

engagement), it is anticipated that these could include

Image: Example of adaptive street spaces increasing
diverse uses.
benefit both the Otterpool Park residents and existing
communities. As each phase of the master plan develops,
a socially mixed community will be incrementally created
through each phase and neighbourhood as it grows.

following uses classes (Areas are GEA gross external sqm):

supported by a business park and local centres, and both

•

homes and businesses will benefit from a fast fibre-optic

Up to 4,600 sqm for 12 nurseries on approximately 2

Community facilities includes health centres (use class D1

broadband network. A flexible layout of homes should create

hectares use class D1.

and D2), places of worship and include other non-residential

extra space for working from home, which will in turn reduce

Up to 13,000 sqm health services, GP surgery & treatment

institutions such as libraries and community centres located

travelling needs and encourage people to tap into the local

centre on approximately 1-hectare use class D1.

in Zones Z1a, Z1b, Z2b, Z2c, Z3a, Z3b, Z4, Z6 and Z7.

economy.

•
•

Up to 8000 sqm community halls and facilities on
approximately 1-hectare use class D1.

•

The Master plan will consider the lifestyle and needs of
the community. Community facilities are intended to

The likely need required for Healthcare as a minimum to
provide primary care facilities is 2,000-2,500 sqm GIA (for
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10,000 homes), so the amount provided is well in excess of

local centres will provide mixed uses with employment use

what is required to mitigate the impacts of development and

business space above, services such as retail, restaurants,

provides an opportunity for additional services as a treatment

cafes, dentists, nurseries located on street frontages. Scale

centre.

of buildings will be two to three storey street scale and a

The proposals include one large practice, which will be
delivered, at least in part, in Development Zone 1a. In order to

width and sequence of typical Kent villages.
•

•

•

•

3.5.9

communities to local centres and schools.
•

within the settlement within 10 minutes walking distance to
the railway station and transport interchange with a range
of associated uses such as hotels, health practice, and a

for both convenience and comparison goods on

wide range of larger retail, leisure and employment uses

approximately 3 hectares of use class A1.

(Refer to plan page 41).

Up to 11,000 sqm retail/leisure floor space including

•

The town centre will have an urban street for traffic and

Figure 57.

Local centre illustration of Otterpool Park

businesses/ cafes/ restaurants /pubs/ takeaways on

bus routes with segregated cycle routes and footpaths

approximately 1 hectares of use class A2, A3, A4.

with street trees. The scale of buildings will be three to five

Up to 8,000 sqm D2 leisure indoor sports and pavilions on

storey street scale and a width and sequence of a typical

approximately 1 hectares of use class D2.

Kent streets. The town centre will have mixed uses located

Business space includes facilities to encourage local

on street frontages, with flats above and a mix of town

services, new employment, small business start-ups will

houses to create a higher density urban scale.

comprise:

New local centres will provide a strong community
focus and be located close to existing and proposed
connections and housing to maximize footfall and
viability. Community facilities across the Master plan area

This floorspace includes uses such as shops, professional

3.5.12 Business

•

services, retail services, cafes, restaurants, drinking
establishments, hot food takeaways (use classes A1-A5).

Up to 14,500 sqm commercial business in hubs on
approximately 2 hectares of use class B1a.

•

Up to 59,000 sqm commercial business park on
approximately 9 hectares of use class B1b.

will create vibrant and mixed-use local centres which

The delivery of the retail floorspace will be focused in Zone

complement the existing retail and associated services

P1a although most of the Zones will contain an element of

in the local area. Primary schools will be located close to

retail and related services such as local neighbourhood retail

the local centres and green spaces with the secondary

shops, professional services and food and drink venues to

Up to 7,500 sqm Hotel and ancillary facilities on

schools located in accessible locations close to the bus

meet local needs.

approximately 1 hectares of use class C1.

route, walking and cycling network and with playing fields
forming part of the green space. New community halls,
•

A larger town centre will be created in a central location

Up to 17,500 sqm retail floor space to meet local needs

Creating new facilities
•

Sustainable walkable neighbourhood centres will be
and segregated cycle routes connecting residential

within the master plan framework site area:
•

Schools would be provided close to local centres to optimise

located at the heart of a network of good footpaths

The provision of an adequate retail and leisure offering is
the needs of residents’ quality of life and these could include

Z1a, Z2c, Z3b and Z4.

services.

Mixed retail and related uses

essential to maintaining the vitality and viability and meeting

as the sports pavilion and indoor sports hall located in Zones

and increase footfall and shared use for the amenities and

for potential health needs. These other sites may be released

3.5.8

This includes leisure and assembly uses (use class D2) such

walkable neighbourhoods (approx. 800m from all homes)

retain flexibility, three other smaller sites have been allocated
for alternative uses if they are not taken up by the NHS.

3.5.11 Leisure

3.5.10 Hotel

nurseries and health facilities will be provided as required.

Hotel floorspace use class C1) is proposed to be provided in

Local centres will be located within the neighbourhoods

Development Zone Z1a.

and on public transport corridors linked to the railway
station. Centres will be at optimum distances apart from
each other to create walkable neighbourhoods whilst
providing critical mass and footfall for the viability of
commercial uses with variety and distinctiveness. The
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•

Up to 9,000 sqm commercial light industrial business park
on approximately 3 hectares of use class B2.

This floorspace includes B1 commercial business in hubs,

jobs will be based in homes on the development, facilitated

apprenticeships and other training courses, to enable

commercial business park and B2 light industrial business

by careful design of homes and by universal access to a

existing and new local residents to develop the skills needed

park. This floorspace is located in all Zones apart from Zones

fast broadband network. There will be jobs maintaining the

by local employers. The Otterpool Park brand will be used

Z1c, Z3c, Z5 and

homes and open spaces.

to support the promotion of Otterpool Park as a business

Otterpool Park will encourage and stimulate transformational

Some jobs serving the future residents are better located

change in the district’s employment and economy, through:

off-site – particularly in the surrounding towns and on other

•

The aspiration to provide new jobs with growth in
homes which will support local employment rather than
depending on commuting out of the area to work;

•

The creation of a strategic location for employment
clustered around the railway station and the M20 J11;

•

employment sites which are accessible from the railway
station. A wide range of measures will be taken to support

destination, and links will be created with local universities, for
example through the support of research and innovation into
sustainable buildings and communities, using Otterpool Park
as a demonstrator.

job creation and growth. In addition to physical provision of
business space, a partnership with local public and private
sector training providers will encourage the provision of

Provision of facilities to enable local employment within
local centres and for businesses to grow from home;

•

Local employment opportunities with cutting edge
technologies.

The Outline Planning Application (OPA) supports the creation
of approximately 8000 jobs, within a sustainable travel
distance. The employment proposals will be designed to
complement provision elsewhere in Folkestone and Hythe
DC, not compete with it. A Business Centre will provide flexible
accommodation and supporting facilities and services
for firms and homeworkers, potentially attracting jobs in
sustainable construction, and environmental goods and
services.
The target mix of jobs on the site may include high
performance engineering, other knowledge intensive
activities, and business financial and professional services.
The master plan includes accommodation for a variety of
firms in a mixed employment area in the north east corner
of the site, which can accommodate up to 4,000 jobs and
will be designed to be in keeping with the wider master plan
principles with design parameters which will ensure it fits well
with surrounding uses and contribute to the vibrancy of the
town and local centres. This area was chosen as the most
accessible location, close to public transport, motorway and
town centre, with flexibility to expand if required.
In addition, jobs will be created in constructing the garden
town, local service jobs will be provided in local centres,
community and business hubs distributed across the site,
including offices, retail, health centre and schools. Some

Figure 58.

Image of the existing Westenhanger Train Station
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3.5.13 Infrastructure
The Outline Planning Application (OPA) includes approximately

DEVELOPMENT TIMELINE

35 hectares of existing and new streets and parking
infrastructure.

3.5.14 Phasing
The phasing plans consider the programme for
necessary infrastructure, associated cost and resulting
viability assessments for 5-year intervals. Each phase will
provide the necessary mix and quantum of development
to maintain a strong combined trajectory of housing
delivery alongside necessary social and physical
infrastructure to ensure that each phase is delivered
successfully in isolation but knit well within the wider
master plan vision for the delivery of Otterpool Park.
The first phases will be broadly located in two areas to
establish two distinct characters:
•

- To the north and east establishing the Town Centre,
Westenhanger Castle and Gateway character areas
providing: transport interchange with new infrastructure

Figure 59.

Proposed phasing 0 - 5 years.

Figure 61.

Otterpool Park proposed phasing 10 - 15 years.

Figure 60.

Otterpool Park proposed phasing 5 - 10 years.

connections to the M20 and railway station; new
alignment of the A20 connected to the streets linking
town centre and railway station, mixed use floor space
for retail, small business, school, nurseries, health centre
and community space. New housing will be created in a
walkable neighbourhood with pedestrian and cycling links
to the proposed town centre, schools, open space and
public transport. Sports pitches hotel and fitness centre
will be included in this phase along with a landscape
park around Westenhanger Castle to encourage healthy
lifestyles.
•

- To the west in the distinct character area of Otterpool
Slopes with housing and a local centre accessed from A20
and Otterpool Lane with bus public transport and cycling
routes links to the town centre and railway station. The
local centre will provide mixed use floor space for retail,
small business a primary school and nursery.
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Figure 62.

Otterpool Park proposed phasing 15 - 20 years.

FINAL DEVELOPMENT TIMELINE 20 - 25 YEARS
The subsequent phases will complete the character
areas established in early phases of Town Centre,
Westenhanger Castle, Gateway and Otterpool Slopes,
and extend these with the Riverside, Hillside and
Woodlands and Edges character areas.

Figure 63.

Otterpool Park proposed phasing 20 - 25 years.
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OVERVIEW OF THE ADVANCED PLANTING STRATEGY
Advanced Planting Strategies
‘Advance planting’ refers to the implementation
of ‘structural planting’ (i.e. native tree, shrub,
hedge and scrub stock planted to form
woodland or belts of vegetation) in advance of
the completion of the development.
This would allow the structural planting to
establish and mature, and perform its visual
integration and mitigation functions, earlier (i.e.
during the construction phase) than it would
if it was implemented once the rest of the
development was completed.
The plan shows the location of those parts
of the GI strategy’s structural vegetation that
would be planted in advance of development
completion. In addition to the native tree and
shrub vegetation, the early design of these
would accommodate the necessary aspects
of SuDS and biodiversity, that befit such a
multi-functional area.
The plan provides an illustrative picture of
where advance planting can add benefit
across the site and when it would be
implemented in relation to program phases.
For details of the advanced planting strategy,
requirements and benefits, refer to the LVIA
document completed to accompany the
Planning Application.
Advanced planting along the line of existing
water courses is intended to reinforce existing
belts of vegetation.

Figure 64.

Strategic integration planting across Otterpool.
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3.6

Application Strategies

measures to encourage use of sustainable modes; and
•

The master plan and its development parcels have evolved

Provide for future needs for electric bicycles and vehicles
and flexibility to adapt to innovative transport solutions.

based on a set of guiding strategies covering Green Infrastructure,
Transport, Ecology, Historic and Cultural features. SuDS, Sports

3.6.3

Summary of evidence base, local and strategic network

facilities and Key Open Spaces to name a few.

capacity

The following section sets out the key strategies and shows how they

Access and travel is a key area of study for the master plan

fit together to form the wider development proposal for Otterpool

team which is investigating the following opportunities:

Park.

3.6.1

•

Transport Movement and Access Strategy

travel distances and the use of private cars

The location for Otterpool Park Garden Town is defined by its
excellent existing transport connections: by road (M20) and
by rail (High Speed 1 and local lines). The District is also home
to the Channel Tunnel and Eurostar services at Folkestone
and is just a short distance from the UK’s busiest ferry port at

Figure 65.

emissions vehicles and innovative transport solutions.

is a great place to live and work with all the amenities its

proportion of local trips made within Otterpool Park as the
development incorporates a range of schools, healthcare,
community and sports facilities to meet as many of the
needs of residents as possible and minimise travel to other
locations. There will be local shopping and services and on-

3.6.2

•
•

•

•

Provide connectivity by walking, cycling and bridleways
communities;

•

Ensure a high level of connectivity to and from Otterpool
Park within the sub-region by frequent and high-quality
public transport;

•

Integrate the access and travel network into the existing
strategic and local networks and upgrade the network

to existing routes and allow the existing network to function
existing and future users.

•

Improving access to Westenhanger Station, particularly

where necessary;
•

Minimise and manage the impacts of traffic on the
existing road network particularly through existing
communities and other sensitive areas;

The infrastructure of the Otterpool Park Master plan

Maintaining and enhancing connections to existing

•

Considering levels of parking provision and management

•

Working with other stakeholders to support enhanced rail

•

Developing a legible street network and associated
Identifying on and off-site highway and junction capacity
improvements to address impacts on the existing
highway network and communities

•

Provide strong walking, cycling and bus connections to

into the surrounding countryside and existing

by private car. This will be balanced against ensuring that

within reasonable limits without causing significant issues for

Enhancing bus infrastructure and priority

infrastructure within Otterpool Park

accessible by walking and cycling;

is to provide residents, employees and visitors with an

sustain additional traffic movements, provide connectivity

•

Create walkable neighbourhoods and a high street highly

schools from the residential areas;

the highway access arrangements are robust enough to

Ensuring high accessibility to the bus network for all

•

below:

home working.

travel opportunities to provide viable alternatives to travel

•

The key principles for strategic access and travel are outlined

site employment locations together with the infrastructure for

attractive and comprehensive network of sustainable

Delivering a comprehensive cycle network and facilities

services, including the potential for high speed trains

Principles for Access and Travel

the rail station, employment, high street, local centres and

The aim of the Otterpool Park access and travel strategy

•

nearby settlements

sustainable travel opportunities as well as support low

strike the right balance between ensuring the Garden Town

Creating safe and attractive walkable routes

•

public transport infrastructure, and promote and develop

Otterpool Park is achieving sustainable travel. The aim is to

•

for sustainable modes

the existing and proposed walking, cycling, equestrian and

A fundamental guiding principle of the master plan for

and from neighbouring communities. There will be a high

Dedicated cycle routes where space permits.

Travel Plan. These will build on the opportunities offered by

Dover.

population needs, while also providing easy connections to

Planning the location of facilities and services to minimise

Provide access for servicing and deliveries that minimises
impact on other users

3.6.4

Key points from Engagement
The engagement response to the indicative master
plan identifies the following key points which have been
addressed:
•

Safe routes for cyclists and pedestrians

•

The need to upgrade Westenhanger Rail Station has been
identified.

•

Levels of parking provision across the site.

•

Improvements to the local highway and junctions

•

The existing A20 corridor within the master plan area

•

Upgrades to the transport networks

•

Proposals for the lorry holding area off the M20 have been

area will be complemented by the bespoke green travel

•

Provide for parking requirements for cars and bicycles;

withdrawn, but the impacts of any future proposals will be

measures contained within Chapter 7 of this Framework

•

Implement a range of sustainable travel behavioural

continually monitored.
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MOVEMENT & ACCESS STRATEGY

Figure 66.

Movement and Access Strategy.
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3.6.5

Creating Walkable Neighbourhoods

3.6.6

Cycling and Walking Strategy

The Otterpool Park master plan will build on the concepts of

The Walking and Cycling Strategy aims to create a highly

accessibility, walkable and mixed-use neighbourhoods.

connective and permeable network of routes that support

The design of the development provides for walkable
neighbourhoods, with the majority of all homes within easy
walking or cycling distances of facilities and services, as
follows:
•

400 metres of a LEAP (local play area)

•

700 metres of a MUGA (multi use games area)

•

800 metres of a primary school and local centre

•

1,000 metres of allotments and community orchards,
sports pitches and a NEAP (neighbourhood play area)

the anticipated high-demand from the resident and working
Otterpool Park population, whilst, also bringing benefits to

through the residential areas. These routes will link into

The town centre would be located to the north east within
10 mins walk of Westenhanger railway station. This main
centre would provide accessibility to services within 800m
distance or 10mins walk for development of housing and
mixed uses.

•

Additional local centres would be linked to the main centre
by public transport providing accessibility to services with
development of housing and local employment within
400m distance or 5 mins walk.

the of the walking experience such as routing through

areas, local centres and schools. These will be a mix of

Otterpool Park to the wider countryside.

•

will not only be influenced by distance but the quality of

areas and the station, town centre, key local employment

patterns with children from a young age is recognised. In

neighbourhoods.

element to support the Strategy. The propensity to walk

routes to allow direct and fast access between residential

meandering paths which will connect the green spaces and

accessibility hierarchy to create walkable mixed-use

will be upgraded as appropriate to form an integral

purpose, there are ‘direct routes’ that act as commuting

walking and cycling to school to develop sustainable travel

create a mix of uses. Otterpool Park will provide a walkable

the existing footpaths and footways within the site, which

To ensure cycle and walking routes are well used and fit for

a network of ‘leisure routes’ introduced, consisting of longer,

employment land distributed across the master plan and

A series of walking and cycling routes away from

responds to the Mott MacDonald Walking and Cycling Study.

walking and cycling usage. The importance of encouraging

interconnectivity and walkable neighbourhoods to provide



network linking the town centre and local centres to and

connections where they are more direct. There will also be

The master plan will create a place with social

destinations.

users of existing footpaths and bridleways. This strategy also

containing trips within the site and for achieving high levels of

vehicles, car clubs and car sharing schemes.

logical ‘loops’ or meaningful links to existing and proposed

vehicular traffic will also be created, establishing a safe

routes that are adjacent to the road network and off-road

introduction of a network of car charging points for electric

access routes will be clearly defined and set out to provide

the existing populations in adjacent settlements and leisure

Walkable neighbourhoods create the opportunity for

addition, a low-carbon lifestyle will be facilitated by the

A combination of dedicated cycle routes and shared

Where walking and cycling routes share the highway corridor,

green spaces, local centre and residential streets
offering a high-quality walking experience, with good
quality landscaping, gardens and streetscape. These
well-designed routes will provide an attractive and more
sustainable alternative to the car.


and cycling links will connect across the A20 between

the following provision will be made:
•
•

the northern and southern parts of the development.

The strategic street will have 4.6m express segregated

The junctions will incorporate controlled crossing

cycleway on one side and 3-4m shared path on the other;

facilities to afford priority to pedestrians and cyclists

Primary streets will have 4.6m express segregated

(and equestrians where there is a bridleway).

cycleway on one side and 3m footpath on the other;
•

Secondary streets will have 3-4m shared path on one side



All walking and cycling routes will be of a high-quality
with all-weather surfacing, suitably drained, well-lit and

and 2m footway on the other; and
•

There will be a number of locations where key walking

easily maintained. Routes will be through green spaces,

In tertiary and other streets, these will be quiet streets and

along the river corridor, or on well-designed streets to

cyclists will share the roadway with vehicles.

make them a more attractive option and more direct

Where walking and cycling routes intersect with vehicular

than using the car. The layout of homes and routes will

traffic routes, junctions will be designed to afford priority to non-

ensure natural surveillance to increase user safety.

motorised users. The safety of pedestrians and cyclists will
be ensured by providing routes of adequate widths and with



these routes or ‘greenways’ across the development

crossing points located on key desire lines that include refuges

and will help to promote alternative modes of transport

and other formal/ controlled crossing facilities as appropriate.

as part of a wider sustainability strategy and health

Where walking and cycling routes coincide with vehicular
traffic routes, the issue of safety and priority will be carefully
addressed through a considered combination of various

Signage and wayfinding will be key to the success of

living approach for Otterpool.


Off-site Connections

landscape treatments such as low-level planting, contrasting
material, signage or physical barriers as appropriate.
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PEDESTRIAN & CYCLE ROUTES

Figure 67.

Pedestrian and Cycle Routes.
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Images: Examples of shared
space integrating pedestrian and
cyclist movement

The Walking and Cycling Strategy seeks to improve

key destinations including local centres, schools, employment

connectivity between Otterpool Park and the wider network.

sites and Westenhanger Station and to key destinations,

The priorities for improvement, as identified in the Walking

notably Ashford and Hythe.

and Cycling study by Mott Macdonald for Folkestone & Hythe

It is intended that there would be a bus stop within 400

DC (April 2018) are as follows:

metres of the majority of homes and contributions to bus

•

Improvements in cycle linkages to the Hythe area;

services to enable provision at 30-minute frequencies

•

Improvements in cycle linkages to the Folkestone area;

from early occupation. By the time of full development, it is

•

Improvements to Westenhanger Station access and

envisaged that there would be a 15-minute frequency service,

destinations to the north of HS1 and the M20; and

increasing to every 10 minutes once fully commercial. The

Connections between the internal network and existing PRoW.

aim is for people to be able to turn up and catch a bus within

•

no more than a typical 5-7 minutes wait.

The nature of the improvements is part of an ongoing

3.6.7

dialogue and connections will be supported through the likely

Bus services would be likely to firstly involve an enhancement

provision of contributions to off-site sustainable transport

to the existing services on the A20, with additional buses

improvements. However, this will be secured and detailed

being added to increase frequencies and provide a bus

within the supporting Section 106 legal agreement following

service through the development on the north and south side

planning submission.

of the A20.

Recreation bridleways

The strategy plan shows two indicative Otterpool Park routes:
•

An interconnected loop of proposed bridleways in green

part of Otterpool Park to the town centre and station, and

infrastructure will be created through the settlement, linking

then via the business area of the master plan to the A20

to existing bridleways to the north and east of Barrow Hill

south to Newingreen and to Hythe (and vice versa); and

Sellindge south of Aldington Road and west of Harringe Lane.

3.6.8

Public Transport Strategy

3.6.9

Westenhanger Station and Rail Services

•

From Sellindge on the A20, routing through the southern part
of Otterpool Park, then across to the town centre and station,
and then via the business area of the master plan to the
A20 south to Newingreen and to Hythe (and vice versa).

An upgrade to the passenger facilities at Westenhanger

The development will be phased and built out in different areas

Station is being sought in conjunction with key stakeholders.
The station is intended to provide a major hub of activity

From Sellindge on the A20, routing through the northern

Figure 68.

Precedent of a shared space street.

within the settlement, enhanced transport interchange, an

of the Master plan . Bus routes will develop through the build
out of the development in conjunction with bus operators and
it is important to allow for flexibility in provision whilst adhering

identity for commercial, social and residential land uses and
improved linkages for visitors to Westenhanger Castle. It is

of at least hourly direct services of less than 60 minutes

envisaged that improvements would include:

journey time.

•

Upgraded passenger waiting facilities and information;

It is envisaged that a car park will be provided for the station

•

Platform extensions;

which will initially be a surface car park and would be

•

A new pedestrian overbridge between platforms;

expanded over time with decking or structures to provide a

•

Lift access to platforms;

multi storey facility.

•

Secure cycle storage;

•

Bus interchange;

•

Potential for commercial provision of café/ retail facilities.

to the strategy principles. Bus services will be planned to reflect
the development phasing to ensure that, as new settlement
centres are established, walking distances to bus stops are
minimised.
High quality bus stop facilities would be provided to make
the services an attractive option for short and long journeys,
with shelters, lighting and information. Infrastructure design
will take account of the accessibility needs of the mobility

3.6.10 Bus Network and Services

The potential to enhance rail services with additional direct

The bus services strategy is to provide an accessible, frequent

services to London is also being explored with the aspiration

and reliable service for residents to connect within the site to

impaired. Real time information on bus services would be
available via bus stops or other appropriate technology for
users.
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3.6.11 Highway Access Strategy
The highway access strategy is based on the main access to Otterpool Park being from Junction 11 of the
M20 via the A20. It is recognised that traffic will also use other routes. However, through upgrading the route
from Junction 11 and thus providing high quality linkages, traffic impacts on other routes will be minimised.
Furthermore, the approach is to mitigate impacts on the network but not to provide significant capacity
increases elsewhere that encourage car use or the use of more sensitive routes.
Upgrade of the A20 Ashford Road
Design discussions have taken place as to the future character of the link between the roundabout south of
the M20 junction and Newingreen junction. Given the requirement to provide two access junctions into the
development from the new link road, the changing nature of the land uses to the west of the A20 that would
form the development; and the need to minimise land take; it has been agreed that the A20 would most
appropriately become an urban road with a 40mph speed limit.
In order to meet future traffic forecasts, and recognising the existing constraints, it is proposed to upgrade
the A20 between the roundabout south of the M20 J11 and north of the Newingreen junction to an urban dual
carriageway of 40mph speed limit. This is proposed to be provided west of the existing route, with a shared
pedestrian cycle path and a 20m wide structural planted buffer to minimise visual impact and other impacts
on the Area of Outstanding Natural Beauty and Sandling Park to the east of the existing A20.
The new safer route will balance the need to accommodate future traffic with minimising the impacts. The
existing A20 would then be removed and form part of the landscape buffer.

Figure 69.

A shared use space, balancing bicycles and pedestrians.

Figure 70.

Shared space using car and bicycles.

The current roundabout must be retained as it allows traffic approaching from the east along the A20 to
access the M20 and B2068. The environment of the roundabout would be enhanced with native tree, hedge
and scrub planting to improve its setting within the AONB, and the sensitive landscapes to the immediate east
and north.
At the northern end of the A20 upgraded link, there will be another new traffic signalised junction and a new
primary road providing access to the station and employment area.
At the southern end of the A20, there will be a new traffic signalised junction connecting to the proposed
Newingreen Link.
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STRATEGIC CYCLE CONNECTIVITY ALONG THE A20
1

2

Commuter cycle routes approx 2.5m wide with segregated footpath total approx width 4.6m

1

4

2

3

School cycleways approx 3m shared with footpath

3

Leisure cycleways approx 3m shared with footpath

Figure 71.

4

Plan of the existing A20 route enhancements.
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3.6.12 Newingreen Link
The Newingreen Link is proposed to serve the development
and provide a route for the A20 east-west traffic effectively
bypassing the existing Newingreen. The new route is proposed
as a single carriageway 30mph strategic route with a
segregated footway and cycleway alongside. Stone Street will
be connected to the new link via a cross road priority junction
but there will be no through route to the station or to the
Newingreen junction, ensuring Stone Street serves as a quiet
access to properties. A new crossroads with traffic signals
would be provided to give access to the town centre and
railway station to the north, and development to the south.
The Newingreen Link would be the through route, with the
existing A20 tying into the link via a new junction at a point
west of Newingreen. On the section of the existing A20
from Newingreen westwards it is envisaged the speed limit
of Ashford Road west of Newingreen would be reduced to
30mph. This complements the proposed 30mph Newingreen
Link speed and is likely to enhance road safety in an area that
has a poor accident record (four injury collisions including
two fatal incidents in the past five years). In addition, this
will enhance noise and air quality aspects for residents in
the vicinity and fit the proposed highway environment which
includes several proposed junctions, better walking and
cycling connectivity and more direct frontages. The Otterpool
Lane junction is to be maintained as a traffic signalised threearm junction and there is proposed to be a new junction to
the west near to Otterpool Manor, providing access to the
development to the north and south.
West of the Newingreen Link, it is proposed that the existing
A20 is reduced in speed limit to 30mph and a segregated
walking and cycling route is proposed alongside the highway,
to provide an enhanced connection along the route prior to
full development along the corridor.

3.6.13 Primary Roads

Figure 72.

A network of primary roads will provide access through
Otterpool Park, connecting both sides of the A20 and
serving the station, town centre, schools, local centres and
employment as well as giving access to the residential
areas. These routes will provide for bus movements and have
walking and cycling connections alongside.
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Location plan

Sketch of A20 enhancements off the M20 junction.

Figure 73.

A20 enhancement within the development.

3.6.14 Car Parking Provision
Parking for cars will be provided as part of the development in accordance with the emerging policy T2 of the Places and Policies
Local Plan (Submission Draft, 2018) as set out in Chapter 2.
For residential parking, as a new Garden Town settlement, Otterpool is a bespoke development. Through discussion with Kent County
Council, it is therefore proposed that the category of area for which parking levels apply are agreed for each area of the site as it
comes forward, in accordance with the policy.

Location plan

For the non-residential uses within the town centre and local centres, each development would require detailed consideration of
linked visits in order that parking provision reflects the mix of land uses and locational characteristics.
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TYPICAL ROAD WIDTHS
A

A

B

B
Figure 74.

Junction Link West East with Town Centre Street.

A_A Town Centre Street

B_B A20 Link West East

3.6.15 Cycle Parking Provision
Parking for cycles will be provided in the development in accordance with the emerging policy T5 of the Places and Policies Local
Plan (Submission Draft, 2018), as shown in Table 2 in Chapter 2, which provides 1 space per bedroom for individual residential
developments. These are based on Kent County Council’s Supplementary Policy Guidance SPG4 (2006) and seek to encourage the
use of bicycles by:
•

Making them more easily accessible to users;

•

Protecting them from theft; and

•

Ensuring parking facilities are well-integrated into the design of the development.

3.6.16 Sustainable Travel and Low Carbon Measures
A comprehensive range of measures are suggested for the development to promote sustainable travel and vehicle choices,

Location plan

in addition to the provision of infrastructure in the form of walking and cycling routes and bus services and cycle storage. The
suggested measures are set out in the draft Framework Travel Plan (Document reference 10011914-ARC-00-XX-RP-TP-0001-P1.1, which
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is also submitted for information with the Application. These would be confirmed as part of a Final Travel
Plan, agreed prior to occupation of the development.
The development will need to provide for the future requirements for electric vehicles and give the
flexibility to adapt to innovative transport solutions such as autonomous vehicles. Suggested measures
include:
•

Seek to develop an electric vehicle car club in conjunction with an operator;

•

Seek to develop a rental bike scheme, including electric bikes;

•

Provide passive provision for electric vehicle charging at all homes with allocated spaces as well as to
on-street parking areas; and

•

Develop electric vehicle charging point strategy with provision in local centres, employment locations
and the rail station.

C

C_C Existing A20

D

D

C

D_D Link North South

Figure 75.

Junction Existing A20 with link north south .

Location plan
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3.6.17 Heritage and Cultural Opportunities
Historic buildings, and the constraints and opportunities they present, have been key considerations in the master plan.
Westenhanger Castle is a Scheduled Monument and Grade I listed building. Although lying just outside the outline planning
application boundary, it occupies a significant location with the opportunity to contribute distinctive identity for the key open
space of the garden settlement. Otterpool Manor and Upper Otterpool, both Grade II listed buildings, are in the central area
of the Site and provide identity to the central open space. The Site is fringed by several other listed buildings which provide
local character to the area. There are also a number of non-listed historic buildings and structures within the Site and on its
perimeter such as farms and military structures.

3.6.18 Archaeology
Several indicators of archaeological potential had been previously documented within the application boundary, however,
desk-based work since 2016 has uncovered a great deal more evidence for past activity with the Site. This has been followed up
by a programme of archaeological evaluation involving geophysics and trial trenching (see photography of trial trench below).
The area has seen activity from the Mesolithic, Neolithic, Bronze Age, Iron Age, Roman, Anglo-Saxon and Medieval periods, right
up to the 20th century with the development of Folkestone Racecourse and the military remains from WW1 and WW2.
The Bronze Age barrows (burial mounds) that give Barrow Hill its name have been studied including by walkover (see above
photograph), examining LiDAR data (see above) and trial trenching. As a result, several other barrows have been identified on or
near the Site.

Artists Impression: Street corridor balancing vehicles, cycling and pedestrian activity.

Figure 76.
68 OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

Example of cycle lane separation.

Image: Creative use of materials contributes to visibility

A previously unknown Roman Villa complete with hypocaust
has been discovered in the middle of the Site, east of
Otterpool Quarry.
The area around Westenhanger Castle has been examined to
identify what elements of this former great house’s landscape
survive. The boundary of its deer park has been detected
from looking at historic maps and LiDAR (see map from 1695
above). Additionally, historic mapping has indicated a likely
walled Tudor garden, former causeway from the south and
a track leading from the south-east of the Castle towards a
Pound House on Stone Street.
Westenhanger Castle and its landscape features are a
key element of the Otterpool Park master plan and provide
the inspiration for the design of a public park around this
important scheduled monument/Listed Building that will

Figure 78.

enhance its setting and improve public appreciation of it.

Roman remains taken at Otterpool.

The military history of the Site is clearly very important, for
example RAF Westenhanger and RAF Lympne and the role

advances in the 19th century with increases in housing along

they played in the defence of Britain in the Second World

the major roads. Industrial and military activity during the 19th

War. Several structures still survive which formed part of RAF
Lympne’ s perimeter defences e.g. at Pickett Hamilton Fort.

and 20th century had a significant impact on the landscape

Figure 77.

A Roman column find on site.

character of the Site. The disused gravel and clay workings
in the centre of the Site date to the late 19th century. Lympne

of post-1810 settlements, 20th century industrial activity and

Airfield, once a military and later civil airfield, has been partly

the Racecourse with scatters of historic woodlands and

adapted into an industrial estate. Whilst the airfield has lost

The Historic Landscape Character for most of the Site is

hedgerows still evident. The historic settlement type was

its military use, there remains a number of military buildings

formed of enclosed fields dating from the late medieval

un-nucleated and scattered settlements, many of which

across the Site which form part of its 20th century character.

to post-medieval periods, specifically between the 16th to

originated in the early medieval period.

Overall the historic landscape has a reasonably good time

3.6.19 Historic Landscape

19th centuries. The remaining landscape is mainly formed

depth, demonstrating clear yet varied historic character and

By the medieval period it is assumed that the landscape

use from the prehistoric, Roman, medieval and post-medieval

was still largely unenclosed agricultural land, parkland

periods.

and woodland. The Medieval landscape of Westenhanger
Castle covers a large area in the north east corner of the

3.6.20 Heritage Strategy

Site, although remnants of this formal landscape are mostly

3.6.21

lost. Based on national trends, it is likely that clearance of

Built Heritage

the landscape for agriculture would have intensified during

The master plan actively preserves the settings of all listed

the medieval period and continued into the post-medieval

buildings by careful arrangement of built form and use of

period. Enclosure of the landscape occurred mostly in the 17th
and 18th centuries and is still clearly visible across the Site.
The expansion of established settlement across the Site

Image: On-site excavations
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green space. Other non-listed structures with historic value,
for example certain historic farms and military structures

The time depth of the Site’s landscape is reasonably rich,

have also been taken into consideration.

and some elements are still evident i.e. its late medieval and

The key built heritage constraints taken into consideration are:
•

Avoiding physical impacts to Westenhanger Castle

•

Enhancing the setting of Westenhanger Castle and

post-medieval enclosed fields, scatters of historic woodlands,
historic hedgerows and fragments of parkland. The medieval
and post-medieval parkland landscape of Westenhanger

allowing its future use to thrive,
•

Considering key views to and from Westenhanger Castle

•

Avoiding physical impacts to other listed buildings

•

Incorporating elements of RAF Lympne’s perimeter

•

carried forward.

Lympne Airfield, once a military and later civil airfield, has

structures.

been partly adapted into an industrial estate. Whilst the

Preserving the settings of historic buildings and Lympne

airfield has lost its military use, there remains a number of

Conservation Area

military buildings across the Site which form part of its 20th

The key historic landscape constraints taken into
consideration are:

under open space within the master plan. The recently
•

discovered Roman Villa will also be preserved under open

•

extensively looked at to identify what elements of this former
has been detected as well as a likely walled Tudor garden and

•

Preserving historic woodlands

former causeway, among other features. We are seeking to

•

Preserving hedgerows that are defined as important for
heritage reasons under the Hedgerow Regulations.

preserve certain elements of the former Lympne Airfield and its
perimeter defences in the master plan.
The key archaeological constraints taken into
consideration are: Avoiding or reducing physical impacts
on significant below ground archaeological remains
•

Creating open space around prehistoric barrows on
Barrow Hill, and protection of other important barrows.

•

Preserving the grain of the landscape as defined by its
historic fields and routeways

great house’s landscape survive. The boundary of its deer park

•

Preserving and enhancing landscape features related to
Westenhanger Castle

space. The area around Westenhanger Castle has been

Protecting the site of the Roman villa to be included within
the Country Park open space.
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3.6.24

Park and to Westenhanger Castle.

its landscape features are a key element of the Otterpool Park

around listed buildings and other historic buildings and

The most significant prehistoric barrows will be preserved

Registered Parks and Gardens of Port Lympne and Sandling

detail how all of these constraints and opportunities will be

and improve public appreciation of it.

Archaeology

Cottages. It will link to heritage assets off-site such as the

although only fragments remain. Westenhanger Castle and

century character.
3.6.22

Lake, Stone Street Roman Road and the Arts and Crafts

A Heritage Strategy is being prepared for the site which will

the public park to the south of it that will enhance its setting

Maintaining open space in key heritage areas including

Westenhanger Castle’s parkland setting; the Racecourse

Castle covers a large area in the north east of the Site,

master plan and have been the inspiration for the design for

defences into the master plan
•

to Upper Otterpool and Otterpool Manor Listed Buildings);

Historic Landscape

3.6.23

Heritage Trail and Cultural vision
A Heritage Trail will be created, linking together significant
areas of landscape with public access enabling the
appreciation, understanding and enjoyment of the heritage
assets. The trail will incorporate: the best-preserved barrows;
ancient woodland at Harringe Brooks Wood; Lympne Airfield
including the Battle HQ and Pickett Hamilton Fort; t
site of the Roman Villa; Otterpool Quarry SSSI (with views

he

CULTURE & HERITAGE TRAIL

Figure 79.

A proposed Heritage Trail for Otterpool.

Images: Increasing
visibility and awareness
of historically significant
points of interest.
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Landscape Green and Blue Infrastructure Strategy

3.6.25

The landscape-led Otterpool Park master plan, is being
conceived at a time when the value of landscape is gaining
national recognition, through what is now called Green
Infrastructure (GI). Natural England and the Landscape
Institute are two key UK organisations that offer guidance on
GI.

2013) states that:
‘The role of green infrastructure (GI) in addressing the
challenges of the 21st century cannot be underestimated. We
define GI as the network of natural and semi-natural features,
green spaces, rivers and lakes that intersperse and connect
villages, towns and cities. It is a natural, service-providing
infrastructure that is often more cost-effective, more resilient
and more capable of meeting social, environmental and
economic objectives than ‘grey’ infrastructure.’
Green Infrastructure may usefully be categorised by
typologies, assets and functions.

habitats. This study sets out the development of the Green
site, and thereby how Otterpool’s landscape will remain at the
core of its communities for future generations. Its landscape

and hydrology constraints and opportunities were used to
structure the master plan.
3.6.29 Whilst subsequent and ongoing findings through survey
work and consultation mean that our knowledge of the
opportunities and constraints has evolved over time, their use
from the outset has ensured that these key influencers have
been, and will continue to be, at the forefront in establishing
the underlying principles of the layout.
3.6.30 The Otterpool Park Master plan will provide in excess of
50% Green Infrastructure within the application boundary

for example, a typology of ‘food production’ may include
assets such as allotments, community orchards, market

Protect, conserve and enhance existing habitats

•

Demonstrate that approximately 50% of the site allocated
to green infrastructure will provide generous multifunctional landscape assets

•

Connect the scheme’s green infrastructure with the wider
GI network, beyond the site

•

Reveal, enhance and integrate the existing watercourses
and woodlands

•

Utilise the natural topography, landscape character and
existing and historic landscape features to retain local
landscape distinctiveness, and augment and protect the
existing rural landscape.

3.6.34 Key points from Engagement
3.6.35 The engagement response to the indicative master
plan identifies the following key points which have been
addressed:
•

3.6.31 The principal goal of any Garden Town development is to
provide a significant green space offering where the wider

site, connecting the existing settlements to each other
and the station as well as proposed amenities and
green space.
•

help maintain and improve the local biodiversity.

community.

gardens.

biodiversity, facilitate healthy lifestyles and create enjoyable

Functions set out the functional aspects of each typology/

living environments for the existing and future residents of

asset. For example, allotments may provide: education,

Otterpool Park.

The landscape led approach with new woodland
planting and enhancement of existing habitats should

landscape is brought right up to the doorstep of the local

3.6.32 The vision is to emphasise local distinctiveness, celebrate

Aspirations for better footpath access which will be
comprehensively provided across the master plan

(excluding private gardens). This will comprise a mix of public
an outstanding, nature rich living environment.

Assets refers to the individual assets within the typology,

•

3.6.28 Very early in the process, predicted landscape, ecology

open spaces, playing fields, woodlands, wetlands,

corridors or architectural features.

3.6.33 The master plan aims to achieve the following criteria:

Infrastructure Strategy for the Otterpool Park Development

open spaces and semi-natural habitat areas and will create

private gardens, water management features, recreation

•

existing mosaic of landscape typologies and biodiversity

Typologies refer to the category, for example green
grasslands, river and canal corridors, food production,

•

riparian vegetation and field ponds all form part of the

will be its legacy.

The Landscape Institute’s Position Statement on GI (March

•

delineating agricultural fields, the river corridor, tributaries,

•

Respond positively to the setting the AONB and using
GI to mitigate the impact of development in views from
the North Downs.

•

Development will be located to fit within the existing

visual interest, community cohesion, environmental

landscape features and topography, where possible

awareness, health & wellbeing, vibrancy, wildlife habitat,

in order to retain natural distinctiveness and augment

water management/attenuation

and protect the existing rural landscape.
•

3.6.26 Otterpool Park has a rich and complex landscape history,

Existing footpaths are integrated into the Master plan
providing habitat connectivity with the wider rural area.

evolving through natural processes and human interactions,
from its ancient origins. Through history it has significantly
changed; the Otterpool Park development presents an
opportunity for the next layer in its landscape evolution.
3.6.27 The existing landscape features of Otterpool Park form the
base layer of Green Infrastructure. Woodland, hedgerows

Image: Wild meadow grasses can help increase biodiversity.
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DOORSTEP TO COUNTRYSIDE LIVING

Figure 80.
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A ‘dendritic diagram showing doorstep to wider landscape integration.

3.6.36 Doorstep to Countryside:
3.6.37 the image (right) shows the idea of a ‘doorstep’ to wider
landscape approach where food growing, easy links to public
footpaths and local parks and links to wider landscape are
promoted.
3.6.38 This will be achieved through careful space planning,
signage and wayfinding, integrating green space into the
development from an early stages and allowing gardens to

Figure 81.
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have sufficient space to allow for growing food.

Doorstep to wider landscape overlaid with the masterplan.
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3.6.39 Green and blue Infrastructure typologies
3.6.40 Otterpool Park is a landscape-led, garden settlement; Green
Infrastructure (GI) underpins the tenets of proposals.
3.6.41 ‘Green Infrastructure (GI) is a network of high-quality green

retained trees, hedgerows and water courses. A network of
formal footpaths and cycle routes will be integrated with
streets and lit, hard surfaced paths, to create direct access
between communities and local centres. An additional
network of leisure routes will provide routes with unlit rural

and blue spaces and other environmental features. It needs

paths, linked to surrounding footpaths and existing and

to be planned and delivered at all spatial scales from

proposed landscape assets.

national to neighbourhood levels. The greatest benefits will
be gained when it is designed and managed as a multifunctional resource capable of delivering a wide range
of environmental and quality of life benefits (ecosystem
services) for local communities.’ (Natural England 2014).
3.6.42 GI typologies, assets and functions were identified and
devised early in the process to inform proposals and
incorporated into a document. This document identifies the
key typologies that will make up the GI (existing retained, and
proposed), what assets fall within each typology, and the
functions they will perform. It highlights the multi-functionality

3.6.46 This illustrative master plan shows the existing landscape
features on and in close proximity to the application site
as well as showing the location of the various proposed
landscape features. This includes the parks, play areas, sports
pitches, community orchards, allotments and burial ground.
3.6.47 Underpinning development in the application there will
be approximately 312 hectares of green infrastructure (GI)
creating a healthy, biodiverse and attractive landscape for
both living and working. This will include:
•

hectares.

of the proposed GI network.
3.6.43 Among other key descriptors of Green Infrastructure in

•

a)

•
“For the purposes of spatial planning the term
Green Infrastructure relates to active planning and
management of sub-regional networks of multifunctional open space. These networks should be

b)

particularly in areas undergoing large scale change” F&HDC Core Strategy Local Plan

c)

The district’s landscape has a rich history of evolution
both from natural forces and human intervention –
from the formation of the ridge, through dense forest,

Equipped play areas of approximately 6 hectares.

•

Allotments and community orchards of approximately 10

recreation areas all connected by green corridors with
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streams to ensure the site’s natural beauty and natural
habitats are preserved and enhanced where possible.
3.6.52 The hedgerows provide green corridors across the Master
plan site. They are of value to multiple species including
foraging and commuting bats, common species of reptiles,
breeding birds, small mammals and invertebrates.
3.6.53 Numerous mature trees are present on site, which in addition
to their intrinsic value provide habitat for a range of species.
Ancient woodlands are present on the periphery of the site,
which are a valuable irreplaceable habitat.
3.6.54 All the key arboriculture features are being identified and the
master plan is being designed to retain these features and
integrate them within the development.
3.6.55 Maximising the retention of existing hedgerows and water
courses is an important aspect of the biodiversity strategy.

character of the development.

hectares.
•

Woodland burial ground approximately 2.5 hectares.

•

Sustainable drainage and wetlands of approximately 92
hectares.

•

Primary school pitches of approximately 5 hectares .

3.6.48 Included in the above the green infrastructure will provide
Town and to surroundings.

variety of woodlands, wetlands, meadows, allotments, and

hedgerows retained as well as retained woodlands and

landscape pattern and can beneficially contribute to the

settlements. The development of Otterpool Park is part

3.6.45 The proposed new green open spaces will create a wide

habitats from the outset. With almost 92% of all the existing

hectares.

cycleways footpaths and bridleways linking within the Garden

3.6.44 Green and blue Infrastructure amounts

a strong consideration of existing landscape features and

They are also a key characteristic of Otterpool Park’s

to refuge, foraging, agriculture, industry, transport, and
of the next phase in this evolution.

3.6.51 The Otterpool Park Master plan has been developed with

General amenity, parks and gardens of approximately 50

•

managed and designed to support biodiversity and
wider quality of life,

Sports pitches including secondary school pitches of
approximately 30 hectares.

relation to Otterpool Park, the F&HDC Core Strategy Local Plan
states:

Natural areas hedgerows, woodlands of approximately 160

3.6.50 Tree, hedgerow and existing habitats protection and removals

3.6.49 A primary consideration in the formation of the Green and
Blue Infrastructure network, is the principle of multi-functional.
Landscape, biodiversity and water management strategies
are aligned to support cohesive proposals that will maximise
the value of all the various components of the Green / Blue
network.

Image: Increasing Green Infrastructure along
movement corridors can increase exposure to
natural elements.

GREEN INFRASTRUCTURE KEY FACTS

6ha equipped play

50ha approx general amenity,

areas.

parks and gardens.

580ha

hedgerows and woodlands.
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30ha + sports
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Application site area

160ha natural areas,

5ha primary

pitches including
secondary school
pitches.

school pitches
approx.

Total GI

10ha+ allotments &

2.5ha +

community orchards.

burial ground.

54%+

92ha sustainable
drainage and wetlands.
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ILLUSTRATIVE LAND USE PLAN

Figure 82.

An illustrative land-use map of Otterpool Park.
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ILLUSTRATIVE LAND USE BY PERCENTAGE
(Note, area percentages are shown indicatively and subject to change as a result of future detailed applications)

LICA
P
P
A

TION SITE

1%

58
0h

a

2.1%

.5%

34.7%

1.7%

6.1%
6%

1.4%

28.5%

15.9%

2.1%

Figure 83.

Illustrative Land-use by percentages. (subject to detailed master plan development)
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DEVELOPING THE LANDSCAPE STRATEGY

Figure 84.

The landscape strategy.
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OVERVIEW OF EXISTING VEGETATION AND PROPOSED VEGETATION / GI

Figure 85.

Existing and Proposed vegetation.

Figure 86.

Illustrative plan of vegetation removed due to development.
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GREEN INFRASTRUCTURE FRAMEWORK

Figure 87.

Green infrastructure diagram showing key features.
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GREEN INFRASTRUCTURE (GI) TYPOLOGIES

Figure 88.

Green Infrastructure Typologies Plan.
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GREEN OPEN SPACE STRATEGY

Figure 89.

Key open spaces within the master plan.
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OTHER STRATEGIES - HEALTH & WELL-BEING

Figure 90.

Health and Well-being map showing formal sports flanked by recreation routes and walking distances.

Images: Integrated cycle routes and
lock-up areas help promote activity.
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FORMAL SPORTS PITCHES

Figure 91.

Location of formal sports pitches and walking distances to local centres.
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INDICATIVE SPORTS PITCH QUANTUM
Adult Football Pitch
(106 x 70m)

Rugby Pitch
(110 x 70m)

Tennis Court
(37.75 x 17.07)

Cricket Pitch
(111.56 x 128.04m)

Plot No.

No. of Pitches

Plot No.

No. of Pitches

Plot No.

No. of Pitches

Plot No.

No. of Pitches

01

4

01

4

01

0

01

2

02

2

02

2

02

0

02

0

03

3

03

3

03

4

03

1

05

2

05

2

05

0

05

1

06

1

06

1

06

2

06

0

07

1

07

1

07

8

07

0

08

1

08

1

08

0

08

0

09

1

09

1

09

0

09

1

10

2

10

2

10

0

10

1

11

1

11

1

11

0

11

1

13

1

13

1

13

0

13

0

14

1

14

1

14

0

14

0

Sub total

20

20

14

7

Secondary School Pitches
04

2

04

2

04

4

04

1

12

3

12

3

12

6

12

1

Sub total

5

5

10

2

Total No. of Pitches

25

25

24

9

Figure 92.

Indicative sports pitches by quantum. (subject to detailed applications)

Images: Examples of active sport provision.

OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

87

RECREATION CORRIDORS - ‘GREENWAYS’

Figure 93.

Recreation corridors.

Images: Well organised walking and cycling corridors help promote recreation.
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PLAY
3.6.56 Play Activity, Recreation, and Health
3.6.57 The GI will be designed to encourage active, healthy lifestyles through active transport modes
(walking, running and cycling), sports and active recreation. Facilities will include formal sports
provision, formal and informal play opportunities, natural play, food production (allotments,
orchards), parks and greenways.
3.6.58 Spaces for sports, education and play will be focused in central areas, to encourage community
use, with facilities also distributed throughout the scheme within appropriate walking distances.
They will be linked by green corridors to provide easy access to outdoor activity for residents of
Otterpool Park and the surrounding communities.

Figure 94.

Precedent images of high value play spaces.
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PLAY STRATEGIES

Figure 95.

LOCALLY EQUIPPED AREAS OF PLAY (L.E.A.P)

Figure 96.

NATURAL PLAY.

Figure 97.

NEIGHBOURHOOD EQUIPPED AREAS OF PLAY (N.E.A.P.)

Figure 98.

MULTI USE GAMES AREAS (M.U.G.A).
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•

3.6.59 GI & BI perform multiple functions of benefit to human health
and wellbeing such as reducing air pollution, improving water

Conserve and reinforce the identity of existing

3.6.68

settlements;
•

quality and providing shade, shelter and resilience to climate

Enrich River Corridors
The river corridors will be enhanced and incorporated into the

Create areas of new identity through distinctive built

master plan as resources for:

change. The benefits of access to nature to human health are

form and green / blue infrastructure, that have a sense

well documented; the master plan seeks to maximise these

of place;

•

A rich biodiversity assemblage

Create clear legibility of the new settlement in views

•

Habitat corridors

everyday experience and opportunity for intergenerational

from the areas outside of the site (notably the North

•

Leisure routes

interaction with schools and homes. The concept of nature

Downs);

•

Flood alleviation

•

benefits by providing access to nature as part of residents’

•

from the doorstop will be used to create experience of natural

stewardship.

landscape from the smallest to largest scale as part of all
aspects of living, working and visiting Otterpool Park.
3.6.60 Many of the components of GI have an associated
recommended walking distance from homes. The landscape
strategy utilises these recommendations to inform the
arrangement of services such as allotments and sport and
play facilities.
3.6.61 The networked GI will provide pleasant walking and cycling
routes via green corridors that link the various assets (parks,
play areas, allotments, sports etc.), communities and local
centres to homes and to each other and will make walking

Create greater public accessibility and long-term

3.6.64

Integration with Existing Communities

3.6.65 The master plan will aim to provide improved transport and

3.6.69

Highlight Heritage Assets with Green Space and Green Links
The rich cultural heritage of the site is to be celebrated in
the master plan and incorporated into a network of leisure
spaces. Pedestrian links between heritage features and

pedestrian connections between the existing communities of

highlighted visual connections will be used to help define a

Westenhanger, Barrow Hill, Sellindge, Newingreen and Lympne

layout that is sympathetic to and highlights heritage assets.

and Westenhanger Station. Proposed built form will aim to be
sympathetic to existing buildings whilst vegetation and green
space provide buffers and visual integration where required.

3.6.66 Utilising the Distinct Topography of the area

There will be:
•

Opportunity to improve the setting and access to
heritage assets, such as Westenhanger Castle

•

A network of bridleways, foot and cycle paths that
incorporate heritage features into leisure routes and

3.6.67 The master plan site sits on the slopes between the

and cycling more attractive than driving. Leisure routes

Greensand Ridge and North Downs Escarpment, within the

provide opportunities for running routes and promote

will link into the wider landscape via existing footpaths and

Vale of Holmesdale, allowing for expansive views across the

healthy lifestyles.

bridleways, providing opportunities to enjoy the exceptional

landscape to the South. Within the site boundaries there are a

amenity provided by surrounding assets such as the Kent

series of ridges and valleys that create more prominent areas

Downs AONB and the coastline.

of the site. Through consideration of the landscape form,

The existing woodlands on site will be enhanced through the

open spaces and vegetation will be introduced to help define

creation of green corridors and the retention of hedgerows

views into, out of and within the master plan and integrate the

and trees that will serve the following purposes:

3.6.62 Streets will be designed to create a positive environment for
all users – with excellent provision for pedestrians and cyclists
encouraging active transport modes. Planting including street
trees and soft swales, will provide shade, shelter, habitat and

settlement into its surroundings, in particular the impact on
the setting of the AONB.

3.6.70 Promote Green Corridors

•

Flood mitigation

•

Habitat links and resources, for species such as
amphibians, badger, bats; birds, invertebrates and

delight.

common reptiles

3.6.63 Character Shaping Principles

•

The driving Character Shaping Principles are as follows:
•

commuting

Restore and Reinforce and Create a stronger and

•

Create distinct character areas within the master plan

richer landscape structure across the site, with areas of

•

Provide defensible edges

woodland, tree belts and river meadow;
•

3.6.71 The corridors will create a network of green routes connecting

Conserve the rural character of surrounding landscape

open spaces that in turn will help to define a housing layout

by creating ‘defensible edges’ ‘strategic buffers’;
•

Pedestrian and cycle routes for both leisure and

that is integrated with the surrounding landscape.

Conserve and plan development that reflects the
complex topography across the site, and its valued
skylines;

Figure 99.

Example of a wet woodland feature.
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Example Typologies – surface water management measures being considered
•
Multifunctional GI
•
Integrated blue and green infrastructure
•
Visible, functional features
•
Amenity, entertainment,
education,
play
INTEGRATED
SUSTAINABLE
DRAINAGE
•
Fostering custodianship (through understanding process)

© Arcadis
2016
Figure
100. Sustainable
Drainage features.
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14 September 2017

2

3.6.72

Maximise Biodiversity

3.6.79

3.6.73 The master plan will retain and enhance valuable habitats

(SuDS) will provide storm water management and maximise

for notable species, benefits envisaged for the site will drive:

available water resource from rainfall. Otterpool Park will

an improved diversity of valuable habitats across the site,

•

better connectivity between valuable habitats to

A SuDS management hierarchy will be used to remove any

maximise conservation status of species populations,

polluted runoff from diffuse sources, such as roads, providing

the surrounding habitats,

basins, permeable paving and cellular storage.
3.6.86 The surface water management strategy will also aim

effective natural treatment at source prior to discharge into

to return a large proportion of the surface water to the

local watercourses.

underlying aquifers to recharge the groundwater supplies.
This can be achieved through natural infiltration or through
less preferred artificial injection, which sees water being
returned to the aquifer via gravity, pumping or concentrated
infiltration.

creating valuable open amenity areas. The Surface water
management strategy will comprise of chains of linked SuDS

3.6.74 To ensure a proper measure for biodiversity is achieved, a

components which complement one another, such as; rain

biodiversity ‘netgain’ calculation has been prepared, and

gardens, swales, permeable paving with storage and water

is contained within the ecological statement for Otterpool

quality treatments.
3.6.81 The East Stour River will have a 30m buffer corridor outside

Statement document Appendix 7.21
Ecology and Semi Natural areas

3.6.87

Flood Alleviation and Sustainable Drainage Design

3.6.88 The surface water management strategy comprises a range
of SuDS components, which collectively forms the wider
surface water management and flood mitigation strategy.
This includes infiltration areas, swales, ditches, attenuation

the currently published flood zones which will be undeveloped

basins, ponds, permeable paving, green roofs and bio-

to incorporate SuDS/ enhanced blue-green corridors and

retention features as well as floodplain and open space

provide flood risk mitigation and resilience; with biodiversity

buffers across the development.

and leisure benefits created.

3.6.76 The Otterpool Park Master plan will celebrate biodiversity. The

3.6.82 SuDS would be used across the development to collect,

3.6.89 A primary swales network will be incorporated along the
proposed watercourse buffers and within the strategic green

the River Stour and tributaries, broad-leaved semi natural

treat, transport and store water. SuDS will manage flood

infrastructure located between the main development

woodland, trees, grassland and ponds. Retention of these

risk within and beyond the site using effective surface water

parcels. The swales will convey the surface water runoff from

habitats, design in their vicinity and the introduction of new

management solutions to achieve overall runoff capture

each of the land parcels to the proposed key infiltration areas,

and supporting habitat will ensure that the land continues to

and infiltration rates better than the existing levels, aiming to

storage basins and ponds that are also integrated within

support many notable species.

reduce overall risk to downstream communities e.g. Ashford.

the multi-functional strategic green infrastructure, and then

3.6.77 Ecological surveys have concluded covering the various

3.6.83 The use of green and brown roofs is also being investigated

finally to the existing water networks, mimicking the natural
drainage regime.

species on site to date include Kingfisher, Water Vole,

as part of the master plan design. As well as providing

Bats, Turtle dove, Badger, Common reptiles including Slow

ecological and environmental benefits the voids within the

worm, Grass Snake and Common Lizard, Cinnabar Moth,

roof substrate can provide additional storage of rainfall

area allocation, including further 20 ha at the proposed orchard

Dragonflies and Great Crested Newt. For detailed information

runoff. This makes a contribution to the attenuation of surface

and infiltration area at the south east boundary and 5 ha at

on the measures proposed to mitigate this, refer to the

water runoff and complimenting other ground level SuDS

north west boundary north of the East Stour River, which can be

Environmental Statement Chapter 7 and the Appendices 7.1-

drainage facilities.

potentially used for the water management as required.

7.2
3.6.84
3.6.78

will be used, to provide attenuation storage, including ponds,

wetlands and ponds, with a variety of flora and fauna,

such as otters.

design will retain and enhance habitats including hedgerows,

away from sensitive receptors. A variety of storage structures

wildlife corridors and spaces whilst incorporating existing

to expand into new areas, particularly for notable species

information related to this, refer to the Environmental

to the natural topography to allow surface flow to be routed

3.6.80 The use of SuDS will also allow the creation of new

development, allowing opportunities for species ranges

and as part of this Outline Planning Application. For detailed

such, building layouts and road geometry will also be minded

enhancing the local environmental water quality as a priority.

an integrated approach to conservation which considers

A habitat creation vision which future proofs the

locations to ensure surface water is managed effectively. As

reduce flood risk and promote good water quality standards,

•

•

the development areas alongside roads and at strategic

The widespread use of Sustainable Drainage Systems

within the site and promote the creation of new habitat areas

•

3.6.75

Sustainable Drainage principles

Water Management

Attenuation and infiltration

3.6.85 Attenuation measures to ensure that an increase in runoff

Water Management is a key component of the GI / BI Strategy

would be located both amongst more urban areas at

and the principles of the strategy is set out below:

source, and within the public open spaces adjacent to

3.6.90 The development proposals include 67.5ha of strategic SuDS

3.6.91 Infiltration SuDS measures will discharge surface water back
in to the soil, reducing the peak flood flows through the onsite and downstream watercourse network. Such measures
will be maximised in the southern and western parts of the
site where the soil types are best suited for infiltration.
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Integrated Water Management

INTEGRATED WATER MANAGEMENT

SuDS
Component

River park

Wet swale

Water square

Permeable paving

© Arcadis 2015
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Green Roof

Bio-swale

Benefits Provided

Example
Application Area

Rainwater
harvesting tanks

Water Reuse, Attenuation, Water
Treatment

Housing, Employment

Plot Level
Soakaways

Attenuation, Water Treatment, Infiltration,
(Biodiversity), (Amenity)

Housing

Permeable
Paving

Attenuation, Water Treatment, (Infiltration),
(Water Re-Use)

Housing, Employment

Green roofs

Attenuation, Water Treatment, (Water
Reuse), Biodiversity, Education, Amenity,
(Open Space), (Character), microclimate

Bioretention
Areas

Attenuation, Water Treatment, (Infiltration),
Biodiversity, Education, Amenity, Micro
Climate

Housing

Swales

Attenuation, Water Treatment, (Infiltration),
Biodiversity, Education, Amenity, (Open
Space), (Character), Micro Climate

Housing, Roads, GI
corridors

Infiltration
Basins

Attenuation, Water Treatment, Infiltration,
Open Space, Character

Strategic GI

Wetlands/ ponds

Attenuation, Water Treatment, (Infiltration),
Biodiversity, Education, Amenity, Open
Space, Character, Microclimate

Employment,
Strategic GI

Detention Basins

Attenuation, Water Treatment, (Infiltration),
Amenity, Open Space, Character

Strategic GI

Place Panel Presentation

Employment, Housing

1 February 2019

1

SUSTAINABLE DRAINAGE (SUDS) STRATEGY

Figure 101.

Blue Infrastructure - Sustainable Drainage Strategy incorporating flood risk and water re-use.
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3.6.92 Additional source control SuDS measures will be provided

be limited to the current greenfield runoff rates or much

within the land parcels and along the proposed road

tighter 2 l/s/ha (which is approximately equivalent to twice as

corridors (e.g. in the form of secondary and tertiary swales,

1 in 1 annual rainfall event greenfield runoff rate) depending

filter strips and drains, permeable paving, green roofs) to

on underlying ground permeability, using a suitable staged

collect the runoff from roofs, roads and other paved areas.

discharge approach at the proposed drainage outfalls to

It is expected that in general approximately 10% of the

reduce downstream flood risk, whilst ensuring that 50% drain-

overall attenuation volume will be provided at these source

down times of the proposed attenuation storage areas are

control measures to supplement the storage provided in the

not excessively long and prohibitive for dealing with follow-on

strategic SuDS within the green infrastructure, which then

smaller storm events.

allows for the first flush pollutant runoff is to be intercepted,
settled and treated to some extent before reaching the
receiving watercourses.
3.6.93 Small ponds, wetlands and canals will also be incorporated at
strategic locations to provide flood attenuation and maximise
biodiversity and amenity whilst enhancing the character and
place making identity at the Otterpool Park Development.
3.6.94 The existing watercourses and water bodies, including the

3.6.98 Strategic long-term SuDS storage should be designed in
order to provide multi-functional benefits.
3.6.99 Although there is sufficient space within the application
site for strategic long-term attenuation storage provision,
infiltration is the primary choice for surface water discharges
where ground conditions are favourable with permeable soils.
Therefore, infiltration potential should be established as part
of the detailed design with further site investigation and the

Racecourse Lake have been retained and will be enhanced

surface water drainage should be modified, to maximise use

where possible to provide additional flood storage, natural

of this method of surface water management.

flood management and ecology mitigation. Floodplain and
open space buffers have been allocated in areas of high and
medium flood risk, this is mainly along the River East Stour
and tributary streams. These areas will promote ecology but
allow open grassland and landscaped areas to flood during
periods of heavy rainfall. All new road crossings across the
existing watercourses will be provided with open span bridge

3.6.100 Following confirmation of the detailed surface water drainage
strategy a maintenance, operation and adoption schedule
should be drawn up in consultation with key stakeholders
including: The Lead Local Flood Authority, Highways Authority,
Environment Agency and Southern Water.
3.6.101 Site-specific exceedance event flow routes should be

structures with sufficient headroom clearance to minimise

established as part of the detailed drainage strategy, this

floodplain loss and adverse flood risk and ecology impacts.

should also confirm that the built development does not

3.6.95 The following key design considerations have been applied
in developing the proposed surface water drainage strategy,
which will need further attention as the detailed surface water
drainage strategy is developed:
3.6.96 The proposed strategy has evidenced what attenuation
storage is required to ensure the application site does not
exceed Greenfield discharge rates for up to 1 in 100 annual
rainfall events including 40% allowance for climate change.
The development master plan currently has provided sufficient
space to accommodate the required SuDS storage ahead of
each respective phase as advanced key infrastructure, and
this should be monitored and safeguarded.
3.6.97 The allowable runoff rates from the development zones will
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experience any flooding during events up to a 1 in 30 annual
rainfall flood event.
3.6.102 Mitigation measures may be required within the detailed
drainage design to ensure land use legacy issues do not
negatively impact the water environment.

3.6.103 Sustainable Water Resource Strategy
3.6.104 Otterpool Park master plan aims to achieve a sustainable balance
between water resources and demand whilst protecting and
enhancing the receiving water environment in line with the Garden
Town principles of the development.
3.6.105 In close consultation with the key stakeholders (e.g. utility water
companies, planning authority, Environment Agency, Kent County
Council and Place Panel) a water cycle strategy, incorporating a
surface water and flood risk management strategy has been prepared,
maximising integration of water management with landscape
proposals across the development.
3.6.106 The water strategy helps delivering the ambitious and wider objectives
of Otterpool Park Development, including creating sense of place,
maximising water efficiency and biodiversity net gain, promoting water
sensitive behaviour and innovation. It will maximise potential benefits
within the development and downstream communities, addresses
infrastructure constraints relating to water supply and sewage disposal,
mimics natural drainage routes and reduce the risk of flooding to the
immediate and downstream areas. The key new water infrastructure
requirements (potable supply, wastewater collection and wastewater
treatment) required to support the planned housing and employment
growth are being identified.
•

Several consultation meetings and workshops were held with
the stakeholders throughout the master plan and water strategy
development, and they were also shared with draft versions of
the reports and strategies for comment and input. Comments
received from these stakeholders have been reviewed and
addressed appropriately to develop the proposed strategy.

•

The vision for the Otterpool Park master plan is to achieve a
sustainable balance between water resources and demand
whilst protecting and enhancing the receiving water environment
in line with the Garden Town principles of the development.
Strategies are being developed to ensure that the Otterpool Park
development also addresses infrastructure constraints relating
to water supply and sewage disposal. A key approach for this is
to establish principles to reduce the consumption of extra water.
This will in turn minimise the risk of water pollution and create
opportunities to incorporate new facilities for reusing water and
reducing flood risk.
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3.6.107 Water plays a pivotal role in place making, by understanding
and incorporating the site’s existing natural water features
such as the East Stour and the Harringe Brook whilst creating
new drainage routes and features which will reflect the
existing and proposed green infrastructure. Through
consideration of SuDS there are substantial benefits
that can be achieved for the people that will live in and
around the development. When designed well, SuDS can
increase property value, mitigate local flood risk, moderate
microclimates, benefit ecology, provide new sources of water
and create valuable amenity spaces for communities to
enjoy.

3.6.108 Existing water features
3.6.109 There are many surface water features within the existing
site boundary; these include the East Stour River and tributary
streams, ponds and ditches. The large racecourse pond and
surrounding watercourse network which served to ensure
the racecourse had a constant supply of water is a key
feature. This pond and the East Stour River network create

3.6.110 Proposed water management Principles
3.6.111 A strategic and sustainable approach will be set out for the
management and use of water by strategic stakeholders
(including the Environment Agency, utilities companies and Kent
County Council as part of the development of the integrated
water management strategies for Otterpool Park. The key
water infrastructure (potable supply, wastewater collection
and wastewater treatment) required to support the housing
and employment growth planned for the development and
surrounding area is being identified, along with any constraints
and opportunities that may impact the integrated water
management strategy and water infrastructure design.
3.6.112 Otterpool Park will minimise water demand through the
incorporation of extensive water efficiency and reuse measures.
3.6.113 Key points from engagement

The engagement response to the emerging master plan
identifies the following key points which have been addressed:
3.6.114 An aspiration to work towards achieving a sustainable

an important setting for housing, amenity and recreation in

water use, which could provide Otterpool Park with a unique

a large central location of the development, providing the

identity whilst addressing one of the key local concerns. The

opportunity to promote nature and embracing learning to

south-east area is water-stressed with future risks of water

live with water as an educational resource; with their close

shortages. Ongoing discussions with the Environment Agency,

proximity to primary and secondary schools to the north of

Affinity Water and others about how to make Otterpool Park

the settlement. Existing streams and ditches will be retained

responsive to this are being undertaken.

and enhanced to become part of the proposed surface water

3.6.115 Creating a development which is more water efficient than

management strategy and work in partnership with the new

general existing practice is the aim. The ability to recycle run

SuDS features.

off water and harness the site’s potential capacity for water
capture is to be researched further, as well as the ability to
store and extract groundwater via the underlying geology.
Technical solutions to determine feasibility for water supply
will be undertaken and the solution will depend on the
outcome of current studies.
3.6.116 Water Reuse

3.6.117 Water resources are becoming scarcer, and water reuse
provides an opportunity to conserve water and minimise the
demand on mains potable water. Rainwater could potentially
be harvested across the site (e.g. at plot level or strategic SuDS
features) if required for non-potable usage, in conjunction with
the currently planned treated effluent proposals discussed
below. This will make a significant contribution to reduce the

Figure 109. Race course pond
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extra potable water demand.

Figure 110.

Modern SuDS integrated with public realm

3.6.118 Approximately 60% of the total household water use in the UK

consumed by each new household to 90 litres of water per

is typically used for flushing toilets, washing machines and

person, per day. This will be mainly achieved by a recycled

watering gardens. Rainwater that has been collected would

treated wastewater effluent supply from the new onsite

be available to be used for these purposes and therefore be

WwTW or upgraded Sellindge WwTW. This secondary

an important part of reducing potable water demand and

recycled water supply, treated to an appropriate standard,

moving towards water neutrality for the site.

will be reused in homes and other facilities for toilet flushing,

3.6.119 Larger facilities within Otterpool Park, such as schools and
offices, provide opportunities to harvest rainwater on a large
scale for reuse within the buildings for toilet flushing. Water
reuse may also be implemented for irrigation of the local
landscaped areas at a strategic level.

externally for irrigation of public open spaces or for the
protection of water dependent ecological features. The new
homes within the initial development phase are likely to be
served with plot level or community level rainwater harvesting
to meet the expected water efficiency target until the new
onsite WwTW being built or Sellindge WwTW being upgraded

3.6.120 Wastewater treatment and water supply

and ready to provide this secondary recycled water supply

3.6.121 The capacity constraints associated with the existing

facility.

Wastewater Treatment Works (WwTW) and sewerage network

3.6.124 A detailed Water Cycle Study will be required following the

to accommodate increased flows from the proposed

outline planning application submission to confirm the

development can be addressed, with future investment

preferred WwTW options and fully develop the proposed

and careful planning. The Outline Water Cycle Study has

innovative and integrated water management solutions,

demonstrated that upgrading the existing Sellindge WwTW

whilst maximising the overall benefits from the proposed

(operated by Southern Water) or providing an onsite WwTW

development.

located at the North West boundary of Otterpool Park
Development (operated by New Appointed Variation) are
viable options to take forward for the detailed assessment.
A preferred option once confirmed can be phased and
implemented in a modular fashion ahead of the planned
development.
3.6.122 There is supply capacity for the early phase (s) of Otterpool
Park Development, of approximately 1,500 additional units
over-and-above the quantum of existing growth modelled for
in the latest Water Resource Management Plan 19 (WRMP19)
forecasting undertaken by Affinity Water. AW has some
headroom at present in terms of both water resources
and distribution network for the initial 1,500 homes, but
significant off-site infrastructure upgrade will be required
to accommodate the full Otterpool Park Development. The
required reinforcement can be planned and implemented
ahead of the remaining development through the normal
water industry’s five yearly business planning process. The
routing to the point of water supply connection for Otterpool
Park Development will be from the east.
3.6.123 Additional water efficiency measures encouraging Water
Sensitive Urban Design (WSUD) principles will be put in place
to restrict the maximum amount of extra drinkable water
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BIODIVERSITY PRIORITY AREAS

Figure 102. Biodiversity priority map.

Image: Panoramic photograph across the site illustrates local character.
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OVERVIEW OF BIODIVERSITY NET GAIN VALUES
This information on this page is intended to summarize the findings and conclusions of the Biodiversity net gain calculation, included in
the Environmental Statement. The plans shown here illustrate biodiversity metrics before and after development, in order for a net gain
calculation to be made.

Summary
The assessment of baseline and proposed development
calculations, following the Defra Biodiversity Offsetting Metric,

For details of the process followed, the calculations carried out and the conclusion drawn, please refer to the Environmental Statement,

illustrates that the outline application can achieve biodiversity

Appendix 7.21

net gain (in line with planning policies).
Overall, there is the potential for the Development to achieve a
credit valuation change from 2,144 to 2,578, an increase of 434
credits, or an approximately 20% increase overall.
This change is largely due to:
Ensuring the development avoids the most valuable areas;
Buffering features such as the river corridor and woodlands in
appropriate, high quality habitats;
Creation of new areas of valuable habitat, including wetlands,
ponds, areas of tree planting etc;
Inclusion of over 50% GI within the development;
Maximisation of the ecological value of the built development
areas.

Conclusion
In conclusion, the net gain calculations presented, demonstrate
that the proposed Otterpool Park Development can achieve
biodiversity net gain and therefore comply with relevant planning
policies that require this.

Figure 103. Biodiversity indicative plan - Pre development

Figure 104. Biodiversity indicative plan - Post-development
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AREAS REGISTERED UNDER HIGHER LEVEL STEWARDSHIP (HLS) SCHEME

Figure 105. Areas Currently Registered Under HLS Scheme.
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PUBLIC ARTWORK / LAND ART
Public Artwork can be displayed in many ways including through larger formal
sculptures, smaller abstract sculptural pieces, street furniture, signage and
wayfinding and incorporated into the Architecture.
Sometimes, the most successful integration of Artwork is through subtle statements
in paving or by adding themes to street furniture that can provide a greater sense
of discovery and sense of place.
A range of these ideas can be explored for Otterpool Park as part of the overall
branding and by engaging local residents and artists in the process.

Figure 107. Public Art locations and Trail Map.

Figure 106. Precedent Images of Public Artwork and Land Art.
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SIGNAGE & WAY-FINDING
Signage and Wayfinding will offer a strong themed approach to help with
orientation, place making and providing a sense of identity for Otterpool Park.
A series of character areas have been considered as shown on the diagram
below and should be further developed with a specialist signage and
wayfinding consultant or supplier.
Highly successful signage and wayfinding will help to promote alternative
means of transport such as walking and cycling and will promote the idea of
sustainable travel from doorstep to workplace and beyond.

Figure 108. Proposed Wayfinding character Areas Concept.
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3.6.125 Sustainability Strategy, Health and Wellbeing
3.6.126 Key Points from Engagement

The engagement response to the indicative master
plan identifies the following key points which have been
addressed:

to the station that can connect into improved rail connections
to Kent and beyond. Real time travel information in every
home will make use of public transport more accessible.
3.6.133 By pioneering the highest standards in sustainable
construction, using low-carbon materials; attracting green
businesses; and creating demand for more sustainable

•

Upgrading existing transport infrastructure.

products and services across the town, Otterpool Park will

•

Sustainable waste management.

benefit many future generations through the delivery of

3.6.127 Discussion of possible use of renewable energy and
innovative technologies that benefit not only proposed but
existing communities.
3.6.128 Social Infrastructure

educational activities, events and green travel planning
initiatives.
3.6.134 The network of rural footpaths and cycle ways and a series
of bus only road links will mean public transport is more rapid
and frequent; enabling people to make sustainable travel

Otterpool Park will aspire to showcase what a sustainable

choices including a car club and network of charging points

future can look like by enabling people to live affordable,

for electric vehicles, for those that do still require cars for

happy and healthy lives in high-quality homes with social

longer journeys.

infrastructure that use resources wisely and enhance their
natural environment.
3.6.129 Sustainability is a guiding principle at Otterpool Park. Every new
home will incorporate the very latest energy-saving building

3.6.135 Energy
One of the guiding principles identified in the Otterpool Park
Garden Settlement Visioning Summary is to incorporate
infrastructure that makes best use of technologies in energy

materials and design to guarantee increased air tightness,
super-efficient insulation, solar orientation and cooling, together
with the best possible use of natural daylight and ventilation.
3.6.130 Rainwater reuse will also be incorporated into the design
of residential properties to reduce waste of this precious
resource. Otterpool Park’s sustainable drainage systems
will mitigate any risk of flooding, and the waste and water
strategy will follow the principles of reduce, re-use and
recycle at every level.
3.6.131 Renewable energy will be integrated in people’s homes and
businesses, aspiring to be a zero-carbon community with
local residents and businesses benefitting from reduced
energy consumption and help to reduce energy bills.
3.6.132 There will be plenty of opportunities to reduce travel by
car and minimise C02 emissions, because every home
will be within 400 metres of a bus stop and within an easy
ten-minute walk of local shops and primary schools. With
spacious green lanes, it will be easy for everyone to cycle to
work in and around Otterpool Park. And for those who travel a

Figure 111.

An attractive car charging pole at night.

little further, there will also be improved cycle and bus routes

Figure 112.

Precedent car charging image.
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generation and conservation. Potential options for energy
generation are being considered for the development:
3.6.136 Otterpool Park aspires to be low carbon, making good use
of renewable energy technology. The development could
provide renewable energy through various sources such
as ground source heat or solar PV. Various options are
being considered, based on evidence from Otterpool Park,
including district heating with central heat and power, solar
PV on roofs, house-level battery storage, public charging
points for electric vehicles.
3.6.137 Using green walls and roofs would be one of the measures
used to reduce pollution, aiming to reduce Nitrogen Dioxide
and be a ‘particulate free’ settlement.
3.6.138 The energy strategy should include using only electric buses,
installing electric car charging infrastructure across the
development from the outset and prioritising parking for
electric cars.
3.6.139 A sustainable waste management strategy could involve

of materials through economies of scale and the opportunity
to influence procurement and transportation of materials.

assigning areas on the master plan for energy to waste

Waste should be considered both in terms of reducing

plants, giving a self-sufficient waste disposal system whilst

the generation of waste associated with demolition,

creating a local energy source that would also provide local

excavation and construction and also in terms of delivering

employment.

a development that provides efficient systems for waste

3.6.140 The business park could create an experimental technology
cluster and to encourage more innovative sustainability
solutions, with building designs encouraging new
technologies for heat recovery and cooling.

3.6.141 Materials and Waste
3.6.142 By pioneering the highest standards in sustainable and
alternative ways of construction, using low-carbon
materials; attracting green businesses; and creating
demand for more sustainable products and services across
the town, Otterpool Park will benefit many future generations
through the delivery of educational activities, events and
green travel planning initiatives.
3.6.143 Moving towards a more sustainable model of resource

management during operation.
3.6.144 Day lighting (Health and Well-being)

In addition to reducing the need for artificial lighting in
a dwelling, research has shown that access to daylight
will contribute to the Health and Well-being of dwelling

longevity of use and would seek to reduce the energy required

occupants providing them with a pleasant living environment.

for transporting materials and products to the site and reduce

The proposed dwellings would be designed with large

the carbon footprint of the development.

windows with deep penetration of light within the building,
plan for excellent day-light levels and windows from active
rooms to the frontages which helps to promote the Safer
Streets campaign.
3.6.145 Materials from sustainable sources, produced locally

3.6.146 The proposed development would maximise environmental

use and waste management is fundamental to achieving

design and construction quality including, where appropriate, by

sustainable development. A development of this scale has

the use of traditional and local construction materials to support

a significant requirement for construction materials and

the local economy and help to achieve a high local materials

presents an opportunity for more sustainable procurement

target. The houses would be of durable construction for
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Image: Visible charging points help support sustainable
car use

3.6.147 Waste reduction and recycling
3.6.148 Enclosed waste and recycling stores would be provided
within the housing, easily accessible for residents to
encourage recycling with easy accessibility for collection by
the council.

3.6.149 Construction Site Waste

3.6.150 Construction of development would aim for zero landfill
policy whereby site waste is placed in a recycling “closed
loop system”. Timber, masonry, tarmac etc. is recycled into
chipboard, aggregates and surfacing materials. A schedule
is produced that details what materials have been collected
from site and how they have been recycled.
3.6.151 Soil replacement

All soil movements on site, where appropriate would be in
accordance with the guidelines set out in the Construction
Code of Practice for the Sustainable Use of Soils on
Construction Sites (DEFRA).
3.6.152 Sustainable Access Principles

Enabling and promoting low carbon transport within
Otterpool Park and to and from the site can support wide
reaching environmental and social gains. There will be plenty
of opportunities to reduce travel by car and minimise C02
emissions, because every home will be within 400 metres of
a bus stop and within an easy ten-minute walk of local shops
and primary schools. The transport strategy sets out how
sustainable access will be achieved and contribute towards
the sustainability of the development.
3.6.153 Health and Wellbeing
The design and layout of the Otterpool Park master plan
as well as the detailed design of individual buildings will
positively impact on health. The design will encourage active
and social lifestyles and promote health and wellbeing will
deliver positive social outcomes for the future population of
Otterpool Park. This will also be reflected in the public realm,
promoting green infrastructure as active space.
3.6.154 Otterpool Park will aspire to showcase what a sustainable
future can look like by enabling people to live affordable,
happy and healthy lives in high-quality homes with social
infrastructure that use resources wisely and enhance their

Figure 113.

Importance of getting the orientation right.

natural environment.
3.6.155 Sustainability is a guiding principle at Otterpool Park. Every
new home will incorporate the very latest energy-saving
building materials and design to guarantee increased air
tightness, super-efficient insulation, solar orientation and

Figure 114.

Precedent edge treatment.
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

107

cooling, together with the best possible use of natural daylight
and ventilation. The creation of a vibrant urban development
that provides amenities for the future population and
supports a sense of community will be a key element in
enhancing sustainability through social cohesion.

3.6.156 Providing ‘Healthy’ Homes’
•

Light – is optimised with generous access to natural light

•

Sound Insulation – and good double glazing to promote

•
•

involvement.
3.6.159 From the outset, the promoter has sought to encourage

stakeholders and residents that will:

Resilience – designed in with homes able to adapt to
Comfort – using passive design to prevent both
Sensors – that monitor indoor conditions and increase
Bedrooms – that promote healthy sleep, relaxation and
Systems – are energy efficient and low-emission
Security – is built in: home environments are safe and
secure

•

and provide opportunities for community development and

promote good indoor air quality

heating, cooling and ventilation systems
•

of the development at Otterpool Park will be maintained

at Otterpool Park represented by a cross section of local

respond to circadian rhythms
•

management and maintenance will ensure that the quality

Materials – and well-designed ventilation systems that

resident awareness
•

3.6.158 Putting in place sustainable long-term arrangements for

discussion of a community-led local management structure

overheating and excessive heating costs
•

Strategy

quiet & tranquil home environments

changing occupants
•

3.6.157 Custodianship, Management, Delivery & Implementation

•

maintenance of all areas;
•

•
•

Progress low carbon, well-being and healthy living,
encouraging growth in a sustainability culture;

•

Give people the opportunity to make decisions on
management of community assets;

•

Support the creation of social capital and community
cohesion;

•

Respond effectively to the changing needs of
occupants; and

•

Ensure owners and developers take consideration of
the community benefit over all stages of development,

Storage – and space provision to promote stress-free

enhancing the wellbeing of those who live and work

functional living
•

Ensure high quality in ongoing management and

there

Connected – to local amenities, public transport, and
pedestrian routes wider communities?

Much depends upon the appetite and desire of the

Living Space – that provides stimulating environments

community. Accordingly, the process would be designed to

for social engagement and play

be flexible.

Windows – and layouts that maximise views out and
natural ventilation opportunities

•

Quiet Space – provides settings for focused work,
privacy, thinking, relaxation and reflection

•

Kitchens – that promote positive family interaction

•

Laundry – provision to avoid moisture, mould growth
and pollutant build-up in the home

•

Home Working - space in the home for working with fibre
broadband ‘fibre to the premises’

•

Age Friendly - Encourage access to outdoors & physical
activity, providing space for mobility aids and avoiding
isolation.

Figure 115.
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The long term management of Otterpool shall be considered at an early stage of development.
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4.0 MASTER PLANNING PRINCIPLES
This section describes the illustrative material which has informed the ‘Outline Application’ and indicative
designs as guidelines to illustrate how key areas of the master plan could be progressed in future detailed
planning applications and as a precursor to shape Design Codes for Otterpool Park.
4

MASTER PLANNING PRINCIPLES
•

The Master plan response to the context analysis and
approach to place-making and urban design spatial

create a key destination, with land uses such as cafes, shop,

framework provides a strategy for key site-specific

galleries, public art, and visitor centre, meeting hall, leisure,

structuring elements such as gateways, landmarks, views,

secondary school and higher education.

focal points, local centres, frontages, street hierarchy and
•

interfaces.
•

the Westenhanger station, an interchange with buses

Otterpool Park will create a series of new places, creating

and park and ride, hotels, health facilities, leisure uses

a high quality of public realm integrating with existing

and employment uses. Excellent access to public

settlements through new landscape buffers and

transport services and amenities will support sustainable

connecting into new development and communities. Our

development.

approach has been to create an overlay of great new
spaces, providing the new landscape required to meet

•

and school access will be integrated with streets and

part of the landscape character of the district. This goes

through landscape to create direct access between

further than mitigation.

communities, local centres, town centre, key destinations
and railway station.
•

making strategy:

existing woodlands to east and south. A proposed new
landscape of open spaces will be created with a wide

and commercial uses located on street frontages, with

variety of woodlands, wetlands, meadows, allotments,

a mix of flats and town houses. The distinctive character

retained farmland, recreation areas all connected by

will be created in a series of quarters which relate to the

green routes.

strong landscape and heritage context.
A ‘town park’ around Westenhanger Castle taking water,
landscape and heritage constraints into an opportunity,
provide a distinctive space at the heart of the scheme
and reinforcing its importance as part of Otterpool Park’s
identity. A cultural landscape around watercourses and
open parkland setting for the Westenhanger Castle will
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT
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A large woodland country park in the central area near
Otterpool Manor which provides an opportunity to link to

A town centre, in a key location close to Westenhanger
Castle and the railway station will have mixed community

•

A network of footpaths and cycle routes for commuting

the challenges in making Otterpool Park a new and valued

Summary of the key features in the Otterpool Park place

•

A gateway created with enhancements to access at

•

Local centres dispersed within housing areas on bus
route corridors at optimum distances apart from each
other and linked to the railway station. The local centres
will provide mixed uses with employment use business
space above, services such as retail, restaurants, cafes,
dentists, nurseries located on street frontages. Schools

OTTERPOOL PARK - PROPOSED CHARACTER AREAS

Figure 116.

Proposed Character Areas.
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would be provided close to local centres to optimise
walkable communities and create footfall and shared use
for the amenities and services. Village scale pocket parks
which are linked with the green corridors and buffers to
the surroundings including natural play, allotments and
community orchards.
•

Bus routes designed to provide regular access to
key destinations, such as schools, local centres and
employment sites, from stops within 400m of all homes.

•

Proposed new access junctions from the main roads
will be provided from the east with a new junction from
the A20 close to the M20 Junction 11. This will provide
new routes through the development crossing the A20
designed for lower traffic speeds and with a permeable
network of crossings for pedestrian and cycle streets.
Further connections to the A20 will be made to the west
at the junction of Otterpool Lane which would enable
development to be linked both north and south of the
A20. Crossing facilities will be provided across the A20 to
allow walking and cycling between the communities.

•

Business parks will be located on the northern edge of the
town to create a buffer to the residential from the M20

Figure 117.

Artist impression through the new A20 link.

and railway. A mix of employment uses could be provided,

•

with high quality space attracting new business for high

with distinct characters will be created: “Town Centre” with

creating distinctive character areas with varied activities.

skilled jobs.

distinct quarters, the “Gateway” with strong transport links,

The ‘Quarters’ are generally of an urban scale to create

the landscape “Riverside” area including Castle Park, the

the proximity with walkable areas for public activity and

transition through “Otterpool Slopes” to the picturesque

successful integration of the mixed uses.

Footpaths and cycle ways provide a wider network of
leisure routes linked to surrounding footpaths and existing

“Woodlands” and “Hillside” areas. Transition to surrounding will

landscape assets.

4.1
4.1.1

Character Areas and Place making

edge’, ‘Plateau edge each adhering to the master plan ’s aim

blue infrastructure, social and community.

4.1.3

Town Centre Character areas

4.1.4

The Town Centre of the Otterpool Park Garden Town is

The master plan will be built up from existing character

located in the north east area of the master plan with close

identified in the Site-specific Landscape Character

connectivity to the railway station.

assessment carried out as part of the LVIA process, combined
with proposed land use and opportunities, character areas
are driven by context, particularly the castle, park and town
centre area which will create character and identity. Areas

4.1.6

Westenhanger Castle Character area.

4.1.7

The Westenhanger Castle character area will feature a carefully
considered public open space parkland that draws inspiration

to fully integrate urban and rural character.

This section describes the proposed character areas with key
distinctive design principles, landscape influences, green and

4.1.2

be character areas at ‘Valley edge’, ‘Woodland edge’, Ridge

4.1.5

from the former historic use of the castle estate and that
predates the more recent land use as Folkestone Racecourse.
4.1.8

The outline parkland design has been subject to consultation
with Historic England (HE) and has been developed following
several meetings and presentations. The design of this park

The distinct character of the Town Centre has a close

recognises the significance of the Castle and its former

association and links the landscape of Westenhanger

landscaped grounds (as detailed in the Statement of

castle and the lake. The town centre character will have

Significance) and seeks to enhance them.

several ‘Quarters’ based on landscape and public realm
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TOWN CENTRE MASTER PLAN

Figure 118.

Illustrative layout of the main local centre (Town Centre) showing housing density.
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LOCAL CENTRE PRECEDENT IMAGES

CONNECTED

LOCAL AMENITY

CREATIVE

VIBRANT
Figure 119.

WORKPLACE

Precedent Images of local centre opportunities.
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4.1.9

To promote views of the castle, opportunities for selective

that the northern part of this drainage area was crossed by

thinning of the existing vegetation to the area immediately

a diagonal path leading from the castle moat to a former

south of Westenhanger Castle’s moat could be considered.

Pound House on Stone Street. This could also be highlighted

The vegetation currently sits outside the Otterpool Park

within the design as a green corridor through two residential

application boundary and would need to be agreed with

areas giving views to the south western side of the castle.

stakeholders.
4.1.10 Historically, the castle would have been approached from

4.1.13 A green open space will create a park setting for the
Westenhanger Castle, creating a cultural quarter and

the south, from Ashford Road, via a causeway leading to

civic identity. The historically inspired parkland will create

the castle’s gatehouse which would have offered views to

a distinctive space at the heart of the scheme, including

the Castle and provided a sense of arrival. Historic England

housing fronting a lake with associated cafes, visitor centre,

requested that this historic approach to the castle be

meeting hall and education.

reinstated as the main approach to the castle.
•

Through discussions during consultation, options were
explored such as having a causeway feature that is
limited to pedestrians and cyclists only and with a view
to keeping vehicles out of the parkland. Further options
of access were presented including enhancement to
the existing east access from Westenhanger railway
station or a new access point from the west over the

•

4.1.14 Gateway Character area
4.1.15 The ‘Gateway is a place of arrival to Otterpool Park from
Westenhanger railway station. Located approximately 10 mins
walk north east from the town centre with connectivity by bus,
cycle and pedestrian routes, the Gateway is a location for
business and social infrastructure close to the excellent public
transport and road access to M20 Junction 11.

River Stour.

4.1.16 Riverside Character area

As the castle grounds are bounded to the north by

4.1.17 The Riverside Character area extends from the open space of

the HS1 railway, the southern approach is critical in

the Westenhanger Castle Park to the west along the existing

preserving distant views to the castle and its barns.

East Stour stream. The watercourse and existing lakes are the

The southern area of the castle and a possible

key landscape features with natural waterside landscape to

area within the castle grounds is planned to offer a

be retained. The waterside character will provide river views

proposed community orchard which would be in line

and natural setting for medium and high-density homes as it

with the historic use of the Site.

flows toward the west, with footpaths for cycling, walking and

4.1.11 The outline of the probable formal (Tudor) garden could
be recognised by means of demarking it with various
landscape treatments such as box headed tree lines
to retain the openness of the park or low stone walls
or footpath treatments. Introducing a high wall to the
Tudor garden might severe the castle ground from the
surrounding parkland to the detriment of local residents
and visitors alike.
4.1.12 The highly vegetated area within the Racecourse, west of

jogging providing stream side access to a landscape which is
currently largely inaccessible to the public.

4.1.18 Otterpool Slopes Character area
4.1.19 The Otterpool Slopes character and landscape creates a
transition between Riverside and Woodland across and up
slopes from the streams and central green area between
Otterpool Manor and Upper Otterpool. Housing would be
separated by areas of hedgerow buffer. A local centre,
comprising local shop or meeting hall, primary school,

the Lake is marked on historic maps and its shape and the

nursery, cafes, small businesses would be linked with a bus

existence of water channels suggests a ditched drainage

route footpath and cycle-ways to the town centre.

area relating to the castle. 18th and 19th century maps show
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4.1.20 Hillside Character area
4.1.21 The Hillside settlement is focused on the historic Barrow Hill
homes grouped around a central green at the high point
this area. Housing scale up to two and half storeys and local
4.2.3

leisure, moving towards a 21 century town centre away from

farmers market, street food fronted by craft studios,

a traditional high street.

shared workspace with pedestrian and cycle path links
integrating the centre with surrounding landscape.

The quarters will identify as a focus around different activities,
narratives, like the activities and public realm will evolve over

•

in several disaggregated or separated clusters. Housing
scale up to two and half storeys, would be separated by
4.2.5

and fitness, extra care housing.
•

will be located with an Extra Care village including

Caring, Repast and Repose, Culture and Enterprise, Transit

facilities such as community hall. Further south, the

and interchange, Health and Wellbeing.

urban landscaped street will cross the A20 providing
the location for the secondary school set within green

The Town Centre ‘Quarters’ mix of uses are located in response

space recreation and sports pitches and facilities such
as leisure centre.

and distinctiveness: The Town Centre ‘Quarters’ approach to

4.1.24 Valley, Woodland, Plateau and Ridge Edges Character

•

character area create opportunities for: Distinction of legible

areas

Lakeside Quarter - Key Themes: Repast and Repose: Key
uses: Restaurants, Cafes, food court, hotel, health and

areas which can provide different services such as retail, leisure,

4.1.25 The master plan site perimeter, in particular, the agricultural

To south east of the Local ‘Quarter’ a primary school

Everyday Convenience, Participate and Browse, Learning and

to the landscape to create places with character identity

surroundings with footpaths and cycle ways.

Knowledge Quarter - key themes: Learning & Caring: Key
uses: Secondary school, primary school. Sport, Leisure

time and are proposed as examples:
4.2.4

To the north of the Local ‘Quarter’ and east of the
Lake a Market ‘Quarter’ creates a public space for

allotments and a bridle path.

broad areas of woodland and open landscape and linked to

•

having functions based around business, community and

with narratives to introduce types of public realm. These

4.1.23 Woodland settlement and landscape will provide homes

fitness centre.

education, culture and business. Housing is integrated close

interface, ‘Edges’ occurring at the borders between two

to amenities, creating benefits for sustainable travel. Variety of

habitats, be it human or ecological are key to the way in

spaces and scale, with different urban scale and types of use

streets, a larger public space would create the Lakeside Quarter,

which the development interfaces with the wider landscape.

and housing relating to local services and landscape. Mixed use

with cafes and restaurants, a hotel on a prominent location

‘Edges’ will be lower density with more detached housing,

primarily located at ground floor on street frontages with a mix

fronting the lake leisure and fitness. Proposed water frontage

dominated by landscape setting and rich layers of green

of flats or commercial uses above. The scale and character will

for terraces and gardens fronting the development will be

infrastructure. Community routes and footpaths would

be varied, and streets will include mixed uses integrated with

created surrounding the south and east side of the existing lake,

meander through a variety of environments and spatial

apartments and town houses. The Quarters are based on the

separated by a natural landscape to retain the ecology and

layers at the development edge.

existing spaces and landscape which is built on with proposed

water management whilst still accessible by footpaths.

routes and uses to create the unique spatial character.

Town Centre
This section describes the proposed town centre character
areas with key distinctive design principles and influences
ranging from: accessibility, Green infrastructure (GI) / Blue

4.2.2

open market, and retail.

Hill Sellindge by a wide landscape buffer which will include

4.1.22 Woodland Character area

4.2.1

urban areas. The Quarters aim to create participation and

st

which will preserve and interpret the prehistoric barrows in

4.2

Key uses: craft studios, shared business workspace,

leisure as well as convenience, resulting in the town centre

creating a landscape to the west of the master plan with

centre will be separated from existing communities of Barrow

of public realm and create new potential for interactions in

4.2.6

The following quarters are identified on the town centre
master plan:
•

4.2.7

North of the central intersection of the urban landscaped

4.2.8

Otterpool town centre proposed uses:

4.2.9

Proposed uses in the town centre will provide a mix of activity,
located within 800m or 10 mins walk proximity of the railway

Local Quarter – key themes: Every day and Convenience:

station. The uses are described in segments each side of the

Infrastructure (BI), commercial, residential, social and

Key uses: Retail, café, health, education, community hall,

lake and north south street:

community.

and nurseries.

The character of the Town Centre is designed as several

•

‘Quarters’ which have been identified to relate both to specific
landscapes adjacent and within the town centre, such as
Westenhanger Station, Stone Street, Riverside, Lakeside,
Westenhanger Castle. This approach responds to the need
for a town centre urban space to evolve with changing use
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•

At the central intersection of the urban landscaped

4.2.10 South east of lake and street

streets, The Local ‘Quarter’ would create public space

•

Nursery, community hall and primary school with parking

and frontage for uses such as a local supermarket,

•

Local convenience shop, small shops

shops, small business space, GP health centre, dentist

including pharmacy, GP practice and health centre 9, all

hairdresser, close to primary school and nursery.

with parking and deliveries area in court,

Market Quarter - key themes Participate and Browse:
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4.2.11 South West of lake and street
•

4.2.20 Sports pitches will be located to the west and east of the river

Boutique hotel and leisure centre with waterside
terraces, parking and deliveries in court

•

opportunities created by the Riverside Quarter character area are:

conferencing, restaurants.

•

Distinct water-based landscape character with water

4.2.21 A network of footpaths and cycle routes integrated through the

to north in court
4.2.13 North west of lake and street

adjacent Stone Street, a Gateway Quarter, and transport
interchange creates public space for uses such as a
health centre and pharmacy, larger business space, cafes
with green and pedestrian links to the east. The transport
interchange will be a focus for the bus routes with park and

centres along the stream, a rural fitness trail or ’trim trail’ will follow

ride for the station.

area will provide the opportunity for an educational facility and the

the west of street parking to north in court.

4.2.27 At the most northerly edge of the urban landscaped street,

landscape to create direct access between communities and local
the edge of the development up toward the river. An existing water

Restaurants with food court and waterside terraces to

4.2.14 Town Centre homes are likely to be of a higher density mix

Mix of housing and flats fronting wide corridors of open

courses through residential communities

Small workshops and SMEs to the east with a paved
area for farmers market, some on street parking, some

•

Key Uses: Business hub, Health and Treatment Centre, Hotel,

green space

4.2.12 North east of lake and street
•

corridor providing and leisure linked by a green corridor. The
•

Extra care housing flats

4.2.26 Gateway Quarter – Key Themes: Transit and Interchange:

possible observation and monitoring of enhanced water habitats.

4.2.28 The opportunities created by the Gateway character area
are: Distinction of public transport and railway station which
can provide more widely for services such as health and

Landscape corridors provide access for visitors at the stream edge,

regional business and a transport interchange. High quality

of flats and town houses of three to five storeys. Homes and

as well as providing educational opportunities. Areas of wetland

employment space attracting new business will be located

benefit from proximity to railway station, public transport and

created by scrapes close to the stream and tall swamp vegetation

on the northern edge of the town create a buffer to residential

amenities, with a high quality of public realm, views onto the

could be introduced to create areas of interest and increase the

from the M20 and railway. Pedestrians and cyclists will be able

lakeside areas, access through public footpaths to adjacent

net gain in biodiversity.

to move between the town centre and station on footpath

green space.

4.2.22

4.2.23

4.2.15 Riverside Quarter - Key Themes: Health and wellbeing: Key Use:

an area of food growing opportunities close to homes, including

Outdoor sport, recreation, walking and cycling, food growing,

the provision of allotments and orchards acting as a green buffer
to stream side housing to the north.

4.2.16 The Riverside Quarter character area will include landscape
which is bounded by the river to the west and proposed

The south facing banks of the stream are perfectly positioned for

4.2.24

Creative Quarter - Key Themes: Culture and Enterprise: Key Uses:

and cycle routes both north with connectivity to the south
side of the A20. Enhancement of the station accessibility
is being considered in discussions which are ongoing with
Network Rail.
4.2.29 Enterprise Quarter – Key Themes: Employment, training: Key

residential areas to the east and incorporates the existing

Small medium enterprise workspace and business hub, exhibition

Uses: Business hub, SMEs Tec and media businesses, skills

footpath and racecourse lake. This area of former racecourse

space, visitor centre.

training centres.

will be marked in the heritage walk providing cultural and

4.2.25

Between the Lake Quarter, Riverside Quarter and Gateway Quarter

4.2.30 Grouped around the retained buildings of Hillhurst Farm with

educational links with the evolving landscape heritage of

the urban landscaped streets intersect a network of green

proposed SME workspaces and a business hub the Enterprise

Otterpool Park.

infrastructure linking Stone Street to the Riverside Park. The public

Quarter has good connectivity to Westenhanger Station and

space of this Creative Quarter provides frontage galleries, visitor

road access to M20. Quality employment space in a range

centre, Small medium enterprise workspace and hub. Creative

of sizes creates opportunities for new businesses to develop

industries, culture and art would be key driver for employment and

from start-ups. Leisure uses can be located in the same area

the character of the town with flexibility to allow uses to evolve over

creating mixed uses with a daytime and evening economy.

4.2.17 Green corridors will spread out from the park, following the
river and the reinstated causeway among other routes,
to provide easy access to surrounding communities and
highlight approach views to Westenhanger castle.
4.2.18 The area will provide homes fronting wide open landscape
along the river with an urban street scale of three to five
storeys. The urban scale will extend with lanes perpendicular

time enabling creative people to take a lead. The opportunities
created by the Creative Quarter character area are:
•

attracting new business on the northern edge to create

from river frontages with a mix of mews type three storey
apartments and town houses.

a buffer to the residential from the railway.
•

4.2.19 Riverside homes are likely to be of a higher density and will
benefit from views onto the water areas and access through
public footpaths and adjacent green space.
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A mixed-use employment area with high quality space

Articulated views through residential areas towards
Westenhanger Castle.

•

Mix of housing and flats fronting wide corridors of open
green space.

KEY OPEN SPACES
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KEY OPEN SPACES
4.3
4.3.1

Key Open Spaces
This section describes the outline landscape
designs for each key open space across
the master plan and illustrates how their

5

arrangement, character and use will be integral
to the overarching green and blue infrastructure
principles for Otterpool Park and its status as a
Garden Town.
4.3.2

2

The spaces have been subject to significant
consultation with stakeholders including Natural
England, Sport England and Historic England

1

due to the contribution to the wider GI network
setting and incorporation of various features
such as habitat potential, SSSI value, historic
references and health and wellbeing.

3

1.
Westenhanger Park.
2.
River Park.
3.

4

Woodland Country Park.
4.
Lympne Buffer.
5.
Barrow Hill Buffer.

Figure 120. Location plan of key spaces at Otterpool.
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4.3.3

4.3.4

The success of these spaces will rely on progression of future

well in the triangular green space we have left to the east of

approx. 500m x 600m. The separation width at the closest

the ideas contained herein.

the point the roads were split, which is a good distance from

point to the castle boundary is approx. 100m to the west

the causeway.

and east, and a separation from castle buildings to the

A long-term stewardship strategy shall be prepared that will
and maintained to a high standard for the long-term benefit.
A number of key open spaces are proposed including three
park landscapes will provide destination open spaces,
connected both within the Otterpool Park settlement and the
wider landscape.

4.3.15 There is a case for development between the junction and
causeway opportunity to screen junction and traffic on A20
to create the castle setting. The development is approx. 400m
south of the castle.
4.3.16 A view corridor to the lake is provided to the east of the
causeway and to the east of the proposed A20 junction.

4.3.6

These are known as follows:

4.3.17 Guidelines for development surrounding Westenhanger Castle

4.3.7

Westenhanger Town Park

4.3.18 Development areas bounding the Westenhanger Castle

4.3.8

A new cultural quarter will be focused around a landscape
that will form the setting to Westenhanger Castle. Associated
facilities such as cafes, visitor centre, meeting hall and
educational facilities will tie into the adjacent local centre.

4.3.9

4.3.22 The width of the castle buffer at the longest dimensions is

detailed planning applications in due course and based on

set out how all landscape and open space will be managed

4.3.5

4.3.14 New A20 west-east link proposed junction is shaping up to fit

with the Castle, will provide inspiration to the setting for
a distinctive space at the heart of the scheme, including

housing character of detached blocks similar to west of

between and around whilst still delivering reasonable density
in a mix of flats and/or town house/ maisonette. The areas
identified with this parameter are particularly sensitive to views

and unlit which could be suitable for a cricket pitch.

able to reach Stone Street, using the alignment will add historic
legibility and provide views which would be a heritage gain.

racecourse lake and its drainage to the east which
provides a buffer for ecology, water strategy, visual
integration, footpath, of approx. 25m to west of
Westenhanger village.

4.3.19 The Westenhanger Castle buffer includes a Sports pitch of

Otterpool Farm.

the street to castle. Despite that the path will no longer be

4.3.23 The Westenhanger castle buffer is connected to the

from the A20 and to east of castle.

landscape parameters to specify the area is to be unfenced

historic path to south east of castle which creates views from

a wide-open vista for the castle setting which increases

from the open space created for the causeway to the castle

park on higher land adjacent to Otterpool Manor and Upper

4.3.13 Housing plots to east of castle subdivided along the line of the

the railway Plots. The buffer has been designed to create

in detail in the heritage strategy.

racecourse pond. The proposed landscape would require

castle along the causeway from A20 shown as dashed line.

1km to the west to the point the river culvert crosses under

This would be a parameter with illustrative sketches for the

the south and linking pathways to the proposed country

overall at narrowest). Plots shaped to potential sight line to

corridor which is approx. 100m wide and extends a further

location of parts of the castle gardens and access referred

2 hectares located to east of causeway and south west of

4.3.12 A wide green area either side of causeway (approx. 100m

narrowest). The buffer is connected to the River East Stour

to 500m at the castle boundary. This buffer includes the

reinstating the historic access to Westenhanger Castle from

4.3.11 Views to and from Westenhanger Castle:

side of the historic causeway (approx. 100m overall at

described as landscape planting integrated with development.

separated buildings 3- 4 storeys, which could have trees

hall, and education. The former historic parkland associated

and is connected to the A20 by a wide green area either

zone of 20m width from the edge of development. This zone is

a distinctive, meaningful space at the heart of the scheme.

public open spaces associated cafes, visitor centre, meeting

from boundary of the castle to the proposed development

from 100m width where the historic causeway joins the A20

Westenhanger, for example housing as a “villa” typology of

Westenhanger Castle, creating a cultural quarter including

east. The buffer to the south of the castle is approx. 400m

buffer are illustrated in parameter plans with green hatch

The landscape will reference the historic character, providing

4.3.10 A green open space will create a landscape setting for

proposed development of approx. 145m to the west and

4.3.20 The Westenhanger castle buffer will be created to enhance
and conserve the heritage setting, while creating opportunities
for views, archaeology, ecology, food growing, water strategy,
visual integration, recreation footpaths and cycleway.
4.3.21 The buffer will be approximately 27 hectares and includes
part of flood plain of the existing River East Stour, racecourse
lake, woodland and drainage ditches which provides
separation from the boundary of the castle to the proposed
development.
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WESTENHANGER PARK
Key Design Principles
A new cultural quarter will be focussed around an urban park that will form a
landscape setting to Westenhanger Castle. Associated cafés, visitor centre,
meeting hall and educational facilities will tie into the adjacent local centre.
The new park will reference the historic landscape and setting of the Castle,
providing an anchor by way of a distinctive, meaningful space with a strong
sense of place, at the heart of the scheme.
The park may provide space for community gathering and outdoor
performance. It will comprise a predominantly soft landscape, that is more
formal and ordered in appearance than the Woodland Country Park.
Landscape Character
The southerly approach to the castle presents an important historic view from
the medieval route that is now the A20. However existing trees currently screen
the castle from view. Consideration is given to the diminution of these features,
reinstating views and opening up the castle to best advantage. The existing
racecourse pond and associated vegetation will be retained and included
in the park. The park transitions to the Riparian Park through its southern and
western edge.

Figure 121.

Sketch of early spatial planning of Woodland country Park .
Habitat/Biodiversity Benefits
Potential to create mixed deciduous woodland, ponds, native species-rich
scrub and wildflower-rich grassland. Beneficial to a diverse range of fauna.
Potential to allow movement (wildlife corridor), edge habitats can be valuable for

Cardiff castle

Land art

invertebrates and reptiles. Bats can forage in these areas. Targeted planting can
support notable or valuable plant species.
GI Functions/Benefits
Environmental awareness, enjoyment of nature, education, health and wellbeing, water management, biodiversity, active and passive recreation, amenity,
micro-climate resilience, landscape character, climate change resilience,
community cohesion, local distinctiveness, urban heat island (UHI) mitigation,

Bodium castle
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Bodium castle formal garden

amenity, cleaner air.

PRECEDENT IMAGES OF WESTENHANGER PARK

Clipped box headed trees to formal garden

Landscape feature to provide separation

Space to socialise within a historic setting

Integrated signage and way finding

Cricket green at community hub

Restoring the historic causeway with Lime trees

Figure 122. Precedent images of Westenhanger Park features.
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ARTISTS IMPRESSION OF POTENTIAL FEATURES OF WESTENHANGER PARK
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4.3.24 East Stour Riverside Park
4.3.25 A riverside landscape adjacent to the River East Stour in the
lower valleys, and connecting into the existing racecourse
lake, will provide flood mitigation and preservation of the
flood zone, a further landscape setting to the west and
south of Westenhanger Castle, and a linear park. Additional

4.3.30 A key benefit of the proposal is that land within Otterpool
Park will become publicly accessible to assist in unlocking
the potential of the Garden Town and in maximising natural
capital value; address health inequalities; create a higher
quality of life for local people; and boost the ecological value
of the land.

areas of wetland for sustainable drainage would contribute
a landscape of habitat value. Margins to the wetland would
provide opportunities for amenity, recreation and food
growing.
4.3.26 A riverside landscape in the lower valleys will provide highly
multi-functional GI with opportunities for active recreation,
amenity and leisure, food production, habitat and water
management. The landscape will incorporate habitat value
for a wide variety of species, with flood mitigation measures
and wetland associated with sustainable drainage adding
further amenity and habitat value.
4.3.27 Within the Riverside Park, there are a number of water courses
and water bodies, including the East Stour River, which provide
habitat for a range of notable flora and fauna, including water
vole, great crested newt and other amphibians, invertebrates,
and feeding resources for bats and birds.
4.3.28 These features have been identified and are largely being
retained, buffered and enhanced as a component of the master
plan design. In addition, the creation of new SuDS and ponds
around the site will increase the area of aquatic habitats across
the site and improve the movement of species between these
features.
4.3.29 The River East Stour riverside landscape provides a buffer
for ecology and visually integrating the East Stour River of
approx. 100m width overall, includes flood plain of approx. 40
to 60m width. The open space includes buffers for ecology
and water strategy for the tributaries for the East Stour River
north and south of A20. The buffers provide ecology, water
management and views to the North Downs AONB from within
the development on the tributaries for the East Stour River
north of the A20 which is assessed in LVIA views.
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Figure 123. Artist impression of the future Riverside Park.

A

A
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A

A
SECTION A-A LOCATION PLAN

A

A

B
B
SECTION C-C LOCATION PLAN

B

Figure 124. Typical cross sections through Riverside Park.
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B

WOODLAND COUNTRY PARK
Key Design Principles
Linked to Westenhanger Park, routed via historic access to Westenhanger
Castle, a new Country Park will be situated on the higher land adjacent
Otterpool Manor and Upper Otterpool Farm.
The park will reference the historic setting and agricultural use of the
‘Otterpools’, as well as the historic woodland landscape and nearby
ancient woodland. It will incorporate the geological SSSI, to be enhanced
as a feature of research, educational and amenity value.
The Woodland Country Park will be designed to provide a country estate
feel with sweeping views, large specimen tree planting, woodland and
open grassland. To contain trails for walking, running and cycling. Strong
connections to be made into the surrounding communities, with an active

Habitat/Biodiversity Benefits

‘edge zone’ incorporated. Views out to the wider landscape including the

Potential to create mixed deciduous

AONB escarpment.

woodland, ponds, native speciesrich scrub and wildflower-rich

Landscape Character

grassland. Beneficial to a diverse

Existing levels, trees and hedgerows to be retained. Hedgerows and trees

range of fauna.

to frame open views to the rural and urban landscape.

Potential to allow movement
(wildlife corridor), edge habitats
can be valuable for invertebrates
and reptiles. Bats can forage in
these areas. Targeted planting can
support notable or valuable plant

Figure 125. Woodland Country Park sketch concept.

species.

GI Functions/Benefits
Environmental awareness, enjoyment of nature, education, health
and well-being, water management, biodiversity, active and
passive recreation, amenity, micro-climate resilience, landscape
character, climate change resilience, community cohesion,
local distinctiveness, urban heat island (UHI) mitigation, amenity,
cleaner air.
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WOODLAND COUNTRY PARK - SSSI
4.3.31 Woodland Country Park
4.3.32 Provides Buffers for archaeology, geology, ecology, recreation, water strategy, visual integration
between Otterpool Manor, Upper Otterpool and the A20. This buffer forms the Country Park and
includes the SSSI, the location of the Roman Villa and prehistoric Barrow referred in detail in the
Heritage Strategy and the Environmental Statement.
4.3.33 Linked to the Westenhanger Castle landscape, via the historic causeway access, a new wooded
country park styled landscape will be situated on the higher land adjacent to Otterpool Manor and
Upper Otterpool.
4.3.34 The landscape will reference the historic wooded landscape and nearby ancient woodland. It will
incorporate the geological SSSI, to be enhanced as a feature of research, educational and amenity
value, and preserve the setting of the Roman Villa and the ‘Otterpools’.
4.3.35 A country park on the upper slopes between Otterpool Manor and Upper Otterpool Farm will
provide an opportunity to create a green open space for recreation with links to the wider
landscape including the Saxon Shore Way to east and south. The country park would integrate
footpaths with new parkland and woods. These routes should offer the user a varied experience
of the landscape to help intuitively understand site context and to increase activity and natural
surveillance where beneficial, e.g. providing good access to allotments and houses.
4.3.36 Surrounding the Country Park, housing will be a lower density village edge typology, mainly
detached homes set within trees. Green space will be integrated within the residential
communities, providing resources for bats, birds and other wildlife with trees and planting visually
integrating housing into long distance views’ housing from long distant views.

Figure 126. Location plan of the SSSI within Woodland Park.

Figure 127.

Existing images of the Geological SSSI feature.
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4.3.37 Lympne Open Space Buffer

LYMPNE OPEN SPACE BUFFER

4.3.38 Provides buffers for archaeology, ecology, recreation, water
strategy, visual integrating between Otterpool Industrial Estate
and Lympne and includes the location of the archaeology of
the 20th century military occupation referred in detail in the
heritage strategy.
4.3.39 The open space to the south will include and provide an
understanding of the significance of the former civil airfield
runway and the defensive infrastructure, described in detail in
the Heritage Strategy.
4.3.40 The buffer along the full extent of the west side of Lympne
village will provide a landscape opportunity for the residents
of approx. 250-300m wide. This buffer provides separation
between proposed and existing settlements which will be
visible from AONB and is assessed in LVIA views. The buffer
includes potential for areas for ecology, food growing, water
management, visual integrating, footpaths, bridleway,
recreation and views.
4.3.41 By bringing the existing grasslands into better management
and supplementing the habitat with adjacent complementary
habitat the overall buffer corridors can be significantly
enhanced. Grassland areas will be allowed to naturalise to
provide habitat and species diversity, and allow biodiversity to
flourish, especially invertebrates and reptiles.
4.3.42 The supporting habitat will often be grassland that will act as
a ‘buffer’ against the existing Lympe community and will form
part of the longer ‘dark corridors’ identified for the movement

Figure 128. Concept sketch of Lympne Open Space Buffer.

of species, including commuting bats and badgers.
4.3.43 Hedgerows and their associated ‘buffer’ habitat may also
incorporate Sustainable Drainage Systems (SuDS), swales
and pedestrian and community routes, natural play and
recreation activities. The use of the landscape and detailed
implementation will evolve through ongoing dialogue with
Lympne village residents.

Figure 129. Images of World War II features on site.
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4.3.44 Woodland resilience buffers
4.3.45 Woodlands, including ancient woodlands to the south west of the site
are to be ‘buffered’ to ensure that the distinct ecological value of these
habitats is not significantly impacted.
4.3.46 The proposed buffer for ecology, water strategy, visual integrating and
bridleway to the Harringe Brook Woods ancient woodland is a minimum of
50m, meaning no residential dwellings or built form is proposed within this
area.
4.3.47 Within the master plan, there is the aspiration to increase the amount of
woodland planting and improve the ecological connectivity across the
site.
4.3.48 To this end, areas of visual integration have been assessed from an LVIA
point of view and referred to as ‘Advance planting’ i.e. implementation of
‘structural planting’ (i.e. native tree, shrub, hedge and scrub stock planted
to form woodland or belts of vegetation) in advance of the completion of
the development. This would allow the structural planting to establish and
mature, and perform its visual integration and mitigation functions, earlier
(i.e. during the construction phase) than it would if it was implemented
once the rest of the development was completed.
4.3.49 The other objectives for this as set out in the F&HDC-CSR policy SS7
(New Garden Settlement – Place Shaping Principles) are to prevent
the coalescence of the new settlement with Lympne; to separate
neighbourhoods within the settlement itself; and to provide distance
buffers between the M20/railway transport corridor for noise and air
quality mitigation purpose
4.3.50 Woodland areas are also proposed, which will enhance habitats for a
number of less common species that are found in Otterpool Park such as:
Birds, including turtle dove, bats including noctule and plants, including
bluebell. Species specific mitigation measures will also enhance areas of
the site for wildlife, including streams, ditches, swales and ponds for water
vole, great crested newt and bats, hedgerows for bats and dormouse
and scrub and rough grassland for reptiles. (notably the proposed Lympe
buffer open space)

4.3.51 Barrow Hill Buffer
4.3.52 Provides buffers for ecology, recreation, water strategy, visual integration
and bridleway for the East Stour River north west of Barrow Hill of approx.
100m width overall.
4.3.53

On the north side of the East Stour River, ‘Valley Edge’ will create secluded areas
and screened from the railway with dense scrub to provide habitat for birds.
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Figure 130. Illustrative masterplan extracts of key buffers at Otterpool.

C-C Dark Corridor Buffer - Typical Section

C

D-D Existing woodland Buffer - Typical Section

C
F

F
E

E-E Ancient woodland Buffer - Typical Section

D
E
D

Section Location Plan

F-F Ancient woodland - Woodland Burial Area - Typical Section

Figure 131.

Typical cross sections showing habitat protection and enhancement.
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BUFFER TO EXISTING RETAINED HEDGEROWS - TYPICAL SECTION

Figure 132.

Cross section showing hedgerow buffer principles across Otterpool.
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• Lower density village edge mainly detached homes with
generous gardens fronting the landscape
• Semi-detached and short terraces with some bungalows
clustered in farmstead courts.
• Trees and planting integrating housing from long distant
views integrated within the residential communities.
4.3.54 A mosaic of grasslands will provide robust areas for public
access in contrast to grasslands and reed beds with intimate
spaces for wildlife, including water vole, kingfisher and
invertebrates, to thrive. Tree planting will also be considered
here to create integrating for the future.

Image: View of Barrow Hill

4.3.55 New habitats will also be created, for example in water
management measures such as rain gardens, swales and
attenuation ponds, encouraging and strengthening species.
4.3.56 The railway bounds the area to the north where there is the
location for a water treatment centre and possibility of energy
from waste. The waste water treatment centre could include
reed beds for cleaning and treating grey water.

4.3.57 Barrow Hill historic hillside.
4.3.58 Provides buffers for archaeology, recreation, visual integration
on the higher ground west of Barrow Hill. This buffer includes
the location of several prehistoric Barrows referred in detail in
the heritage strategy.
4.3.59 Provides buffers for ecology and water strategy for the
tributaries for the East Stour River west of Barrow Hill of approx.
60m width overall.
4.3.60 On the historic Barrow Hill, a landscape central green area will
be created at the high point which will preserve and interpret
the prehistoric barrows in this area.
4.3.61 A village scale settlement character with housing scale up
to two and half storeys, would surround the green space
separated by areas of woodland buffer. The local centre will
comprise local shop or meeting hall, primary school, nursery,
cafes, small businesses linked with a bus route footpath and
cycle-ways to the town centre.
4.3.62 Pocket parks would link with green corridors to the
surroundings. Trees and planting integrated within the
residential communities would visually integrate with housing
from long distant view

Figure 133. Barrow Locations plan.
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PUBLIC REALM & STREETS
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4.4

4.4.1

each dwelling, with restricted through route for cars and

Streets

prioritise connections for pedestrians and cyclists.

This section describes indicative street network and junction
•

designs as guidelines to illustrate how key areas of the

through the residential development,
4.4.10 The width and space required for junctions on these streets

movement and access could be progressed and long tern

number of homes to the edges of residential areas. With

stewardship provided in future detailed planning applications.

reduced scale, passing places, shared surface and the

means that they shall be planned carefully to include

green lanes create a rural character and the network is

segregated space for walking and cycling. Crossings will

linked by pedestrian and cycle paths

provide sufficient width and convenience to be equal or

4.4.2

Street hierarchy and legibility

4.4.3

A hierarchy of street character and access creates a gradual
hierarchy of street width, frontage, building scale and

4.4.5

Cycle Streets
•

landscape detail to establish the primary road, secondary

4.4.4

Greenways provide restricted access to a limited

traffic and in most cases provide a bus route or routes

The garden town cycle network will be designed based

access streets, lanes fronting the wider green open spaces

on a 250-metre mesh of cycle streets. A primary and

and a loose network of tertiary perimeter green lanes, and

secondary routes grid will create a safe environment

short cul-de-sacs linked by paths.

where adults and children can move freely and
independently on all routes.

Strategic Streets are main distributor roads of A20 and link
•

to the M20. The A20 and new link streets has two single lanes

A 250-metre mesh is specified for cycling networks and

for traffic, segregated pedestrians and cycle lanes with

reflects a key objective that no resident should live more

streetscape of trees and green verges. Speeds will be 30mph.

than 125 metres from the cycle network. By this we mean

The link to the M20 junction 11 will have two double lanes. The

a grid of paths and streets where surfacing, directness,

A20 will be designed as a thriving urban street, with reduced

legibility, & junction design are optimised for safe and

speeds, development fronting on to it designed to allow easy

efficient active travel.

pedestrian and cycle crossing and avoid creating a barrier

•

between the north and south of the town.
•

markets. Running grid sections through the middle of

local distributor roads through mixed-use and

neighbourhoods can imply building a shorter network

residential areas creating active frontage for high

comprised of higher capacity sections and more

levels of footfall. Primary streets are two single lanes for

extensive use of cycle streets.

the carriageway where space permits to offer a mix of
movements 2 Way or Unidirectional depending on desire
lines.
4.4.12 Continuity of area for green space & SuDS to be considered
at junctions.
4.4.13 Multi-functional verges can be necessary in order to
accommodate car parking and bus stops.

4.4.14 Car Parking
4.4.15 Parking will be provided and designed in line with best
practice guidance which encourages a range of typologies
which is conveniently located and distributed efficiently.
Adequate parking will be designed into the detailed design
of the scheme supported by design guidelines from an early
stage, with sufficient on street parking for visitors
4.4.16 Car parking options for allocated parking for housing
provided on plot would generally be located to the side of

Recreational access and movement

4.4.7

The networked GI will provide pleasant walking and cycling

on plot parking spaces to the rear of the dwelling in corner

residential character with a narrower street width.

routes via green corridors that link the various assets (parks,

plots would allow ease of access to dwellings.

Cyclists share carriageway with cars with demarcation

play areas, allotments, sports etc.), communities and local

of cycleway to encourage a slower pace and allow

centres to homes and to each other. Leisure routes will

connection through to tertiary streets. Wide verges

link into the wider landscape via existing footpaths and

provide trees and landscape SuDS.

bridleways, providing opportunities to enjoy the exceptional

Tertiary Streets are residential streets with footpaths one

amenity provided by surrounding assets such as the Kent

side and wide verges. Some roads becoming narrow, to

Downs AONB and the coastline.

Secondary Streets are routes with predominantly

allow for more planted landscape areas, with passing
places for cars. Cyclists share surface with cars.
•

4.4.11 Crossings would provide for cycling on both sides of

4.4.6

streetscape of trees and green verges.

•

that it is affordable across a range of local housing

Primary Streets provide main transport routes as

traffic, segregated pedestrians and cycle lanes with
•

The way that the grid is laid out is key to ensuring

greater than that for vehicles.

4.4.8

a shared surface. Streets provide access to parking for

4.4.17 Courtyard parking within the development blocks would be
considered provided it creates well-defined areas with good
surveillance from dwellings and suitable landscaping. These
areas will be overlooked by properties in order to provide
natural surveillance.

Street Junctions, cycle and pedestrian accessibility Street
Design

Residential Mews & ‘Homezones’ are the heart of residential
areas with pedestrians, cyclists and mixed traffic using

dwellings to avoid car dominated frontages. Alternatives for

4.4.9

The Primary Streets in the development would function as
local distributor roads and carry a high volume of vehicle
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EXAMPLES OF STREETS TYPES AND SPACES CREATED WITH VARYING DENSITY
Appearance

4.5

This section describes the proposed built form key distinctive design principles, block structure,

4.5.1

frontage.

4.5.2

Typologies, variety, landmarks.

Garden City Principles aim to create the best of both of urban and rural character in close
juxtaposition which will be achieved at Otterpool Park in the following way:

Farmstead Courtyard

Edge facing open landscape

15-20 Homes / ha

15-20 Homes / ha

•

An optimised combination of urban higher densities and mixed housing type and
supporting uses in a lively settlement centre, radiating out with reducing density and a
more rural character with local neighbourhood centres.

•

Interconnecting tree lined streets, lanes and pathways and landscape, creating walking
and cycling connectivity between the main centre, local neighbourhood centres and
the surrounding landscape.

•

A mix and hierarchy of housing and supporting uses in a settlement with sufficient
scale to provide social interconnectivity yet still creating walkable neighbourhoods, a
layout defined enough to create a legible hierarchy and gradation of places, yet loose
enough with sufficient landscaped to have variety and quality of place.

•

A settlement of overall sized with walking distances from local centres to all housing
areas of 10 minutes and from edge to centre of approximately half hour is considerably
more likely to create social interconnectivity.

•

Public transport accessible within 5 mins walk of all housing areas linking to key
destinations of town centre, railway station and secondary school encourages patterns
of travel with less dependence on car and makes sustainable travel plans more viable.

•

A settlement of scale with self-sufficiency as outlined above could also provide facilities
that support and provides services for smaller outlying settlements linked with public
transport.

•

This mixed and graduated urban and rural environment creating best of “town and
country” is a sound principle an achievable objective for Otterpool Park with the
amount of space available in the search area.

4.5.3

Key Points from Consultation

The consultation response to the indicative master plan identifies the following key principles
which have been addressed in the master plan:

Contemporary farmstead courtyard
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Houses fronting green edges

•

The objective of the master plan should be to create a sense of civic pride in Otterpool
Park, as a good place to for all to enjoy. This will be supported by a strong design guide,
demonstrating a wide range of architecture to make Otterpool Park an attractive place
to live and work in and contain amenities, leisure and cultural facilities to be proud of,
attracting people and helping to create a new identity.

•

The layout should take cues and influence from the surrounding local towns and villages
and landscape to make the grain and layout of Otterpool Park attractive to local
communities, visitors, new residents and people working. A range of wide and narrow

Shared street frontage

Mews shared frontage

25-35 Homes / ha

25-35 Homes / ha

streets should be created.
•

Public green space should be used for events with walkable access and managed by
local creative foundations, learning from surrounding groups as partner/stakeholder for
how best make cultural use of new green space. There will be a clear strategy for long tern
stewardship and management of the new public resource, with suggestions for setting up
a Community Trust in perpetuity using agreements like the Milton Keynes Park Trust, which
are explained in para 3.6.5 and the Planning statement.

•

The landscape led approach with new woodland planting should provide a sense of
settlement and integrating, setting the new development into the existing landscape, and
responding to cues from its history and topography.

4.5.4

Block structure & legibility
•

The town centre will create a defined heart that is within easy walking distance from most
homes and with good public transport connectivity to all homes. The town centre concept
would include a public space with urban enclosure as a market square with retail at
ground floor and flats or businesses above. Nearby to the central space would be public
gardens with community facilities such as schools, community centre, sports centre etc.

•

Smaller local centres would be created to provide local services and primary schools in a
wider dispersed area also pockets if mixed use including retail and businesses at ground
floor and flats with a green space such as village green to create a focal point.

Garden village, Kings Hill, Kent

Traditional mews houses

•

The streets which connect the town and local centres will be tree lined with homes and
some businesses creating active frontages, with segregated cycle lanes and bus stops as
well as car traffic.

•

Within residential areas a permeable network of access streets will create connected
walkable neighbourhoods with a mix of residential flats, terraced and semi-detached
homes. Some on plot and mews courts with flats over parking will limit parking on frontages
with shared surface streets to prioritise pedestrians and cyclists. Home zones, informal
green areas with public art, seating and edible planting will provide spaces for play and
encourage meeting places for community outdoor activity in streets.

Traditional Lanes Tenterden Kent

Contemporary Mews houses

Figure 134. Precedent images to illustrate building typologies.

•

Towards the rural edges the housing access will be scaled down to lanes and paths with
restricted traffic and a range of detached and small terraces of homes some grouped as
loose courts and some fronting to the open landscape.
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TYPICAL ROAD WIDTHS
Examples of Street character and edge treatment
A hierarchy of street character and access creates a gradual hierarchy of street width, frontage, building scale
and landscape detail to establish the primary road, secondary access streets, lanes fronting the wider green
open spaces and a loose network of tertiary perimeter green lanes, and short cul-de-sacs linked by paths.

TYPICAL PRIMARY STREET CROSS SECTION

TYPICAL SECONDARY STREET CROSS SECTION

Figure 135. Typical primary street cross section

Figure 136.
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Typical secondary street cross section

4.5.5

Within the proposed master plan there will be a blend of

Frontage and street character

streetscape continuity and variations across character areas.

Principles of street layout design are to encourage:
•

This could be manifest in transitions between character

A loose network of secondary, tertiary streets lanes and

areas:

paths to create connected neighbourhoods with housing
fronting both sides of the street.
•

Tertiary streets link together to create either dual frontage

•

Continuity of tree spacing with a change of species

•

Transition of materials used to build boundaries e.g. stone
wall > stone wall with timber railing > timber railings

streets or short cul-de-sacs linked by pedestrian cycle

•

routes.

•

Changes of form and layout of trees and vegetation

Housing fronts onto perimeter green streets from tertiary

•

Change of boundaries from formal to informal with similar
materials

lanes, which have a limited number of homes, to reduce
scale. They are linked by pedestrian and cycle paths.
•

paths.
Mews courts accommodate some rear parking; however,

4.6
4.6.1

Scale & Density
Garden City Principles suggested a mixture of densities and
character of neighbourhood should be provided. The layout

mews have homes above garages to provide natural

should create a legible hierarchy and gradation of places:

surveillance.
•

•

Layouts consider slopes and topography with a SuDS

community residential use, located as focal points, some

of the slope as conveyance swale. Green perimeter or

with additional height to create character, with all ground

central breaks between blocks act as collection swales.

floor frontages as commercial use;

The varied combination of slopes and green spaces

•

introduced as swales, curved streets to accommodate

mixed-use ground floor frontages;

hedgerows provide many variations of spaces within a
•

reasonable framework principle.

•

Character area transitions, edges, materials palettes.

for some variety in materials

The outer edges and some areas fronting most sensitive
green spaces should be of a lower density of residential
with more variegated scale.

Whilst each character area will be distinct to build a legible

careful planning of material changes whilst retaining flexibility

ground level to create a predominantly pedestrian shared

intersections;

provided that the core principles of layout are met.

4.6.2

Town Centre areas could have car parking in rear mews
courtyards with flats above or have car parking in a lower

streets and some mixed use at ground floor on key

such as groups of trees or streams is actively encouraged,

Streetscape materials can provide clarity to transitions with

•

height as key markers, with a permeable network of

boundaries and specific topographic or physical features

transition zones to promote continuity throughout the design.

The medium density mid-town predominantly residential
homes of a relatively consistent scale with some varied

Fragmentation of block edges on the perimeter, varied field

master plan, there will be overlapping elements in the

Town Centre streets should generally be higher density
and more homogenous scaled with predominantly

either of the above, or orientation of solar PV or perimeter

4.5.6

Highest density in the town centre should have some
key landmark buildings with mixed use commercial,

drainage strategy to use streets and lanes in the direction

•

Relate to neighbouring villages and local vernacular
materials

Housing fronts onto primary streets by using tertiary lanes
with a limited number of homes linked by pedestrian cycle

•

•

surface streetscape
•

The urban streets fronted with terraced town houses with
gardens and some flats with ground floor commercial
frontages at key intersections. Urban boulevards should

The character and mix of housing could be suggested as

have a tertiary access lane to create frontages with

follows:

parking predominantly to side and rear mews courts with

•

The higher density on the town centre streets with linear

flats above.

blocks of flats above ground floor commercial frontages
fronting the high street and market square.
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INDICATIVE HEIGHTS & DENSITY

Figure 137. Graphic illustration of building height categories
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•

•

High to Medium density mid-town houses, mainly short

approximately 580 hectares. This includes connecting roads,

terraces and semidetached with generous gardens on

non-residential uses, schools and employment uses, amenity

plot parking and some mews courts and flats above.

landscape and wider areas of SuDS and flood mitigation,
proposed woodland and landscape habitat buffers, proposed

Medium to lower density village edge with mainly

sports pitches and wider area of publicly accessible natural

semidetached and some short terraces and detached

landscape. The Otterpool Park urban district density of 15

with very generous gardens on plot and frontage parking.
•

homes per hectare is comparable to ‘Tenterden’ at 12.5

Lower density village edge mainly detached very
generous gardens fronting the landscape with on plot
parking, with some semidetached and short terraces with
gardens clustered in courts.

4.6.3

Density

4.6.4

Definition used for the Master plan framework.

homes per hectare and Hythe at 16 homes per hectare.

4.6.11 Building heights
4.6.12 The building heights strategy provides maximum heights that
would be permitted within different parts of the Otterpool
Park development. The building heights strategy provides an
average and range of heights which reflect the character
areas guidelines and consideration of the visual impacts

The proposed average density for residential development

assessed from viewpoints within different parts of the

dwellings per hectare refers to parcels of residential not the

Otterpool Park development and the surroundings.

urban or district level.
4.6.5

Net density of residential parcels

4.6.6

The average net density definition used is “The Use of Density

4.7

in Urban Planning, DETR, 1998, paras 8.19 to 8.20”, which

4.7.1

External Materials and Lighting
The design character for the new homes will be inspired by

includes roads within the site, private gardens, car parking

both contemporary innovative examples, e.g. green roofs,

areas, amenity landscape and the SuDS within development

timber, and the existing residential homes in the area, from

areas, but excludes non-residential uses, wider areas of SuDS

the traditional villages to the more recent developments in

and flood mitigation, proposed woodland and landscape

Kent using similar materials such as brick, stone and render

habitat buffers, schools and proposed sports pitches and

for walls and slate, tiles for roofs.

wider area of publicly accessible open landscape. This is
comparable to the Otterpool Charter suggested net density.
4.6.7

Gross density of residential parcels

4.6.8

The average gross density includes a portion of the
connecting roads, amenity landscape and SuDS which are

4.7.2

The future design codes will require excellent design and
highly sustainable buildings, Innovation and cutting-edge
technology with consideration, including green roofs, solar
panels and use of timber and other sustainable materials.

4.7.3

A detailed study, similar to that carried out recently for

necessary to provide the residential development areas

the Malvern Hills AONB entitled ‘Guidance on the Selection

within the specific context. Typically, this is 20% additional land

and Use of Colour in Development’ could be prepared in

area above net residential density, however, still excludes

association with the Kent Downs AONB Unit to determine the

non-residential uses, sports, schools and wider areas of

correct colours to use.

landscape.
4.6.9

Urban or district density.

4.6.10 For comparison with the Otterpool charter and other
settlements, the proposed urban density for the Otterpool
Park Garden Town application would be approximately 15
homes per hectare, assuming approximately 8,500 homes on
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Garden open/ closed frontage
25-35 Homes / ha

Green Courtyard Frontage
25-35 Homes / ha

Terrace Urban frontage
35-45 Homes / ha

New build cottages Tenterden Kent

Green courtyard Horsted Chatham

Terrace town houses Tenterden Kent

Example Housing - Ingress Park, Kent

Green courtyard Ingress Park Kent

Flats on avenue Ingress Park Kent
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Block Urban frontage
45-65 Homes / ha

Mixed use urban terrace

Flats and houses St Mary’s Island, Kent

INDICATIVE HEIGHTS & DENSITY
Housing low scale & density:
15–25 homes/ha gross; 20–30 homes/ha net
Maximum height 12m
Average height two storey 9m
Height range: three storey (12m) to one storey (7m)

Housing low to medium scale & density:
25-30 homes/ha gross; 30–40 homes/ha net
Maximum height =14m
Average height two and half storey =11m
Height range: three and half storey (14m) to two storey (9m)

Housing medium scale & density:
28-35 homes/ha gross; 40–47 homes/ha net
Maximum height =16m
Average height three storey =12m
Height range: four storey (16m) to two storey (10m)

Housing medium to high scale & density:
32-40 homes/ha gross; 47–55 homes/ha net
Maximum height = 16m
Average height three and half storey = 14m
Height range four storey (16m) to three storey (12m)

Housing high scale & density:
35-45 homes/ha gross; 55-65 homes/ha net

Figure 138. Site plan to indicate housing scale and density.

Maximum height = 18m
Average height four storey = 16m

4.7.4

Height range: five storey (18m) to three and half storey (14m)

Materials forms and characteristic of the locality will be used as the inspiration for the proposed elements in the detail design such as;
•

Local Greensand and Kentish Ragstone used in the older buildings of Lympne, Aldington and Westenhanger will be incorporated in
detail for landscape edging boundary walls.

Business scale

•

Maximum height = 16m
Average height two storey = 12m

4.7.5

A high-quality Kentish contemporary vernacular would be created that is appropriate to the 21st century by combining red brick and
red roof tile or natural slate material combinations used throughout Kent.

Height range: three storey (16m) to single storey (6m)
4.7.6

Indicative Heights and Density

Red brick is used in the farms and Victorian railway terraces of Barrow Hill and Sellindge.

A contemporary design using engineered timber finishes combined with zinc roofing materials can reflect timber clad elevations
traditional in Kent, introducing a variety of colours seen in Kent, ranging from dark black/grey, red brown, to light pastel colours.
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Green roof

Red brown zinc clad eaves band

Buildings in Jacksons lane,Tenterden showing
a 1 1/2 storey building with boarding elevations

Grey zinc clad window infill

Full height glazing, louvers

Planters on first floor ledge

Zinc bronze clad

and tiled or slate pitched roof.

Figure 139. Extract from illustrative master plan indicating clustering of housing types
Contemporary housing in Sweden showing a 1
1/2 storey building with zinc pitched roof

Example red brick base, upper floor glazed and zinc cladding

Combinations of light and dark red brick, tile, brown, grey zinc
4.7.7

The proposed designs will incorporate these traditional materials in contemporary design of
high quality.

4.7.8

References have been taken from the various Kent design guidelines already in circulation
such as: ‘Kent Downs AONB Landscape Design Handbook’ and ‘Rural Streets & Lanes: A
Design Handbook’

adam kahn_brockhole

Kent peg tiles

Figure 140. Images illustrating the use of contextually appropriate materials
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4.7.9

EXTERNAL LIGHTING

External Lighting

To assist in reducing adverse effects upon the landscape character
of the Site and its surrounds and the visual amenity of receptors
identified, the Scheme has been planned to minimise impact at
night from lighting.
The DAS recognises that the detailed assessment and design of
lighting through the future reserved matters applications stages of
the scheme should comply with the criteria for those Environmental
Zones that are to be agreed with the local planning authority, as set
out in the Institution of Lighting Professionals (ILP) Guidance Notes for
the Reduction of Obtrusive Light Institution of Lighting Professionals
(2011), Guidance Notes for the Reduction of Obtrusive Light GN01:2011,
with regards to light spill, glare and sky glow.
The DAS establishes the following design principles to ensure that the
impact of lighting is minimised:
•

The quantity and illumination of the lighting proposed would the
minimum necessary.

•

All lighting is positioned and directed only to where it is required
so as to minimise glare, light spillage and sky glow from the site
by avoiding lighting near or above the horizontal and utilising low
light pollution lanterns with flat glass lenses, horizontally mounted
asymmetric luminaires / floodlights and full horizontal cut off
optics / luminaries, where possible, i.e. no direct upward light.

•

The lighting design shall comply with the lighting levels, uniformity
and other parameters of current and relevant lighting standards
and higher than recommended lighting levels should be avoided.

•

Where possible and appropriate, consideration should be
given to proposing timed lighting units and part-night lighting
switching-off at quiet times, or a curfew which extinguishes all
non-essential lighting after an agreed time, to ensure safety but
minimise night disturbance.

•

Use of physical barriers e.g. proposed buildings, existing areas of
substantial vegetation or new structural planting to obscure or
reduce the effects of installed artificial light sources on sensitive

Figure 141.

Lighting hierarchy diagram

receptors.
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•
Lighting will be designed to maximise efficiency, minimize light
spillage / pollution and be able to the latest standards in low
energy and adoptable standards in public areas.
•

Timed and light sensor operation will be employed to
ensure safety and minimize night disturbance where

•

The use of feature lighting along key routes is an

•

•

and design of the external areas.
•

lighting is minimised and that the most efficient technology is

Medium height column lighting will be used for key

Bollard lighting will be used to supplement light to

Solar lighting will be encouraged to future proof the
development and subject to local authority adoptable
standards and best practice.

alternative to the use of signs and barriers.
Fitments will be selected to compliment the character

routes, shared spaces and associated paths.

paths in green space areas key access routes.

opportunity to subtly guide and focus attention as an

•

for the Reduction of Light Pollution, to ensure the impact of

pedestrian routes.

appropriate.
•

Tall column lighting will be used for vehicle circulation

4.7.10 Local lighting policy in Kent

used.”
4.7.12 On the basis that the site borders the Kent Downs AONB,
contains Sites of Special Scientific interest (SSSI); and is
located in a partially rural area, the ‘environment zones’ set
out in (figure 134) are relevant to this development.
4.7.13 This should however be balanced by the fact that the F&HDCP&PLP and the F&HDC-CSR acknowledge the potential of new
garden settlement in this location.
4.7.14 Guidance Notes for the Reduction of Obtrusive Light: provides
definitions for the different types of ‘obtrusive light’; principles

Lighting shall be selected to respect areas identified as

The FHDC Local Plan Review policy U15 Light pollution, requires

for good lighting design; environmental zones for lighting; and

‘Dark Corridors’ as shown on Figure 19.

development which involves outdoor lighting to satisfy the

guidance in terms of luminance, light intensity, and light fitting

following criteria:

types should be followed.

”a)

The quantity and illumination of the lighting proposed

is the minimum necessary to meet its stated purpose.
b) The lighting is positioned and shaded so as to minimise
glare and light spillage from the site, or impact on local
residents, road users and pedestrians or wildlife.
c)

The impact on the visibility of the night sky is reduced as
far as possible.”
Emerging F&HDC People & Places Local Plan policy
NE5 Light Pollution and External Illumination states that
“applications for major development, and development
including significant external lighting, will be approved if:
1. The proposal does not materially alter light levels
outside the development site;
2. The proposal does not adversely affect the use or
enjoyment of nearby buildings or open spaces;
and
3. The proposed lighting scheme accords with the
best practice guidance provided by the Institution
of Lighting Professionals (ILP) (2011) relevant to the
particular Environmental Zone.”

4.7.11 The F&HDC-Core Strategy Review policy SS7: states;
“External lighting should be designed to support the aims

Figure 142. Lighting types and applications
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of the Kent Downs Management Plan on Dark Skies and the
Institution of Lighting Professionals (ILP) Guidance Notes

Figure 143. Diagram illustrating lighting
approach aligned with dark skies principles

EXTERNAL MATERIALS - HARD LANDSCAPE
Hardscape materials selected for durability, local
distinctiveness and appropriate to the setting of each
character area.
Materials will vary depending on being the built
environment such as semi-naturalised spaces through
to urban and higher density including key open spaces
such as the Woodland Country Park and River Corridor.

Figure 144. Images to illustrate a range of vertical and horizontal external finishes
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EXTERNAL MATERIALS - SOFT LANDSCAPE PALETTE
PRIMARY TREES
Ginkgo biloba
Liriodendron tulipifera
Cedrus libani
Metasequoia glyptostroboides
Quercus petraea
Salix babylonica

SECONDARY TREES
Prunus serrulata
Pyrus calleryana ‘Chanticleer’
Robinia pseudoacacia ‘Frisia’
Tilia cordata
Alnus glutinosa
Parrotia persica

HEDGING
Fagus sylvatica
Viburnum opulus
Corylus avellana
Prunus spinosa
Acer campestre
Salix alba

POLLINATING PLANTS
Salix caprea
Salix pentandra
Malus sylvestris
Aquilegia vulgaris
Knautia arvensis
Anthriscus sylvestris
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URBAN PLANTING
Street trees have been selected for year round interest including a variety of colour, bark and ability to absorb pollution. Primary trees
e.g. Ginkgo biloba, Ulmus lobel and Liriodendron tulipifera provide height and a strong backdrop to primary vehicular routes, whilst
secondary smaller trees e.g. Robinia pseudocacia, Parrotia persica and Pyrus calleryana ‘Chanticleer’ create an attractive display of
spring and autumnal colours to residential streets and public realm.

Indicative Planting list
Ginkgo biloba
Ulmus lobel
Liriodendron tulipifera
Robinia pseudoacacia ‘Frisia’
Alnus glutinosa
Prunus serrulata
Parrotia persica
Pyrus calleryana ‘Chanticleer’

Urban tree pits
Image showing separation between
the tree rootball and utilities.
Tree planting in urban environments
can benefit by being planting in
trenches to allow tree roots to have a
greater soil volume.

Images: Trees thriving in urban environments

Figure 145. Close coordination with utility providers to ensure street trees thrive
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PLANTING FOR NATURAL HABITAT
Areas of woodland, farmland, riparian and green corridors have been designed to provide habitat for a variety
of wildlife including insects, reptiles, birds and mammals using beneficial native plant species e.g. Quercus
patreae, Fagus sylvatica, Crataegus monogyna and Anthriscus sylvestris. Further planting guidance can be
sought within the AONB - Landscape Design Handbook for Kent.

Indicative Plant list

Figure 146. Images of a range of indigenous species, helping increase diversity
154 OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

Quercus patraea

Acer campestre

Quercus robur

Prunus spinosa

Fagus sylvatica

Corylus avellana

Carpinus betulus

Viburnum opulus

Crataegus monogyna

Anthriscus sylvestris

Salix alba

Allium ursinum

Figure 147. Pollinator planting palette using Plant Partner.nets

WOODLAND COUNTRY PARK PLANTING CHARACTER

Figure 148. Precedent photographs to visually illustrate country park character.
The choice of tree planting in public open spaces can be critical in providing a lasting memory and sense of place. Tree selection
through time can vary depending on trends, availability and aesthetic reasons, but more and more the reason should be to respond
to climate change and resilience.
That said, iconic trees such as the Cedar of Lebanon are unmistakable in character and provide a strong impact in the wider
landscape.
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POLLINATOR PLANTING
Enhancing a wide range of habitats including wild flower meadows, woodland, orchards,
hedgerows and riparian corridors by using selected plant species to attract pollinators
such as butterflies, bees, & hover flies. Providing a wide diversity of plant species with
complementing flower phenologies, ensuring a steady supply of nectar throughout the
year that will also bring visual seasonal interest. Selective planting to help reduce current
seasonal shortfalls in nectar e.g. Salix sp. are a vital source of early nectar in March for
Bumblebees coming out of hibernation.

Indicative Plant List

Figure 149. Pollinator Planting areas
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Salix caprea

Knautia arvensis

Salix pentandra

Nepeta x faassenii

Sorbus aria

Buddleja davidii

Malus sylvestris

Allium ursinum

Prunus avium

Leucanthemum valgare

Aquilegia vulgaris

Primula veris

Centaurea cyanus

Hyasinthoides non-scripta

Figure 150. Pollinator planting can add colour, increase awareness and educate

4.8 TOWARDS A DESIGN CODE FOR OTTERPOOL
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GREEN INFRASTRUCTURE (GI) TYPOLOGIES

54% GI

Figure 151.

divided into the following spaces:

Green Infrastructure typologies represented in a colour wheel
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Figure 152. A range of land use contribute to increased Green Infrastructure

GREEN INFRASTRUCTURE BY PERCENTAGE

Figure 153. Green Infrastructure areas relative to each other by percentage

Figure 154. Images: Typical Green Infrastructure
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FORMAL SPORTS
Landscape Character
Predominantly level, open space. Pitch/court areas are manicured with short cut grass or allweather surfacing. Edge zones provide opportunity for habitat planting and have a less formal
character than pitches/facilities.
Planting may assist in assimilation of the development with the landscape.

Habitat Creation/Enhancement Measures
Create plant species diversity within edge zones and ‘run off’ areas. Include:
• Long grasses
• Native trees
• Wild flowers
• Hedgerows
• Bulbs
• Scrub
• Ground cover

Where safe to do so, include hibernacular such as log piles and rocks/boulders.

Habitats/Biodiversity Benefits
Can provide low value foraging habitats for bats and badger and may form open areas through which
some wildlife can traverse (badger etc.). Edge zones may support a variety of invertebrates, birds and
small mammals, and potentially terrestrial habitat for Great Crested Newts.

Figure 155. Site plan to indicate distribution of sports pitches across the study area

Figure 156.

Sports pitches add a range of activity and represent adaptive land use
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Key Design Principles
Setting and character

Access

Location

•

Functional space that is visually open, with natural surveillance provided by
adjacent land uses.

•

Interior fences/barriers only as required e.g. tennis court surround

•

•

Sufficient offsets provided for safe pitch run off, and buffers to adjoining
land uses.

•

Perimeter fences only if required e.g. lock-down of school premises

Maximum walking distance from
homes: 1,200 metres.

•

Sighted away from dark zones
e.g. bat foraging routes

•

Facilities are rotated to optimal orientation for each sport.

Percentage of GI: ****%
Hectares:****Ha
Assets: NEAP, LEAP, MUGA

Planting

Facilities

Water Management
•

•

Structural planting strategically located to provide wind break and shade.

•

Opportunities are provided to sit or stand to view activities.

•

Habitat planting in edge zones

•

Changing facilities, bike and car parking are provided.

•

Lighting to be included only as strictly necessary

Health & well-being
Active recreation

Sports & fitness

Surface water management features at periphery/sub pitch

Water management/quality

Community cohesion

Biodiversity

GI Functions/Benefits
Figure 157.

Diagrams to illustrate a range of approaches to integration of active sports
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FORMAL PLAY

formal play

Figure 158.

Distribution of formal play locations

Landscape Character

Habitat Creation/Enhancement Measures

Visually uncontained space with an intense character full of interest, intrigue,

Planting to enhance biodiversity in edge zones e.g.

and variety. Play equipment may be colourful or rustic and will form

•

Long grasses/wild flower grasses

planting may form part of the areas, they will be predominantly urban in

•

Native trees

appearance.

•

Native shrubs

prominent features. Some areas contain artificial surfacing, and although

Each play space layout and design shall be appropriate to its setting and will
vary depending on whether it is located in an urban area of rural location
across the site.

Figure 160. Formal play precedent images
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Figure 159. Distribution of MUGA locations

Habitats/Biodiversity Benefits
Forms some open areas, through which some wildlife can traverse (badgers etc..)

Key Design Principles
Setting and character

Access

Location

•

Functional space that is largely visually uncontained, with natural
surveillance provided by adjacent land uses.

•

•

•

Use of up-cycled, recycled and sustainably sourced materials.

•

Provides required offsets to adjoining land use (e.g. recommended offset
to residential curtilage).

Perimeter fences only if required and to be as visually
unobtrusive as possible

Maximum walking distance from homes: 1.2-12
minutes (depending on type of play area):

Planting

Facilities

Water Management

•

•

Interesting and innovative designs that inspire, educate and promote fun.

•

•

Opportunities are provided for guardians to sit or stand to oversee activity
and to socialise.

•

Bike, scooter and pushchair parking are provided

•

Lighting to be included only as
strictly necessary

Structural planting strategically located to provide wind break,
shade and play opportunities

Engagement
GI Functions/Benefits

Health & well-being
Active recreation

Fitness

Surface water management features are integrated
and may form educational/play features.

Education

Community cohesion

Interactive learning
Figure 161.

Formal play principles diagram
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NATURAL PLAY

Landscape Character
Natural Play areas are about providing opportunity for play, rather
than prescribed play. They are integrated with other GI typologies
natural play
and may be indistinguishable from them. Natural play areas
comprise predominantly soft landscape, with some hard features
and/or structures e.g. logs, boulders, public art. There is usually
a naturalistic character and unstructured design, but it may vary
dependant on the location/adjacent uses and characters, and may
have no distinguishable character of its own.

Habitat Creation/Enhancement Measures
Plant to enhance biodiversity e.g.
•

Long grasses/wild flower grasses

• Native trees
• Native shrubs
Include dead wood where appropriate.

Habitats/Biodiversity Benefits
Form open areas through which some wildlife can traverse (badgers etc..). Potential for inclusion of
deadwood, which can be a valuable habitat for invertebrates.

Figure 162. Natural Play locations

Figure 163. Precedent images: Natural Play
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Key Design Principles
Setting and character

Access

Location

•

Unstructured space integrated with other typologies/assets and at margins

•

•

•

Designed for incidental use

•

Formal signage, fencing or equipment is excluded

•

Predominantly soft landscape with some hard features e.g. stepping stones,
tree stumps, sculpture/public art.

Use is encouraged through ease of access, balanced with intrigue

Included regularly, throughout the GI network

Planting

Facilities

Water Management

•

Planting provides play opportunities (e.g. hide and seek, tree climbing)

•

No formal play equipment

•

•

Planting for biodiversity

•

Informal seating opportunities may be provided for guardians to oversee
activity and to socialise (e.g. upended logs)

•

Lighting to be included only if essential for an associated use (e.g. if
play is adjacent to lit sports
facility)

Engagement
GI Functions/Benefits

Health & well-being

Fitness

Community cohesion
Creativity
Environmental Awareness

Surface water management features are integrated and may form
educational/play features.

Education

Interactive learning

Active recreation

Biodiversity

Figure 164. Natural play principles diagram
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ace

FOOD PRODUCTION
Landscape Character
Food production areas comprise predominantly soft landscape and present a green presence
in the townscape.
For allotments, division of space into multiple plots, each subdivided into planting beds or zones,
creates a complex, intense character which is structured yet chaotic. In contrast, orchards

food production

appear more regimented.

Habitat Creation/Enhancement Measures
Create species rich margins to and divisions within allotments and
orchards. Include:
• Long grasses
• Native trees
• Wild flowers
• Hedgerows
Include hibernacular such as log piles and rocks/boulders.
Plant to support pollinators.

Habitats/Biodiversity Benefits
Allotment habitats, with appropriate margins and buffers between plots can provide resources for
animals including reptiles, birds and invertebrates, which in turn become feeding resources for species
including bats. Fruit trees provide feeding resources for a range of species.

Figure 165. Site plan indicating 800m walking distances and food production areas

Figure 166. Productive land use as a source of food and social interaction across the study area
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Key Design Principles
Setting and character

Access

Location

•

Functional, organised space that comprises predominantly soft
landscape

•

No more than 20 minutes’ walk from all homes

•

•

Hedgerow perimeters take preference to fences

Space is divided into individual plots

•

Provide level access

•

Maximise sunlight by location and utilisation of south facing slopes.
•

Allotments will be located to take advantage
of south facing aspect, shelter from prevailing
wind, availability of water supply, accessibility,
ease of use and natural surveillance
•

Planting

Facilities

Water Management

•

Use vegetation to provide shelter from prevailing winds

•

Cycle, scooter, and pushchair parking to be included

•

•

Plant to support pollinators/pollination

•

Limited vehicular access nearby for maintenance and accessibility

•

Position large trees (and tall structures) set back from allotments to
prevent loss of direct sunlight

•

Ensure soil properties and depth suitable as growing medium

•

Habitat planting in edge zones and some plot divisions

•

Provide raised bed option for access by elderly or disabled users

•

Planting using native species of wildlife value where appropriate.

•

Gathering space with shelter is provided at main locations (for BBQs,
wassail etc.)

Provision will be distributed between
large ‘key’ sites, and smaller areas
woven into the development within the
housing area, edge zones and parks.

Surface water management features at periphery/sub pitch

Figure 167. Principles of Food Production

Health & well-being
GI Functions/Benefits

Food Production
Active recreation

Urban Heat Island (UHI) Mitigation

Education
Water management/quality
Local Distinctiveness
Community cohesion
Biodiversity
Environmental Awareness
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or

GREEN OPEN SPACE
Landscape Character
The aim is to create a network of open spaces that are beautiful and intuitive
to manoeuvre, defined by existing mature tree lines and clusters.

green open space
Habitat Creation/Enhancement Measures
Plant to enhance biodiversity in edge zones e.g.
• Long grasses/wild flower grasses
• Native trees
• Native shrubs

Habitats/Biodiversity Benefits
Some open areas, through which some wildlife can traverse (badgers etc..)

Figure 168. Green Open Spaces diagram highlighting Key Open Spaces

Figure 169. Images illustrating the importance of a range of open space types
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Key Design Principles
Setting and character

Access

Location

•

Multifunctional space that comprises predominantly soft landscape

•

No more than 20 minutes’ walk from all homes

•

•

Defined by existing tree lines and clusters

•

Hedgerow perimeters take preference to fences

•

Amenity space for formal and passive recreation and creating a haven for
wildlife and biodiversity

•

All publicly accessible green spaces should be accessible to all,
accommodating people with disability through innovative design and
benefiting from active and passive surveillance

Wide range of green and open spaces which could be linked visually and
physically, as connectivity enhances public engagement with the natural
environment

Planting

Facilities

Water Management

•

Structural planting strategically located to provide wind breaks,
shade and play opportunities

•

Public toilets and cycle, scooter, and pushchair parking to be included

•

•

Habitat planting in edge zones throughout spaces to encourage
biodiversity

•

Limited vehicular access nearby for maintenance and accessibility

•

Design that creates multifunctional use and access for all

•

Planting using native species of wildlife value
where appropriate.

•

Formal and informal pathways/routes that form part of recreational corridors
leading to the wider landscape.

GI Functions/Benefits

Health & well-being

Environmental Awareness
Active recreation

Surface water management features within and at the periphery of green
spaces

Food Production

Water management/quality
Education
Local Distinctiveness
Community cohesion
Biodiversity
Figure 170. Green Open Space principles
Urban Heat Island (UHI) Mitigation
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RECREATION CORRIDORS

Landscape Character
A network of pedestrian and cycle connections will be provided across the site, and will
be designed to encourage residents to utilise these over vehicular routes. It is important
that new routes and connections are legible to understand so that all users may easily
and safely move through the new development as well as connect with the wider
landscape.
Recreation corridors will connect different landscape characters ranging from urban,
hard surfaced surroundings to rural and predominantly green landscapes with an open
character.
Recreation corridors are to be incorporated with existing and new green routes where
possible.

Habitat Creation/Enhancement Measures
Create plant species diversity within edge zones and ‘run off’ areas.
Include:
• Long grasses
• Native trees
• Wild flowers
• Hedgerows
• Bulbs

corridors which provide biodiversity benefits

• Ground cover

and connections throughout the site.

rocks/boulders.

Recreation Corridors - ‘Greenways

Figure 172. Images: Movement corridors contribute to connectivity across a range of spaces
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Potential for integration and creation of green

• Scrub

Where safe to do so, include hibernacular such as log piles and

Figure 171.

Habitats/Biodiversity Benefits

Key Design Principles
Setting and character

Access

Location

•

Safe secure and convenient routes with a focus on pedestrian and cycle use

•

Permeable layout with encourage walking, cycling and the use of public transport

•

Consistent throughout the GI framework

•

Streets and paths will be naturally overlooked and well lit to encourage use

•

No more than 20 minutes’ walk from all homes

•

Routes will connect a series of destinations within the site

•

Position large trees (and tall structures) set back from routes to encourage
wider views

•

Connected by high quality signage

•

Connections to the wider site will also be provided

•

Hedgerow perimeters take preference to fences

•

Use is encouraged through ease of access

Planting

Facilities

Water Management

•

Use vegetation to provide shelter from prevailing winds

•

•

•

Retaining existing planting where possible, and adding additional species
for biodiversity along routes and green corridors

•

Integration with green corridors to enhance recreational value and
enhance wildlife

GI Functions/Benefits

Active recreation

Facilities such as litter bins, seating, information points will be located
along routes to encourage multifunctional use of routes and wider landscape

Food Production
Health & well-being

Urban Heat Island (UHI) Mitigation

Routes integrate surface water management where possible
through interventions such permeable paving and features along
periphery

Water management/quality
Community cohesion

Environmental Awareness

Education

Local Distinctiveness
Biodiversity
Figure 173. Recreational Corridor principles
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5
SUMMARY &
CONCLUSION

‘Under trees, the urban dweller might restore his
troubled soul and find the blessing of a creative pause’
Walter Gropius
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5.0 SUMMARY & CONCLUSION
This summarises how the proposed Garden Town would
be created from the illustrative material and the design
and development parameters, including principles for
achieving innovation and design quality.

5.1.4

The existing rural farmland within the Otterpool Park master
plan is private and not widely accessible to the general
public. By strengthening links, improving and upgrading
footpaths and the addition of new public footpaths and river
and woodland walks, access to the countryside is improved
for all. This allows the existing assets including the East Stour
stream and existing woodland and hedgerows can be
enjoyed by local residents.

5
5.1

5.1.1

PLACE & CONTEXT

Summary and Conclusion
The Master plan Vision for Otterpool Park is to create a
place and a community which is led by landscape and
integrates with the existing communities as well as the rural
surroundings, to provide new homes, employment facilities
within a community structure that demonstrates and
achieves the highest level of sustainability, in a manner that
integrates and benefits the wider district.

5.1.2

The Otterpool Park master plan creates a new landscapeled community; that integrates green and blue infrastructure
with the existing historic assets and communities. This
results in creating a ‘complete place’ and a continuous
human landscape which not only provides new green
spaces, parks, allotments, sports facilities, a nature reserve,
a woodland country park and a riverside landscape for the
new community but more importantly increases the provision
of and access to, green spaces, amenity facilities and the
countryside for existing residents in the surrounding areas.

5.1.3

The Master plan Vision is for a settlement that is visually
legible as a town, rather than simply an extension to existing
built up areas. This legibility means the creation of distinct
centres, edges and quarters. It also means distinct built form
character that distinguishes the settlement from others of
equivalent size and form in the surrounding area, whilst being
respectful of the local vernacular of the Holmesdale Vale and
Kent Downs.
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5.1.5

While retaining approximately 50% of the environment at
Otterpool Park as green space, this ambitious master plan will
not only house a significant new residential community, it will
also create outstanding community infrastructure, a business
park, and many natural green spaces as well as sports and
leisure facilities.

5.1.6

The overall design is focused on the opportunities from
excellent transport infrastructure. A network of routes,
infrastructure and green spaces will be created which include
both direct and leisure routes, accessible to all from home to
work, and play.

5.1.7

Key destinations for new and existing residents to enjoy will
be the tree-lined High Street, the tranquil Riverside area and
the picturesque Woodlands and Hillside areas, each adhering
to the master plan ’s aim to fully integrate urban and rural
character.

5.1.8

Set within this unique environment will be high quality homes
that all can enjoy for generations to come - from starter
homes, to family homes of all sizes, bungalows, self-build,
homes for young and old people with extra-care provision,
together with all the facilities needed to create and sustain a
vibrant community life.

5.1.9

Otterpool Park will seek to showcase what a sustainable
future can look like by enabling people to live affordable,
happy and healthy lives in high-quality homes with social
infrastructure that use resources wisely and enhance their
natural environment. A smart town will be created that
incorporates ultra-fast fibre to all the premises and along
with new technology will follow the principles of reduce, reuse and recycle at every level.

5.1.10 Facilities will include new schools, community centres,
nurseries, a health centre, a town square, sports pitches,
a country park and a nature reserve with a mosaic of
landscape in which the local waterways will be revealed and
enhanced for everyone to enjoy. To encourage healthy eating,
edible landscapes and community allotments and orchards
are included for growing local food.
5.1.11 The exceptional green infrastructure will be multi-functional to
provide a range of environmental benefits and to encourage
healthier lifestyles, promote sustainable transport choices and
support start-up business units where sustainable practices
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are encouraged. In short, this is a community designed to give

5.1.15 A garden town with soul, led by creative values Artists, designers

everyone ample opportunity to stretch their imagination as

and creative practitioners, based locally and further afield,

well as their legs.

would play a positive role in helping the development of

5.1.12 The master plan will create a place with social interconnectivity
and walkable neighborhoods to provide employment land
distributed across the master plan and create a mix of uses.
Otterpool Park master plan provides an accessibility hierarchy to
create walkable mixed-use neighborhoods.
•

A town center located with connectivity and routes
linking all parts of the town and within 10 mins walk of
Westenhanger railway station. The town center would
provide access to services within 800m distance or
10mins walk for a significant number of residents and
workers.

•

Additional local centers would be linked to the town
center by public transport providing accessibility

Otterpool Park. By celebrating characteristics that are specific to
Otterpool, the public commissioning of design and architecture
for the civic realm can accommodate the mildly eccentric and
the quirky, helping increase awareness and improve visibility
of Otterpool as an individual place, strengthening its sense of
identity.
5.1.16 Otterpool will have a much broader vision of what art,
culture and creativity can do and be at the leading edge
of contemporary practice, rather than following others. And
most crucial of all, art, culture and creativity will forcefully be
enmeshed in every process involved in the ultimate creation of
Otterpool, including the critical planning and design processes,
rather than being an afterthought.

to services with development of housing and local
employment within 400m distance or 5 mins walk.
•

Monitoring and evaluation of the success and
challenges from exemplar new settlements such as
NW Bicester, Northstowe and Poundbury will continue to
inform the evolving design of the Otterpool Park master
plan and the ambition to achieve a mix of employment
and local services in each phase.

5.1.13 The Outline Application Design and Access Statement
describes the design principles for a high-quality Master plan
underpinning the delivery of Otterpool Park Garden Town,
taking into account the garden city principles published by the
Town and Country Planning Association adapted to fit with the
local vernacular context and circumstances.
5.1.14 The vision for Otterpool Park will ensure that a unique and new
place is created that has a clear and distinct sense of identity,
which builds upon the established and existing qualities
and infrastructure of the master plan area order to create
a sustainable and interconnected group of places that are
significantly greater than the sum of their parts. The Master
plan is based upon the garden city principles established by
the Town and Country Planning Association, adapted to fit
with the local vernacular context and circumstances, creating
design principles for a high-quality Framework Master plan
underpinning the delivery of Otterpool Park Garden Town.
OTTERPOOL PARK | DESIGN AND ACCESS STATEMENT

177

