
SECTION D 
DEVELOPMENT TO BE CARRIED OUT BY THE COUNTY COUNCIL 

 
Background Documents - the deposited documents, views and representations received as 
referred to in the reports and included in the development proposal dossier for each case 
and also as might be additionally indicated. 

Item DItem DItem DItem D1111 

Cable stay foot/cycle bridge, east of Junction 9 of the M20 

Motorway, Ashford – AS/10/20 
 

 
 
A report by Head of Planning Applications Group to Planning Applications Committee on 13 
April 2010 
 
Application by Kent Highway Services for a cable stay footbridge over the M20 Motorway to 
the east of Junction 9 between Eureka Leisure Park and Warren Retail Park, Ashford – 
AS/10/20 
 
Recommendation: Subject to the views of Ashford Borough Council if received by the 
Committee Meeting, permission be granted subject to conditions 
 

Local Members: Mrs E Tweed Classification: Unrestricted 

 

 D1.1 

SiteSiteSiteSite    

 
1. The application site, an area of 2.04 hectares, encompasses part of Warren Retail 

Park, Eureka Leisure Park and a section of the M20 northwest of Ashford town centre.  
Warren Retail Park, which includes a Sainsbury’s superstore is located to the south and 
Eureka Leisure Park to the north of the M20 which rises towards the northwest and is 
approximately 60m wide at the proposed bridge crossing.  At this point the M20 is lower 
than the general level of Warren Retail Park but higher than Eureka Leisure Park.  
Warren Retail Park is bounded on its south side by Simone Weil Avenue a dual 
carriageway with residential properties on the opposite side.  A site location plan is 
attached. 

 
2. Both Warren Retail Park and Eureka Leisure Park have been developed on relatively 

flat landforms, with a mixture of large scale retail outlets and commercial units of 
various styles and forms situated around car parks and linked by a network of access 
roads.  Areas of existing scrub and trees are scattered throughout the area together 
with some landscaped planting.  Large mature trees and embankments located along 
the edge of the M20 create a sense of enclosure to this road corridor.  Between the 
M20 and Eureka Leisure Park the topography drops into a low level area characterised 
by dense scrub, a watercourse (the Bockhanger Dyke) and a pond to the north.  Land 
north of the M20 at Bockhanger which includes Eureka Leisure Park is indentified in the 
Ashford Borough Local Plan for business/employment uses to complement or as an 
extension to the Science and Business Park. 

 
3. Existing cycle routes run along Simone Weil Avenue and through Eureka Leisure Park.  

These cycle routes intersect Canterbury Road, which leads into the town centre to the 
southeast of Junction 9. 

 

Background Background Background Background and Proposaland Proposaland Proposaland Proposal    

 
4. The applicant sets this proposal in the context of Ashford being one of the 

Government’s designated growth areas in the Adopted Regional Spatial Strategy for  
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South East England – The South East Plan 2009.  The following background is 
therefore provided to explain the need for and benefits of the proposed foot/cycle 
bridge: 

 
The transport modelling work that supports Ashford’s master plan for growth, 
identifies the need for a number of road improvements to be carried out by 2016, in 
order to avoid the growth plan and the housing trajectory (forecast for delivery of 
housing targets) set out in the Local Development Framework (LDF) being 
constrained by the lack of road capacity.  All of these road improvements support the 
proposed SMARTLINK (bus rapid transit system) and proposed park and ride 
provision as well as providing strategic walking and cycling route connections to link 
new and existing development with the town centre. 
 
The first need is for improvements to the capacity of M20 junction 9 and Drovers 
roundabout. As part of the M20 Junction 9 improvements the existing 
pedestrian/cycle facilities are being removed. 
 
The proposed foot/cycle bridge is required to provide alternative pedestrian/cycle 
facilities and create a link between new developments to the north of the M20 
including Eureka Business Park, and existing retail facilities in the town centre.   

 
The proposed bridge would provide a new user friendly, safe and visually interesting 
pedestrian and cycle route over the M20 between Warren Retail Park and Eureka 
Leisure Park, creating a north/south community linkage integrated with the existing 
infrastructure.  For drivers on the M20 the bridge would act as a landmark reinforcing 
an awareness of Ashford’s presence within the national trunk road system. 

 
The new pedestrian and cycle link provided by the bridge would help support and 
sustain the retail and leisure businesses locally by providing greater connectivity 
across the M20.  This in turn could act as a catalyst to further development. 

 
5. The proposed bridge would be a 4 metre wide cable stay structure with a span of 69 

metres across the M20, at a height of 5.7 metres above the motorway, to the east of 
Junction 9 between The Warren Retail Park and Eureka Leisure Park.  There would be 
new shared pedestrian/cycle facilities created through the Warren Retail Park to link 
with existing facilities on Simone Weil Avenue on the south side, and on the north side 
the bridge would tie directly in with an existing pedestrian/cycle route that runs through 
the Eureka Leisure Park.  The landing on the north side is proposed to be on an earth 
mound so that it fits more sensitively with the surrounding environment, but would 
require a short realignment of the existing Bockhanger Dyke.  The application also 
includes proposals for landscaping, an area to provide for a shallow excavation for an 
identified loss of flood storage capacity which would also provide for some 
environmental enhancement to the project, and an area of adjoining land to be used for 
a construction compound. 

 
6. The design of the proposed bridge and approaches consist of the following elements: 

 
i. Southern Approach 
A new dedicated pedestrian/cycle route from Simone Weil Avenue to link with the new 
bridge through the Warren Retail Park.  The extent and visual impact of approach 
ramping is minimised by exploiting the natural elevation of the topography and 
integrating the ramp into the landscape.  Any perception of intimidating enclosure is 
reduced by opening views and vistas of the forthcoming crossing.  The south face of the 
ramp would be constructed using terracotta coloured concrete block retaining walls in 
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combination with soft landscape planting to ensure the earthworks for the ramp 
embankment are limited in width.  The south abutment north facing wall is proposed to 
be finished in a terracotta concrete block and red brick. 
 
ii. Bridge Structure 
A double mast, two span structure with an additional lower level subsidiary span, 
allowing the construction of a slender deck thus reducing the elevation of the bridge and 
unnecessary approach ramp lengths.  The plan shape responds to the desire lines of 
the crossing and contextual constraints.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Proposed bridge crossing site section above and visualisation below 
 
The form of the inclined, tapered steel support masts which relates to the optimum 
suspension arrangement would create a unique and dynamic visual composition as 
seen from both the M20 and the Retail Parks.  The masts are inclined from a support on 
the North side of the motorway slip road.  The main mast is cable stayed back to the 
second mast which supports a span continuing onto the North mound.  The second 
mast would also support a section of the ramp which passes under the footbridge and is 
of similar construction to the main deck.   
 
The applicant states that by using a cable stayed bridge form of structure, a relatively 
slim deck depth can be achieved and a visual impression of lightness created.  The 
masts would be painted white and the rods supporting the deck formed from stainless 
steel.  The deck would be constructed from a steel plate clad with a durable, light 
coloured, anti-slip material and the parapets would be constructed using stainless steel 
components. 
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ii Northern Approach 
A landscaped mound would be formed to create an interesting and practical feature 
within the Leisure Park whilst providing the necessary ramping and integrated 
stairways.  The mound pathways would enjoy a series of changing view and vantage 
points, landscaped experiences and engage with the existing watercourse, pond and 
retained natural environment.  The mass, form and sculptured nature of the mound has 
been resolved to reduce as far as possible the physical impact on the adjacent dyke.  It 
is proposed that retaining walls on the mound would be reinforced soil walls with beige 
coloured concrete block facings and red brick up stands in appropriate locations. 

 
7. The applicant has explained that the objectives of the lighting strategy are to increase 

community safety and create a feeling of wellbeing, minimize energy consumption and 
reduce the opportunity for vandalism.  Additionally the lighting design endeavours to 
eliminate light pollution, assist with way finding and orientation of users and 
complement and enhance the bridge structure and landscape design.  Therefore the 
proposed lighting on the footbridge would be sufficient to make users feel safe after 
dark and thereby encourage its use, whilst minimizing the impact of the lighting on the 
traffic on the motorway below.  To achieve that, it is proposed to light the bridge deck by 
using LED light fittings mounted within the handrail and projecting down towards the 
footway. This has the advantage of being substantially obscured from the view of 
motorists by the structure itself and from the maintenance point of view the LED’s 
should last for at least 12 years before replacement. LED’s can be aimed extremely 
accurately thereby creating no spill light outside of the structure and no upward light into 
the night sky.  In order to enhance the after dark appearance of the structure it is 
proposed to provide low power LED coloured lights mounted close to the cables and 
mast supports.  These would be aimed at glancing angles to the supports to highlight 
the design of the structure after dark. 

 
8. The application is accompanied by a Design and Access Statement, Planning 

Statement, Statement of Community Involvement, Ecological Scoping Survey, Reptile 
Report, Bat Report, White-clawed Crayfish and Water Vole Report, Great Crested Newt 
Report, River Corridor Survey, Aquatic Ecology Report, Preliminary Ground 
Investigation Report, Flood Risk Assessment Report, Pre Development Tree Survey 
and Site Waste Management Plan. 

    

Planning PolicyPlanning PolicyPlanning PolicyPlanning Policy 

 
9. The national planning policy guidance that is relevant to this application includes:  
 

Planning Policy Statement 1 - Delivering Sustainable Development.  This sets out the 
Government's overarching planning policies on the delivery of sustainable development 
through the planning system.  Paragraph 27(v), states that planning authorities should 
aim to: “Provide improved access for all to jobs, health, education, shops, leisure and 
community facilities, open space, sport and recreation, by ensuring that new 
development is located where everyone can access services or facilities on foot, bicycle 
or public transport rather than having to rely on access by car”. 
 

Planning Policy Guidance 13 – Transport.  This sets out how the Government seeks 
to integrate planning and transport through the planning system.  The central themes of 
this guidance include the promotion of more sustainable transport choices for both 
people and for moving freight, accessibility to jobs, shopping, leisure facilities and 
services by public transport, walking and cycling, and reducing the need to travel, 
especially by car. 
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Planning Policy Statement 25 – Development and Flood Risk.  This sets out the 
Governments aims and approach to ensure that flood risk is taken into account at all 
stages of the planning process to avoid inappropriate development in areas at risk from 
flooding, and to direct development away from areas at highest risk. 

 

10. The South East Plan: 
 

Identifies Ashford as one of 22 Regional hubs, where amongst other objectives, priority 
will be given to measures that increase the level of accessibility by public transport, 
walking and cycling to support and develop the role of regional hubs. 
 
Policy CC1 Seeks to achieve and maintain sustainable development in the region. 
Policy CC6 Seeks sustainable and distinctive communities that respect the character 

of settlements and landscapes, and achieve a high quality built 
environment. 

Policy CC7 States that the scale and pace of development will depend on sufficient 
capacity being available in existing infrastructure to meet the needs of 
the development.  Where this cannot be demonstrated the scale and the 
pace of the development will be dependent on additional capacity being 
released or the provision of new infrastructure. 

Policy NRM4 Confirms that the sequential approach to development in flood risk areas 
set out in PPS25 will be followed. 

Policy T2  States that development plans should include policies that aim to achieve 
a rebalancing of the transport system in favour of sustainable modes by 
an integrated package of measures, including improvements to the 
extent and quality of pedestrian and cycle routes. 

Policy S1 Supports measures for developing and shaping healthy sustainable 
communities, including healthier forms of transport by the incorporation 
of cycle lanes and safe footpaths in planned developments. 

 

11. The Ashford Borough Local Development Framework Core Strategy 2008: 
 

Policy CS1 Sustainable developments and high quality design are at the centre of 
the  approach to deciding planning applications, the key objectives of 
which include a wider choice of easy to use forms of sustainable 
transport to serve developments.  

Policy CS9 Development proposals must be of high quality design and address 
issues such as character, distinctiveness, sense of place, permeability, 
ease of movement, legibility, mixed use and diversity, continuity and 
enclosure, quality of public spaces, flexibility, adaptability and liveability, 
richness in detail and efficient use of natural resources. 

Policy CS11 Seeks protection of biodiversity and provides for maintenance, 
enhancement, restoration and expansion through creation or restoration 
of semi-natural habitats and ecological networks to sustain wildlife. 

Policy CS15 Promotes public transport and other non-car based modes of travel 
including measures to encourage cycling.  Amongst other matters also 
seeks the earliest possible implementation of highway and other 
schemes that would remove serious impediments to growth and/or 
secure important environmental benefits. 

Policy CS19 Sets out the approach to all development coming forward within Flood 
Zone 3.  

Policy CS20 All developments should include appropriate sustainable drainage 
systems for the disposal of surface water. 
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12. The adopted Ashford Borough Local Plan: 
 
Policy S26 Land north of the M20 at Bockhanger is proposed for 

business/employment uses to complement or as an extension to the 
Science and Business Park.  Amongst other criteria proposals should: 
- protect existing important habitats (including the trees and 

watercourses) wherever practical and provide new habitat links, 
- provide a development layout which can be served conveniently by 

public transport and associated facilities along with a network of 
pedestrian and cycle routes which link into the wider network and 
important destinations outside the site; and 

- built development should be set back from Bockhanger Dyke to keep 
it out of land which is likely to flood. 

 

ConsultationsConsultationsConsultationsConsultations 

 

13. Ashford Borough Council views are awaited and will be reported verbally at the 
committee meeting.  
 

Highways Agency on behalf of the Secretary of State for Transport under the Town 
and Country Planning (General Development Procedure) Order 1995 has directed that 
conditions be imposed, to ensure that the M20 motorway continues to be an effective 
part of the national system of routes for through traffic and to satisfy the reasonable 
requirement of road safety, covering the following: 

• the development to be built in accordance with the approved plans; 

• no works to commence until a construction method is submitted and approved, 
and construction to be carried out in accordance with the method statement as 
approved; 

• no works to commence, other than site clearance, until structural and earthworks 
technical approvals, and approvals for all relevant departures from the standards 
within the design Manual for Roads and Bridges have been approved; 

• no works to commence, other than site clearance, until a method statement for 
maintenance of the works has been submitted and approved; and 

• no works to commence, other than site clearance, until the applicant has 
demonstrated that safe and satisfactory access can be provided for the purposes 
of maintaining the development in accordance with the method statement for 
maintenance of the works.  

 

Environment Agency has commented on diversion of the Bockhanger Dyke, the 
proposals for flood storage compensation, the submitted land contamination report, 
drainage, piling foundations and maintaining access along the watercourse for water 
voles.  It raises no objection to the application subject to conditions covering approval of 
a method for piling foundations, a water vole survey, a water vole protection and 
mitigation plan, a scheme for compensatory flood storage, and contamination.  It also 
provides advice relating to the need for licences in respect of protected species and 
fish, and fuel, oil and chemical storage. 
 

South East England Development Agency unreservedly supports the application 
 

South East England Partnership Board (officers on behalf of the board) have 
reviewed the application against the final South East Plan (May 2009) and on the basis 
that the principal of the proposed development has been established through the 
Ashford Core Strategy (2008) process have no substantive comments to make. 
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The Divisional Transportation Manager raises no objection. 
 

County Landscape Adviser (Jacobs) comments as follows: 
 

Visual Impact 
The visual impact of the foot/cycle bridge is likely to be relatively local in effect.  Key 
visual receptors would be generally restricted to users of the leisure and retail parks 
either side of the M20, and vehicle travellers moving along the motorway and crossing 
the M20 via the A28 Canterbury Road to the south east.  Views from further afield such 
as the surrounding housing to the south and east would be generally restricted by 
buildings within the leisure and retail parks and the intervening framework of vegetation 
which is well established along road corridors and around the leisure and retail parks.  
Some slight views of the upper portions of the bridge may be possible but would not be 
intrusive in the suburban context of the view. 
Distant views from the Kent Downs Area of Outstanding Natural Beauty are unlikely to 
be significantly adversely affected.  Only the elevated scarp face of the Downs, some 
7km distant, would be likely to have views of the structure.  At this distance it would be 
a very small element within a broad panorama and seen in the context of the urban 
backdrop of Ashford and the heavily trafficked M20.  Lighting on the bridge would not 
cause any significant adverse night time effects because this area of townscape is 
already well lit. 
 

Townscape Impacts 
The proposed M20 foot/cycle bridge would add slightly to the visual complexity of the 
local townscape, providing another feature in a built environment which currently hosts 
a variety of development styles.  However, it is a strong and interesting ‘landmark’ 
design which would be an appropriate addition to the townscape and would give a 
suitable focus to the area.  
 
Loss of vegetation 
There would inevitably be some loss of vegetation to accommodate the bridge and 
access steps and ramps.  However the vegetation to be lost is mostly relatively 
immature and no specimen mature trees would be lost.  Appropriate planting to 
reinstate the character of the landscape is shown on the planting proposals.  However 
the construction of the new cycleway to the north west of the Sainsbury’s Petrol Station 
would lead to the loss of a strip of shrub planting and several semi mature trees which 
usefully break up the car parking and road network.  Planting alongside the cycleway 
would also make it more attractive as a route and I recommend that the applicant looks 
at the opportunities for reinstating this planting (e.g. by remodelling the existing car park 
or road layout) to provide suitable landscaping to soften the environment.  
 
Detail Design Issues 
I have some concerns over the materials to be used for the retaining walls and 
parapets, especially the combination of terracotta and beige concrete block work with 
red brick on the proposed mound and ramps (see Dwg B0973500/PA/005). Further 
details of the actual bricks and blocks are required and elevations showing the detailing 
of materials should also be submitted.  I also recommend that the handrails, balustrade 
and lighting on the ramps should be of a related design/materials to that used for the 
main span of the bridge to give continuity and strength of design overall. 
 

County Archaeologist has requested a condition be imposed requiring the 
implementation of a programme of archaeological work to ensure that features of 
archaeological interest are properly examined and recorded. 
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Biodiversity Project Officer notes that there are still some ecological aspects of the 
scheme’s impacts which require further survey work and/or mitigation strategies to be 
agreed, which includes: 

• Reptile mitigation strategy; 

• Water vole survey and mitigation strategy; 

• Badger survey and mitigation strategy if appropriate. 
In addition, seeks clarification on the following points: 

• Any impact of change in scheme design on trees with bat roost potential; 

• Enhancement measures to be undertaken. 

    

Local MemberLocal MemberLocal MemberLocal Member    

 
14. The local County Member, Mrs E Tweed, was notified of the application on the 13 

January 2010.   

    

PubPubPubPublicitylicitylicitylicity 

 
15. The application was publicised by an advertisement in a local newspaper and the 

posting of site notices and the individual notification of 35 neighbouring commercial and 
residential properties.   

    

RepresentationsRepresentationsRepresentationsRepresentations 

 
16. No representations to the application have been received as a result of publicity.  

However, one letter of representation was received in response to the applicant’s 
notification of landowners.  Agents writing on behalf of the owners of units 1-4 on the 
Warren Retail Park have commented that whilst their client is generally supportive of 
future transport initiatives in Ashford, they are concerned that the proposed foot/cycle 
bridge could lead to increased anti-social behaviour at the Warren Retail Park, 
particularly outside of opening hours.  In addition they are concerned that that it may 
lead to a ‘rat run’ for cyclists, resulting in conflicts between road users (both customers 
and service vehicles) and users of the new bridge.  They therefore request that any 
measures to reduce these potential conflicts are fully investigated and assessed before 
the application is determined.  

 

DiscussionDiscussionDiscussionDiscussion    

 
Introduction 
 
17. This application is being reported because it relates to development that would be 

carried out by Kent Highway Services whose Director reports to the Managing Director 
of Environment, Highways and Waste.  In the circumstances, determination of the 
application is not delegated to officers and should be determined by the Planning 
Applications Committee. 
 

18. The proposal arises from the requirements to improve the capacity of M20 junction 9 
and Drovers roundabout to cater for planned future development at Ashford.  As a part 
of these works the new foot/cycle bridge is needed to mitigate the potential severance 
impacts of the scheme at M20 Junction 9 and the related provision of an additional 
carriageway lane on the A20 Fougeres Way southbound to Drovers Roundabout, which 
would necessitate the removal of the existing footway/cycleway through the Junction 9 
roundabout.  The applicant states that all of these improvements support the proposed 
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SMARTLINK (bus rapid transit system) and proposed park and ride provision as well as 
providing a strategic walking and cycling route connection to link new and existing 
development within the town centre. 

 
19. It is proposed that the bridge would be provided before the Junction 9 improvement 

scheme commences construction.  The applicant recognises that for some journeys 
severance would still increase, because of a need to make a more circuitous journey; 
however for other journeys the distance travelled would be reduced significantly.  In 
addition, the applicant considers that the perception of road safety should be enhanced 
because there would no longer be a need to cross the fast moving lanes of traffic 
associated with the slip roads at M20 Junction 9.  The applicant has stated that the 
main alternative solution of a subway is not economically viable and would not be a 
pleasant environment for pedestrians or cyclists. 

 
20. I accept the need for the replacement cycle and pedestrian routes across the M20 

arising from the planned improvements to junction capacity and related works.  I also 
consider that the bridge is a preferable option to the alternative of a subway and to the 
existing cycle/pedestrian facilities.  In terms of its location, although I accept (as 
acknowledged by the applicant) that some cyclists and pedestrians could be 
disadvantaged compared with the current route, overall I consider that it would provide 
an acceptable crossing point over the motorway and improve opportunities for cycling 
and walking between the existing and proposed developments north of the M20 and 
Ashford Town Centre.  Therefore, in my view, the proposal would accord with the aims 
and objectives of national and regional policies for an integrated approach to 
sustainable transport, and more particularly those set out in the Development Plan 
relating to Ashford’s future growth, the need for certain transport infrastructure 
improvements, and provision for other modes of travel, including attractive safe facilities 
for cycling and walking as an alternative to the private car for local journeys.  The 
provision of improved cycle/pedestrian links is also supported by the site specific policy 
outlined in paragraph 12, above relating to land, which includes part of the application 
site, being identified for business and employment uses.  Issues relating to the 
Bockhanger Dyke are discussed below, and as the application site is on the margins of 
the land identified, I do not consider that it otherwise conflicts with that policy.  Taking 
into account the above factors, I therefore consider that in principle the proposal should 
be supported.  Nevertheless, there are a number of other matters arising from the 
proposal that need to be considered in determining the application.  The main issues 
are therefore discussed below in the context of the planning policy considerations 
outlined in paragraphs 9 – 12 above and the responses to consultation summarised in 
paragraph 13 above. 
 

Landscape and visual impact 
 
21. Any structure of the nature proposed would inevitably result in a noticeable change in 

the landscape/townscape, particularly to local views which would also be affected by the 
loss of trees/vegetation on the approaches either side of the bridge.  It is nevertheless, 
the applicant’s intention that the foot/cycle bridge does make a significant visual 
contribution as a gateway landmark for Ashford.   

 
22. The County Landscape Adviser’s assessment of the proposed development in 

paragraph 13 above will be noted.  In summary, he considers that adverse visual 
impacts are local in effect and would not be significant from adjoining housing or the 
Kent Downs Area of Outstanding Natural Beauty.  Overall he considers that the 
‘landmark’ bridge would contribute to the local townscape and that the landscape 
proposals would generally replace lost vegetation.  He has however suggested the 
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redesign of some sections of foot/cycleway through the Warren Retail Park to 
incorporate a suitable landscaping strip to replace that which would be lost.  In 
response, the applicant has stated that the layout of this part of the route has been 
constrained by requirements of the landowners to maintain the existing parking 
provision, so it has not been possible to provide replacement planting for this area.  
Although it would be preferable for replacement planting to be accommodated, I do not 
consider it to be overriding given that the impact of not doing so would be limited to 
within the retail park.  With regard to the comments about the materials to be used and 
detailing, some clarification has been provided about the choice of blocks and bricks 
and confirmation provided that that the light columns, and handrails throughout the 
ramp areas are to be finished in stainless steel to match the main bridge materials.  If 
planning permission is granted these detailed matters could be covered by appropriate 
conditions.   

 
23. In my view, the design of the bridge and its approaches together with the proposed 

landscaping are appropriate and would accord with the objectives of the Development 
Plan Policies which require development to be of a high quality design, have regard to 
context and to respect its setting.  
 

Lighting 
 

24. Lighting would be required for the convenience and safety of pedestrians and cyclists, 
and although full details are not provided at this stage the general approach set out in 
the application would be to direct the light to where it is needed and to ensure light 
pollution can be minimised.  It is also proposed to use lighting to emphasise the 
structure of the bridge after dark.  In principle, whilst I would not raise objection to the 
proposed lighting, if permission is granted it would be appropriate to reserve details by 
condition so that the type and position of the lighting can be controlled. 
 

Flood risk and drainage issues 
 
25. The proposed foot/cycle bridge would be located in the flood plain of the Bockhanger 

Dyke in an area assumed to be at high risk of fluvial flooding (Flood Zone 3) but is 
considered to be essential transport infrastructure.  The flood risk assessment 
demonstrates that both the Sequential and Exception Tests meet the requirements of 
PPS25.  The flood risk assessment also looks at the potential flood risks to the 
proposed development and surroundings and proposes mitigation measures. 

 
26. The results of hydraulic modelling and assessment indicate that the proposed foot/cycle 

bridge landing area is in Flood Zone 3 and therefore prone to inundation during a 1in 
100-year flood event.  The maximum flood depth is not expected to cause any problems 
for the structure itself but there would be a small loss of flood plain storage resulting in a 
potential small impact on downstream areas that requires mitigation.  It is proposed that 
an area of compensation storage would be provided downstream of the bridge within 
the application site.  It would provide both a storage volume equal to that lost to the 
footprint of the bridge landing area and an environmental enhancement to the project.   

 
27. There would also be a need to realign a section of the dyke to accommodate the north 

eastern landing area of the proposed foot/cycle bridge within the available space.  The 
replacement dyke would be designed with features to maintain and enhance the 
existing biodiversity interest. 

 
28. The Environment Agency has not raised an objection to the proposal subject to 

conditions covering amongst other matters the approval of a scheme for compensatory 
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flood storage.  It also notes that a Land Drainage Consent Application would need to be 
submitted to the Stour Internal Drainage Board for diversion work to the Bockhanger 
Dyke.  In the light of the Environment Agency’s views and subject to the relevant 
conditions and informatives, I do not consider that there are any grounds for an 
objection on the basis of flood risk, loss of flood storage capacity or to the diversion of 
the dyke. 

 
Ecology 
 
29. There are still some ecological aspects of the scheme’s impacts which require further 

survey work and/or mitigation strategies to be agreed as referred to in paragraph 13 
above.  I am expecting further information from the applicant in response to the 
comments made by the Biodiversity Project Officer.  I consider that these matters can 
be addressed or otherwise covered by appropriate conditions, including those 
requested by the Environment Agency in respect of Water Voles.  Similarly any 
reasonable requirements for biodiversity enhancement could also be covered by 
condition.  

 
Archaeology 
 
30. The County Archaeologist has asked that if planning permission is granted that a 

condition be imposed securing the implementation of a programme of archaeological 
work because of the potential for ground works affecting the Alluvial deposits.  
Otherwise there are no archaeology issues at this stage. 

 
Construction 
 
31. The Highways Agency on behalf of the Secretary of Transport under the Town and 

Country Planning (General Development Procedure) Order 1995 has directed that a 
number of conditions be imposed, to ensure that the M20 motorway continues to be an 
effective part of the national system of routes for through traffic and to satisfy the 
reasonable requirement of road safety.  The detailed wording of the conditions may 
need to be discussed further with the Highways Agency as a result of some concerns 
that the applicant has about the discharge of these conditions holding up the start of 
works that do not affect the motorway, for example, within Eureka Business Park. 

 
32. As with any construction activity there would be some disruption and potentially noisy 

activity.  The main bridge construction works would be some distance away from the 
nearest residential properties which are to the south of the Warren Retail Park.  
However I consider that if planning permission is granted it would still be appropriate to 
impose a condition restricting hours of construction.  I would suggest in this particular 
case that it would be reasonable for these to be between the hours of 0700 and 1900 
Monday to Friday and between the hours of 0800 and 1300 on Saturdays, with no 
operations on Sundays and Bank Holidays, unless otherwise approved by the County 
Planning Authority.  In addition, conditions should be imposed requiring measures to be 
implemented to control dust and to prevent mud and debris being taken onto the public 
highway, details of the site compound and temporary accommodation for contractors, 
and provision being made for the parking of contractor's vehicles. 

 
Issues raised by a third party 
 
33. In response to the points raised by an agent on behalf of the landowner referred to in 

paragraph 16 above, the applicant has provided comments to clarify matters, which 
have also been forwarded to the agent, as follows: 
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“It is proposed to provide new lighting along the proposed route, along with 
appropriate route signing for pedestrians and cyclists.  We have tried where possible 
to minimise any potential conflicts between vehicles using the site, and pedestrians 
and cyclists using the new route through the retail park.  
 
The route would utilise the existing crossing facility on the entrance to the main car 
park, although the existing refuge island would be enlarged to afford better protection 
for pedestrians and cyclists crossing the road at this point. 
 
The other road crossing is across the rear delivery access road, where it has 
not been possible to provide a refuge island due to insufficient width, but at this 
location vehicle speeds are expected to be very slow adjacent to the mini roundabout 
junction, and all round visibility for motorists, pedestrians and cyclists is good.  
 
Bollards are also proposed at the end of the parking bays adjacent to the 
footway/cycleway, to avoid conflict with vehicles using those bays.  
 
Ant-social behaviour is always a concern with these types of projects, and whilst it 
can never be ruled out, it is hoped that with the improvements being made, 
particularly to the lighting along the route, together with the existing security 
measures that are in place on both sides of the bridge, the risk is reduced. 
 
It should also be noted that facilities are open late into the night on the Eureka 
Leisure Park, and on the Warren Retail Park, the Sainsburys store is open until 
midnight weekdays and 10pm Saturdays, with the petrol filling station open 24 hours 
a day apart from Sundays when it closes at midnight.” 

 

ConclusionConclusionConclusionConclusion    

 
34. This proposal arises within the wider context of planned growth at Ashford, and an 

integrated approach to providing necessary transport infrastructure.  The proposed 
bridge is needed to provide a safe crossing point across the M20 motorway to allow 
junction/road improvements that necessitate removal of the existing cycle/pedestrian 
routes through the junction.  It would also result in much improved cycle and pedestrian 
linkages between existing and proposed development to the north and south of the 
motorway.  As such, it should assist in the promotion of more sustainable modes of 
transport and bring environmental benefits.  In addition, I consider that the bridge’s 
‘landmark’ design would enhance the local townscape and provide a focal point for the 
crossing.  I am of the opinion that the proposed development would be in accordance 
with the general aims and objectives of the relevant Development Plan Policies and 
therefore subject to appropriate conditions and to the views of Ashford Borough Council 
recommend that planning permission be granted. 

 

RecommendationRecommendationRecommendationRecommendation 

 
35. SUBJECT TO the views of Ashford Borough Council if received by the Committee 

Meeting, I RECOMMEND that PLANNING PERMISSION BE GRANTED SUBJECT to 
conditions, including conditions covering: 
 
§ the standard time limit, 
§ the development to be carried out in accordance with the permitted details, 
§ details of all materials, finishes, signage and lighting, 
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§ submission for approval of details, implementation and subsequent maintenance 
of landscaping proposals, 

§ no works to commence until a construction method is submitted and approved, 
and thereafter construction to be carried out in accordance with the method 
statement as approved, 

§ no works to commence, other than site clearance, until structural and earthworks 
technical approvals, and approvals for all relevant departures from the standards 
within the design Manual for Roads and Bridges have been approved, 

§ no works to commence, other than site clearance, until a method statement for 
maintenance of the works has been submitted and approved, 

§ no works to commence, other than site clearance, until the applicant has 
demonstrated that safe and satisfactory access can be provided for the purposes 
of maintaining the development in accordance with the method statement for 
maintenance of the works, 

§ submission for approval of a method for piling foundations, 
§ submission for approval of a scheme for compensatory flood storage, 
§ drainage, 
§ ground contamination, 
§ a water vole survey, protection and mitigation plan, 
§ other outstanding protected species surveys, mitigation, monitoring and 

management, as appropriate, 
§ biodiversity enhancement, monitoring and management, as appropriate,  
§ submission for approval of specifications and implementation of a programme of 

archaeological work, 
§ measures to be implemented to control dust and to prevent mud and debris being 

taken onto the public highway, 
§ details of the site compound and temporary accommodation for contractors, and 
§ details of parking for contractor's vehicles. 

 
36. I FURTHER RECOMMEND THAT the applicant BE ADVISED of the following 

informative: 
 

§ Account should be taken of Environment Agency’s advice relating to diversion of 
Bockhanger Dyke, the need for licences in respect of protected species and fish, 
and fuel, oil and chemical storage. 

 
 
Case officer - Paul Hopkins                      01622 221051                                      

 
Background documents - See section heading 
 


