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3.0 PLANNING CONTEXT

3.1 PLANNING POLICY
The development plan for the Site consists of the Local
Plan 2030 (2019) (‘the Local Plan’) and Kent Minerals and
Waste Local Plan as amended by the Early Partial
Review (2020) (‘Minerals and Waste Local Plan’).

Other material considerations for the planning
application include the National Planning Policy
Framework (2024) (‘NPPF’), National Planning Practice
Guidance (‘NPPG’), and ABC’s Supplementary Planning
Documents (‘SPDs’). There are no Neighbourhood Plans
encompassing the Site.

Pursuant to the Local Plan, the Site is subject to the
following designations:

• Landscape Character Area;

• Grade 2 Agricultural Land;

• Mineral Safeguarding Area;

• Archaeological Potential;

• Wharves and Rail, affecting the southern part of the
Site adjacent to the railway line; and

• Affordable Housing Viability Zone.

Whilst Sevington East is excluded from the red-line
boundary for the purpose of this planning application, it
is noted that additional designations affecting the
eastern parcel only include ‘patches’ of archaeology.

Pursuant to the Environment Agency’s (‘EA’) Flood Map
for Planning, the Site is within Flood Zone 1, indicating a
low probability of flooding from rivers and the sea. Based
on the mapping of long-term flood risk, the Site is at very
low risk of flooding from surface water, rivers or the sea,
and flooding from groundwater or reservoirs is identified
as being unlikely in this area.

3.2 PLANNING HISTORY
Temporary permission was granted by the Ministry of
Housing, Communities and Local Government (‘MHCLG’)
(and then the Department for Levelling Up, Housing and
Communities (‘DLUHC’)) on 1st December 2020 (and then
again on 23rd December 2020, 24th November 2021 and
28th April 2022, to account for evolving operational
requirements) pursuant to a Special Development Order
(‘SDO’), under Article 4(1)(a) of The Town and Country
Planning (Border Facilities and Infrastructure) (EU Exit)
(England) Special Development Order 2020. This
permission covered a land area of c.67.5 ha (both the
eastern and western parcels) and included the currently-
operative IBF and BCP. The temporary consent expires on
31st December 2025, and upon expiry the land is required
to be reinstated. Key parameters of the temporary IBF
(pursuant to the most recent SDO) include the following:

• Up to 855 goods vehicle parking spaces;

• Capacity for 260 goods vehicles in 42 entry lanes;

• 357 staff car parking spaces;

• Formation of a new permanent access (main access
to the M20 junction 10a link road) and an emergency
access / small vehicle ejection point to the north,
access of Church Road into the staff car park,
emergency access points off Highfield Lane;

• Diversions and extinguishments to PROW;

• Erection of buildings and structures for border
processing purposes of up to 34,500 sqm to a
maximum height of 8.5m;

• 24 (19 permanent and five reserved) refrigerated
semi-trailers covering an area of 870 sqm;

• Security fencing and noise attenuation bunds and
fences to a combined maximum height of 5m;

• CCTV columns to a height of 8m;

• Lighting columns to a height of 12m;

• Drainage and all associated engineering;

• Site preparation works;

• Hard and soft landscape works; and

• Site-wide ancillary infrastructure.

This facility is currently operative, although is not yet
operating at full capacity.
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4.0 PROPOSED   SCHEME

4.1 PROPOSED SCHEME 
DESCRIPTION

Pursuant to this application, full planning permission is
sought for retention of the existing buildings, Goods
Vehicle parking spaces, entry lanes, refrigerated semi-
trailers, staff car parking spaces, access, site
infrastructure, utilities, hardstanding, landscaping and
ancillary facilities and associated works; and ongoing
use of the site for an IBF and BCP, operating 24 hours per
day, seven days per week.

In summary, the proposals incorporate the following:

• 984 goods vehicle parking spaces;

• Capacity for 240 goods vehicles in 42 entry lanes;

• 357 staff car parking spaces;

• Main access to the M20 junction 10a link road and an
emergency access / small vehicle ejection point to
the north, access of Church Road into the staff car
park, emergency access points off Highfield Lane;

• Erection of buildings and structures for border
processing purposes with overall GIA at 16,348 sqm
and a maximum height of 9.1m;

• 24 (19 permanent and five reserved) refrigerated
semi-trailers covering an area of 870 sqm;

• Security fencing and noise attenuation bunds and
fences to a combined maximum height of 5m;

• CCTV columns to a height of 8m;

• Lighting columns to a height of 12m;

• Drainage and all associated engineering;

• Hard and soft landscaping; and

• Site-wide ancillary infrastructure.

The proposals would enable the retention of the existing
facility in its current state.

Whilst fully built-out and currently operative, it is noted
that the facility is not yet operating at full capacity, and
that operations are anticipated to continue to intensify
into the future, within the levels assessed as part of the
previous SDO and this planning application.
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4.0 PROPOSED   SCHEME

4.2 DESIGN PRINCIPLES & 
CONCEPTS

The design and layout of the site and built form, as
developed by the former project design team, have been
guided by the following principles and concepts:

• Setting back of the primary operational areas from
the site boundaries, particularly where shared with
residential properties, in order to prioritise
neighbouring amenity.

• Limitation of built form to two storeys in height and
concentration in the central region of the site, to
create buffer distances from residential properties,
free up space within the site for vehicles and
landscaping, and minimise associated visual
impacts.

• Containment of the most intensively utilised
operational areas, by the surrounding highways, on-
Site built form and the adjoining eastern parcel, in
order to prioritise maintenance of local amenity.

• Introduction of landscape zones adjacent to the site
boundaries in order to soften views towards the site
and assist the site to integrate with the local
landscape character.

• Protection of the viewing corridor stretching through
the central region, free from development, in order to
respect the view between the church spires.

• Prioritisation of the delivery of biodiversity net gain,
in conjunction with the dedication of land at the
eastern parcel for this purpose.

• Siting of the goods vehicle access point so as to
facilitate direct access from the Strategic Road
Network, avoiding HGVs passing through
residential areas and along local roads.

• Provision of a separate access point for all staff
cars, bicycles and pedestrians so as to avoid
potential conflict with HGVs.

• Flexibility for future adaptability, through use of
modular buildings, and retaining large areas of
the site free from built form.

• Operational requirements, informing the design
and layout of external lighting, fencing, CCTV,
landscaping and other site infrastructure.

4.3 DESIGN RESPONSE TO CONTEXT 
APPRAISAL

An appraisal of the local and regional context has been
set out in the previous section of this document.

The selection of the site for the IBF responds to the site’s
strategic situation on the Strategic Road Network
between the Short Straits and the rest of the country.

The positioning of the key site access point for goods
vehicles is a further contextual response, enabling HGV
traffic to be kept away from urban areas, residential
properties and local communities.

The identification of more sensitive residential receivers
surrounding the site, has guided the siting of the most
intensively utilised operational areas within the site,
vehicular routes and built form, and mitigation measures
have been designed-in to the site layout accordingly,
with the objective of maintaining an appropriate level of
neighbouring amenity.

The dedication of the eastern parcel for biodiversity
purposes, responds to key planning policies and serves
to safeguard against the coalescent of the adjacent
settlements.

The maintenance of a viewing corridor between the
church spires, responds to this key element of local
character.

The maintenance of other areas of the site clear from
development responds to the positioning of utilities
easements.

The inclusion of Sections 4.2 and 4.3 within the Design and Access
Statement are included to provide context to the design principles, and
does not imply authorship of, or responsibility, for the design by the
authors of this document.
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4.5 SCHEDULE OF ACCOMMODATION (GIA)

Fig. 7– Schedule of Accommodation
based on Plowman Crawen

Off Plan Area Measurement Report 
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4.0 PROPOSED   SCHEME

4.6 EXTERNAL APPEARANCE AND 
SCALE

The proposal is for a 16,348 sqm of employment floor
space. This level of development ensures all floor space
is located within this area whilst allowing for appropriate
circulation, servicing, parking, access areas and required
landscaping.

The floor space has been set in order to provide a
development that is capable of being effectively and
sympathetically accommodated on the site whilst
ensuring surrounding characteristics or sensitivities are
respected.

The heights of the proposed buildings are determined by
the specific requirements and do not exceed 9.1m.

There is a one-way system through the site. There are
multiple areas on site. These include swim lanes, Border
Control Post (BCP), Inland Border Facility (IBF), overflow
goods vehicle parking areas, and staff car park.

There are temporary office buildings, staff and driver
welfare amenities on site. Additionally, there is a staff
car park that can accommodate 357 vehicles. There are
10 single sided units with dock doors and level access
doors, using portal bay frame structures with pitched
roofs. The site also features a goods vehicle parking area
with 984 goods vehicle parking spaces.

The buildings are setback from the road front, which will
also help decrease the perception of visual bulk.
Proposed landscaping / planting will assist in mitigating
the visual impacts of the development.

The design of the facility onto 48ha of former agricultural
land was developed with a view to maintaining the
landscape and biodiversity of the surrounding area and
to screen views of the site from the local villages.

Palisade fencing is provided around the site boundary.
Additionally, to reduce noise impact on nearby
neighbours, 5m high acoustic fencing and bunds were
constructed around the site using excavated material.

4.7 MATERIALITY

The buildings seek to maintain the high-quality external
appearance. The design of the elevations is appropriate
to the location and in keeping with the development as a
whole. Materials for the external cladding are a
combination of horizontal and vertical profiled metal
panels, typically light grey, dark grey and white.

The extensive use of lighter greys on buildings elevation
helps to reduce the visual bulk and increase the visual
prominence. Incorporation of horizontal grey bands on
external walls of the offices and the fenestrations will
also reduce visual bulk by breaking up the long external
wall areas.

Fig. 9 – Inspection Unit Elevation

Fig. 8 – Office Elevation
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5.0 ACCESS

5.1 VEHICULAR ACCESS

The primary means of access to the Site for goods
vehicles is facilitated via the M20 junction 10a link road.
Another access point on the Site’s northern boundary
supports emergency access on to the M20 junction 10a
link road, and access for servicing is also facilitated via
Highfield Lane. For staff, access to the car park is via
Church Road.

The site and primary access point for goods vehicles
have been strategically selected having consideration to
the surrounding road network, as required by Local Plan
Policy TRA7, so as to facilitate direct connectivity with
the Strategic Road Network, and keep HGVs off local
roads and away from residential areas. In accordance
with Local Plan Policy TRA9, the site affords sufficient
space to accommodate all HGV movements and parking
on-site, without impacting on the public highway.

5.2 CARPARKING

In accordance with the requirements for Sui Generis
uses pursuant to Local Plan Policy TRA3(b), the level of
car parking provided on-site is proportionate to the
requirements of the operation.

A total of 357 car parking spaces are provided for staff,
consolidated within the staff car park in the western
region of the Site.

5.3 SUSTAINABLE TRAVEL

A shift to sustainable travel modes is promoted through
the Travel Plan submitted as part of the planning
application, in accordance with Local Plan Policy TRA8.

As part of this, and in line with the promotion of local bus
services pursuant to Local Plan Policy TRA4, a dedicated
‘Zeelo’ shuttle bus provides free-of-charge services for
commuting staff, connecting the Site to Ashford
International Railway Station and Ashford Park and Ride.

Within the site, dedicated pedestrian routes have been
provided connecting the staff carpark and areas of the
site frequented by staff on foot, in accordance with Local
Plan Policy TRA5. In order to continue to encourage
journeys on foot in the wider area surrounding the Site,
the diversion of the PROW has already been lawfully
completed, allowing pedestrians to safely navigate
around the Site and move between the surrounding
settlements.

Local Plan Policy TRA6 supports the provision of cycle
parking facilities, at a level to be determined on a case by
case basis for Sui Generis uses. Secure cycle parking is
provided within the site with capacity for 60 bicycles,
and staff lockers, showers and changing facilities are
also provided on-site within staff welfare areas.

5.4 CONSULTATION

Consultation has also been undertaken with National
Highways and KCC Highways officers (meetings were
held on 17th and 24th September 2024, respectively),
and the Transport Assessment (including surveys and
modelling) and Travel Plan have been carried out in
accordance with the scope agreed by officers.
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6.0 SUSTAINABILITY

6.1 SUSTAINABILITY SUMMARY

The Development integrates key sustainability features.
The site promotes sustainable transport by providing cycle
routes, bus connections, EV charging stations, and HGV
parking, reducing car dependency. Additionally,
landscaping and ecological improvements align with
biodiversity net gain principles, enhancing habitats and
supporting long-term ecological health. Waste
management practices are efficient, with secure waste
segregation and disposal, contributing to reduced pollution
and environmental harm.

The development’s design incorporates modular
construction, energy-efficient materials, and flexible
layouts to minimise resource use and waste. The site layout
optimises operational efficiency whilst respecting local
heritage, and green infrastructure such as SuDS ponds
supports biodiversity and reduces maintenance needs.
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7.0 LANDSCAPE

7.1 EXISTING LANDSCAPE DESIGN 
PROPOSALS

The existing landscape proposals at the Application Site
have been reviewed and will be improved to meet the
requirements of the approved LEMP associated with the
IBF, prior to determination of this planning application.

The main aims of the proposed landscape are as follows:

• To blend the site into its surroundings and combine
with the proposals set out in the LEMP documents.

• Ensure the successful establishment and retention
of the landscape scheme and effective landscape
buffer planting, particularly along the boundaries of
the site to provide an attractive setting and backdrop
for the site.

• Where appropriate take opportunities to improve
potential habitat value and biodiversity on the site.

Ultimately the landscape strategy aims to blend the site
comfortably into its surroundings and is in keeping with
the local landscape character, complementing the
detailed proposals in the LEMP documents. A strong
landscape structure will mature to create an attractive
frontage and an effective visual buffer to the boundaries.
This will help to create a positive relationship between
the site and its surrounding environment.

A robust and strong landscape structure forms an
essential requirement of the overall approach for the
landscape design proposals. The scale and nature of the
site, and the wider context surrounding are important
factors in the landscape design approach. This approach
is reflected in the LEMP proposals and further supported
with the additional areas identified on the landscape
plans.

The majority of planting will be native, including the tree,
thicket and wildflower/species rich grassland to extend
and integrate the surrounding landscape character and
species distribution into the site, utilising the
suggestions recommended in the LEMP. The proposed
landscape planting for the site has been designed
primarily to provide screening to the built form and
vehicle movements within the demise, to improve local
biodiversity and ultimately for the vegetation to
successfully establish.

The LEMP documents set out proposals to the southern,
eastern and western boundaries, any opportunities
identified within these proposals have been detailed on
the landscape plans.

The area to the north of the site adjacent the A2070
highways land has been proposed to improve screening
of the site from the nearby residential properties housing
along the A20 while also offering ornamental/aesthetic
value to pedestrians walking along this route. The area is
proposed to consist of mixed species thicket planting
with a variety of extra heavy & feathered trees, offering a
tiered canopy structure and enhanced screening.

Additional tree planting is proposed around pond three in
the southwest corner to provide screening to the
residential properties on Church Road. The location of
the planting here has considered an existing gas main
and associated easement. This will be supported with
low shrub/thicket planting alongside the diverted public
right of way route.

7.2 LVIA

The Site sits within a gently rolling lowland landscape of
agricultural fields at the eastern edge of Willesborough
and the land then rises towards the east. The Site
contains limited vegetation, but the adjacent plots of
land include a few boundary hedgerows and sporadic
groups of vegetation. The urban fringe of Willesborough
and southeast Ashford form the backdrop towards this
part of the study area and define most of the local
character at the west of the Site.

The urban setting north and west of the Site provides
several intervening features that limit the visibility of the
development from that direction. However, the
development is visible from the immediate area at the
west and around St Mary’s church. The topography to the
south allows for a few distant views from higher grounds
but the intervening features screen the development
substantially, allowing only glimpsed views. The eastern
part of the study area has an undulating raising
topography that allows more views from the farm fields
and the edge of Mersham village. Overall, views towards
the development are restricted to the immediate vicinity
with a few mid and long range views outside the study
area.

As a result of the topography and the urban setting
adjacent to the development, the surrounding receptors
are experiencing views mostly to the immediate
locations around the Site. Most medium to long distance
views are restricted by intervening features. In visual
terms, the localised significant effects are limited to
residents in proximity to the development, and the users
of adjacent PRoWs.
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7.0 LANDSCAPE

7.2 LVIA cont’d

The existing mitigation measures designed in are
assisting to integrate the development with the
surrounding landscape and reduce the significance of
the visual amenity effects. However, the assessment of
the current mitigation measures is welcomed, and
further measures are expected to improve the visual
effects of the high sensitivity users.

Finally, it is worth noting that the development is notable
during the night hours from long uninterrupted views
such as the Kent Downs National Landscape, however
this is viewed in context with the surrounding
illumination associated with Ashford.
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7.0 LANDSCAPE

7.3 LANDSCAPE CONCEPT PLANS

Fig. 10– 2418-24-01.Rev 01 Landscape Masterplan
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7.0 LANDSCAPE

7.3 LANDSCAPE CONCEPT PLANS cont’d

Fig. 11– 2418-24-02 Landscape Detailed Planting Plan Sheet 2
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7.0 LANDSCAPE

7.3 LANDSCAPE CONCEPT PLANS cont’d

Fig. 12– 2418-24-03.Rev 01 Landscape Detailed Planting Plan Sheet 3
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7.0 LANDSCAPE

7.3 LANDSCAPE CONCEPT PLANS cont’d

Fig. 13– 2418-24-04 Landscape Detailed Planting Plan Sheet 4
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7.0 LANDSCAPE

7.3 LANDSCAPE CONCEPT PLANS cont’d

Fig. 14– 2418-24-05 Landscape Detailed Planting Plan Sheet 5
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8.0 CONSULTATION AND CONCLUSION

This planning application has been prepared in the
context of meaningful and proactive engagement with
ABC, as well as Kent County Council (‘KCC’), and an
extensive consultation exercise has been undertaken
with other interested parties and stakeholders, including
occupiers and owners of the immediately neighbouring
properties and throughout the wider area surrounding
the Site, ward councillors, local groups and other key
stakeholders. The Applicant is committed to a robust
programme of ongoing consultation, with ABC, KCC, the
wider community and key stakeholders.

Public engagement was carried out over a four-month
period (October 2024 – January 2025) in a series of
stages and involving various activities, in order to
effectively engage with multiple stakeholders.

The first round of engagement was focused on
explaining to local stakeholders the intention to submit a
full planning application seeking to permit the
continuation of the existing operation, obtaining
feedback from the local community on their experiences
of living near the IBF, and identifying the key concerns of
the local community for consideration as part of the
technical assessments and investigations of potential
mitigation measures.

Engagement events were held on 19th and 26th October,
in advance of which flyers were distributed, letters sent
to near-neighbours, door-knocking carried out with near-
neighbours, an engagement website established and
social media adverts published. In addition, letters and
meeting invites were shared with political and officer
stakeholders at Borough, County, Parish and
parliamentary level, plus local business and community
stakeholders.

Based on the feedback provided during the various
events, meetings and conversations, and in writing via
surveys, the website and email correspondence, the
following key themes emerged:

• Lighting impacts, associated with the high visibility
and ‘glow’ of the Site during the night, impacting on
the dark skies and residential amenity for near-
neighbours.

• Traffic impacts, associated with misdirected HGVs
on local roads, and increased traffic on the
highways network.

• Landscaping issues, associated with some failed
planting and other landscaping not having been
delivered under the SDO, as well as opportunities for
enhanced biodiversity creation.

• Noise impacts, associated with HGV movements on
the Site, particularly at night-time, impacting on
residential amenity.

A second round of community engagement events was
held on 17th and 18th January, with a focus on
summarising the issues that had been reported during
the first round of engagement, and explaining how these
issues had been investigated and related mitigations
explored.






