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Suitability Suitability Summary Availability Achievability

TC4S043 The 
Paddock, 
Ferne Lane

Alkham Alkham 
Parish 
Council

Alkham 
and Capel-
le-Ferne

An area of hardstanding forms the entrance to the site, while 
two semi-permanent dwelling units are located to the south 
and west of the entrance. These are bounded by fencing and 
limited vegetation cover, while the land in the remaining two 
thirds of the site is fenced into paddocks. Farmland or 
grassland adjoins the site in all directions. The site is screened 
by mature hedgerows which form the northern and south-
eastern boundaries of the site, while a hedgerow also screens 
approximately 50 percent of the site from the paddock to the 
west. However views of the site are possible from the public 
highway and from public footpath ER150 which crosses the 
centre of the site from its entrance at Ferne Lane. The site 
falls within the AONB, and a previous application for two 
pitches on the site was refused permission and upheld at 
appeal, due largely to unacceptable impacts on the AONB and 
the lack of possibilities for mitigation. There has been no 
change in circumstances in terms of the surroundings of the 
site since the previous appeal decision was issued, and were 
the site's use to be intensified it is even less likely that the 
associated impacts on the AONB could be mitigated.

There are likely habitats on site 
due to the presence of mature 
hedgerows, although it's likely 
that the boundary hedges could 
be maintained in their existing 
form even if the sites use was 
intensified. 

Red The development of 
this site would have a 
detrimental landscape 
impact that cannot be 
mitigated.

The site has existing vehicular access from 
Ferne Lane. However KCC Highways 
commented that Ferne Lane and the lanes 
leading to/from the site are narrow with a 
lack of formal passing places and poor 
visibility at bends/junctions. KCC also 
commented that given the location of the 
site and lack of footway network, most if 
all trips would likely be made by car from 
the site, so the site is not particularly 
sustainable. PROW ER150 crosses the site 
from its entrance at Ferne Lane 
westwards towards Chalksole Green, 
although due to mesh fencing placed at 
the site entrance this did not appear 
passable when a site visit was 
undertaken. 

The site has existing vehicular access from 
Ferne Lane.

 However KCC Highways commented that 
Ferne Lane and the lanes leading to/from 
the site are narrow with a lack of formal 
passing places and poor visibility at 
bends/junctions.

 KCC also commented that given the 
location of the site and lack of footway 
network, most if all trips would likely be 
made by car from the site, so the site is 
not particularly sustainable.

 PROW ER150 crosses the site from its 
entrance at Ferne Lane westwards 
towards Chalksole Green, although due to 
mesh fencing placed at the site entrance 
this did not appear passable when a site 
visit was undertaken. 

The site is more than 400m from the 
Settlement Confines of Alkham, and there 
is a very dispersed pattern of 
development in the vicinity, characterised 
by Farms and residential properties with 
large curtilages. Accordingly the site could 
not be said to form part of any existing 
settlement.

The site has existing access, although 
concern over narrow lanes leading 
to/from the site, with poor visibility and 
few passing places. Also lack of public 
transport options

Red Access considered to 
be unachievable and/or 
highway impact cannot 
be mitigated.

There are no heritage 
assets on or adjacent 
to the site.

Green Site assessed as having 
no heritage impact

Y Y Y Y Y Y N N Access with suitable visibility 
may be achievable, however 
measured speeds are required 
to determine the appropriate 
visibility. Ferne Lane and the 
lanes leading to/from the site 
are narrow with a lack of 
formal passing places and 
poor visibility at 
bends/junctions. The site is 
therefore not considered 
suitable in highway terms for 
15 dwellings. Location of the 
site and lack of footway 
network means most if not all 
trips will be by car, so not 
particularly sustainable.

More than 
recommended 
400 metre 
walking distance 
to nearest bus 
stops in Alkham 
Valley Road, and 
no footway in 
Ferne Lane, 
Warren Lane or 
Slip Lane.

No comment -  
note unable to 
identify exact 
site location but 
there are no 
designated 
heritage assets in 
Ferne Lane

The site lies in a rural location, unrelated to any existing settlement.  It lies on 
top of a  plateau between the steep dry valleys so characteristic of this part of 
the AONB. White there is some  screening from an indigenous hedgerow along 
the boundaries adjacent to Fern Lane, some views are still possible from the 
public highway as well as from Public Rights of Way ER150 that passes through 
the centre of the site.  In our view, the use of the land for a 
Traveller site would not meet the key test of conserving and enhancing the 
character and qualities of the AONB. 
A previous application on the site for two pitches was refused permission, due to 
a large part on the grounds of unacceptable impacts to the  AONB. This decision 
was upheld at appeal with the Inspector concluding that it was not possible to 
mitigate impacts.  We see no reason as to how circumstances have changed 
since this decision and are not supportive of the allocation of the site. 

GF 0.56 G&T 8 Unsuitable Unsuitable site:
- Site is within the AONB
- Unacceptable impact on landscape
- Rural location

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable

TC4S044 Halfacres, 
Short Lane, 
Alkham

Alkham Alkham 
Parish 
Council

Alkham 
and Capel-
le-Ferne

The site is bounded by a line of vegetation on its northern 
boundary, where ER177 passes by. A hedge line separates the 
site from residential properties to the west, while there are 
open views to/from the valley side to the south, where the 
land is in agricultural use. It may be desirable to improve the 
screening to the site's north and south as part of any 
proposals coming forward on the site. Internally, the site is 
mostly grassland. The site and the valley are in the AONB

There may be biodiversity 
present on site, although the 
main opportunity for habitats is 
the vegetation to the north of 
the site. Any redevelopment of 
the site should retain, or seek to 
enhance, this vegetation. 

Amber The development of 
this site would have an 
impact on the 
landscape and further 
assessment is required 
to demonstrate 
whether this can be 
mitigated.

A suitable access could be achieved via 
Short Lane. Development of the site at 
the scale proposed is unlikely to have a 
significant impact on the surrounding 
highway network. The site is within 400m 
of a bus stop in Alkham Valley Road. 
ER177 passes adjacent to the north of the 
site

A suitable access could be achieved via 
Short Lane

Development of the site at the scale 
proposed is unlikely to have a significant 
impact on the surrounding highway 
network

The site is within 400m of a bus stop in 
Alkham Valley Road

ER177 passes adjacent to the north of the 
site

The site is located just outside the 
Settlement Confines of Alkham, but is 
within 400m of the village centre

Suitable access possible via Short Lane 
and unlikely to have a significant impact 
on the wider highway network

Green Access appears 
achievable and any 
highway impact can be 
suitably mitigated.

There are no heritage 
assets on or adjacent 
to the site.

Green Site assessed as having 
no heritage impact

Y Y Y Y Y Y N With respect to all the proposed further site options our view is that these sites should 
consider the potential in-combination impacts they may have on Thanet Coast and 
Sandwich Bay Special Protection Area (SPA) and Ramsar site as a result of increased 
recreational disturbance. Consideration of recreational impacts should be in line with our 
comments on the Development Management Policy 40 of the Regulation 18 Dover Draft 
Local Plan. Should any of these options be accepted as allocations for the local plan their 
impacts should be considered as part of the plan’s overarching Habitats Regulations 
Assessment (HRA) and Sustainability Appraisal (SA).  We note that this site falls within the 
Kent Downs Area of Outstanding Natural Beauty (AONB) and as such could potentially have 
a significant impact on the purposes of designation for the AONB. Given this your council 
need to be confident that this site will not result in a significant impact on the AONB before 
proceeding to allocation. If allocated the development must be designed to conserve and 
enhance the character of the Kent Downs AONB and any measures to moderate impacts 
that are required should be secured, in line with our comments on Development 
Management Policy 39 of the Regulation 18 Dover Draft Local Plan. Beyond this, we also 
advise that advice is sought from the Kent Downs AONB unit concerning this site option as 
their knowledge of the site, the wider landscape setting, and the aims/objectives/special 
qualities of the Kent Downs AONB will be key. Finally, should this option be accepted as an 
allocation in the local plan its impacts on the AONB should be considered as part of the 
plan’s overarching SA. 

Access with suitable visibility 
appears achievable directly 
from Short Lane utilising 
existing access, rather than 
from restricted bridleway 
ER177. Unlikely on its own to 
have a severe impact on the 
wider highway network. 
Junction of Short Lane with 
Alkham Valley Road 
acceptable for the additional 
dwellings proposed.

Within 400 
metres 
recommended 
walking distance 
to nearest bus 
stops in Alkham 
Valley Road.

No comment - 
ditto re. Short 
Lane

Taking into account the site’s relationship with existing built development at 
Alkham we do not object in principle to the allocation in this location for a 
traveller site. Despite being located within the bottom of a valley, the site is 
quite open to views from Public Rights of Way that extend up both valley sides, 
in particular Public Footpath ER165 to the south and Restricted Byway ER177 to 
the east and Public Footpath ER163 to the north which is also likely to offer 
views over the site because of the topography.  Any allocation should therefore 
include requirements for strong vegetative screening along the southern 
boundary and bolstered screening  on the northern boundary to help mitigate 
impacts. In addition, lighting, materials, boundary treatments including any gates 
and site layout should also be required to be designed to minimise AONB 
impacts. 

GF 0.17 G&T 3 Suitable Suitable site:
- Access is achievable
- No objection from AONB unit. However, 
requirements for strong vegetative screening 
along the southern boundary and bolstered 
screening  on the northern boundary lighting, 
materials, boundary treatments including any 
gates and site layout should also be required to 
be designed to minimise AONB impacts. 
- pitches hard standing to be located in half of 
site outside of surface water flood risk

Available Achievable

TC4S049 HOLLYOAK
S STABLES, 
LAND 
SOUTH 
SIDE 
FERNE 
LANE, 
CHALKSOL
E ALKHAM 
DOVER 
KENT

CT15 7EE Alkham Alkham 
Parish 
Council

Alkham 
and Capel-
le-Ferne

Internally the site is a large, flat area of grassland, and is very 
well screened from Warren Lane to the west and Ferne Lane 
to the north by mature hedgerows. A Farm is located to the 
south of the site, farmland to the north, while horse paddocks 
adjoin to the east and two residential dwellings to the west 
across Warren Lane. The surrounding area is characterised by 
very dispersed development. A hedgerow also screens the 
northern 50% of the site from the neighbouring Paddock site. 
The site is located within the AONB, and the AONB Unit 
commented that the site would be visible from any access as 
well as from PROW ER150 which crosses the centre of the 
site. The AONB Unit is not supportive of the allocation of this 
site, raising concerns over the urbanisation of a green field 
which would not meet the key test of conserving and 
enhancing the AONB.  It is therefore not considered these 
impacts could be suitably mitigated.

There is the opportunity for 
habitats on site due to the 
presence of mature hedgerows 
on three sides of the site, and 
also the grassland which forms 
the centre of the site. It is likely 
that a section of hedgerow 
would need to be removed to 
facilitate the site's access, and 
in the context of biodiversity 
net gain this would require 
suitable mitigation within any 
proposals for the site. 

Red The development of 
this site would have a 
detrimental landscape 
impact that cannot be 
mitigated.

KCC Highways commented that access 
with suitable visibility may be achievable, 
however measured speeds are required to 
determine the appropriate visibility. 
Warren Lane/Ferne Lane and the lanes 
leading to/from the site are narrow with a 
lack of formal passing places and poor 
visibility at bends/junctions. KCC also 
commented that given the location of the 
site and lack of footway network, most if 
all trips would likely be made by car from 
the site, so the site is not particularly 
sustainable. PROW ER150 crosses the site 
from its entrance at Ferne Lane 
westwards towards Chalksole Green, 
although due to mesh fencing placed at 
the site entrance this did not appear 
passable when a site visit was 
undertaken. 

KCC Highways commented that access 
with suitable visibility may be achievable, 
however measured speeds are required to 
determine the appropriate visibility.

 Warren Lane/Ferne Lane and the lanes 
leading to/from the site are narrow with a 
lack of formal passing places and poor 
visibility at bends/junctions.

 KCC also commented that given the 
location of the site and lack of footway 
network, most if all trips would likely be 
made by car from the site, so the site is 
not particularly sustainable.

PROW ER150 crosses the site from its 
entrance at Ferne Lane westwards 
towards Chalksole Green, although due to 
mesh fencing placed at the site entrance 
this did not appear passable when a site 
visit was undertaken. 

The site is more than 400m from the 
Settlement Confines of Alkham, and there 
is a very dispersed pattern of 
development in the vicinity, characterised 
by Farms and residential properties with 
large curtilages. Accordingly the site could 
not be said to form part of any existing 
settlement.

The site has existing access, although 
concern over narrow lanes leading 
to/from the site, with poor visibility and 
few passing places. Also lack of public 
transport options

Red Access considered to 
be unachievable and/or 
highway impact cannot 
be mitigated.

There are no heritage 
assets on or adjacent 
to the site.

Green Site assessed as having 
no heritage impact

N With respect to all the proposed further site options our view is that these sites should 
consider the potential in-combination impacts they may have on Thanet Coast and 
Sandwich Bay Special Protection Area (SPA) and Ramsar site as a result of increased 
recreational disturbance. Consideration of recreational impacts should be in line with our 
comments on the Development Management Policy 40 of the Regulation 18 Dover Draft 
Local Plan. Should any of these options be accepted as allocations for the local plan their 
impacts should be considered as part of the plan’s overarching Habitats Regulations 
Assessment (HRA) and Sustainability Appraisal (SA). We note that this site falls within the 
Kent Downs AONB and as such could potentially have a significant impact on the purposes 
of designation for the AONB. Given this your council need to be confident that this site will 
not result in a significant impact on the  AONB before proceeding to allocation. If allocated 
the development must be designed to conserve and enhance the character of the Kent 
Downs AONB and any measures to moderate impacts that are required should be secured, 
in line with our comments on Development Management Policy 39 of the Regulation 18 
Dover Draft Local Plan. Beyond this, we also advise that advice is sought from the Kent 
Downs AONB unit concerning this site option as their knowledge of the site, the wider 
landscape setting, and the 
aims/objectives/special qualities of the Kent Downs AONB will be key. Finally, should this 
option be accepted as an allocation in the local plan its impacts on the AONB should be 
considered as part of the plan’s overarching SA 

Access with suitable visibility 
may be achievable, however 
measured speeds are required 
to determine the appropriate 
visibility. Warren Lane/Ferne 
Lane and the lanes leading 
to/from the site are narrow 
with a lack of formal passing 
places and poor visibility at 
bends/junctions. The site is 
therefore not considered 
suitable in highway terms for 
42 dwellings. Location of the 
site and lack of footway 
network means most if not all 
trips will be by car, so not 
particularly sustainable.

More than 
recommended 
400 metre 
walking distance 
to nearest bus 
stops in Alkham 
Valley Road, and 
no footway in 
Warren Lane or 
Slip Lane.

No comment The site lies in a rural location, unrelated to any existing settlement.  It lies on 
top of a  plateau between the steep dry valleys that are highly characteristic of 
this part of the AONB. The site currently has some screening from the wider 
landscape due to the presence of mature indigenous hedgerows along the 
boundaries of the site adjacent to Ferne Lane and Warren Lane, however some 
views into the site would be possible from any access as well and potentially 
above the hedge line as well as from Public Rights of Way ER150 that passes 
through the centre of the site. This is a substantial area of land and the creation 
of traveller pitches here would result in the replacement of an existing green 
field with an urbanised traveller site that would not, in our view, meet the key 
test of conserving and enhancing the AONB and raises similar issues in principle 
to the adjacent site (The Paddock, Ferne Lane) which has been refused 
permission with a subsequent appeal dismissed.  The AONB Unit would not be 
supportive of the allocation of this site.  

GF 1.32 G&T 20 Unsuitable Unsuitable site:
- Site is within the AONB
- Unacceptable impact on landscape
- Rural location

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable

TC4S050 Sherley 
Farm, 
Reach 
Road, St 
Margaret’s 
at Cliffe

CT15 6HY St 
Margarets 
at Cliffe

St 
Margaret's-
at-Cliffe 
Parish 
Council

Guston, 
Kingsdown 
and St 
Margaret's-
at-Cliffe

The site is situated in a remote location and adjacent to fields 
, 100% within the AONB. No screening to the east of the site, 
site is at a higher level to the surrounding fields to the east. 
Very open and visible with long distance views across the 
countryside. Mitigation not possible along the eastern section 
of the site. There is tree screening to the north and north 
western section where a caravan is currently situated. There 
may be space for an additional pitch in the centre of the site, 
but additional screening would need to be incorporated. The 
site is situated within the AONB, to intensify the pitches may 
be contrary to the objectives of the AONB to maintain the 
remote, undeveloped qualities.

In order to create room for an 
additional pitch, there would 
need to be some clearance of 
planting, which may result in the 
loss of habitats. There are some 
established trees and planting 
which provide screening 
currently which would need to 
be retained. 

Red The development of 
this site would have a 
detrimental landscape 
impact that cannot be 
mitigated.

Existing access from Upper Road. There is 
no footpath to the site and it is not 
connected to a settlement.  Reliance on 
car for transport. Unsustainable location.

Existing access from Upper Road.  It is unlikely that a development of the 
scale proposed would have a significant 
impact on nearby roads in terms of 
vehicular traffic

 Reliance on car for transport.  
Unsustainable location.

There is no footpath to the site and it is 
not connected to a settlement. 

Outside of settlement and not connected 
to any settlements.

Concern over ability to provide adequate 
visibility splays, and remoteness of site 
from public transport options

Amber Highways concerns 
have been identified in 
relation to access 
and/or highway impact 
and further assessment 
is required to 
demonstrate whether 
this can be mitigated.

No heritage impacts. Green Site assessed as having 
no heritage impact

Y Y Y Y Y Y N With respect to all the proposed further site options our view is that these sites should 
consider the potential in-combination impacts they may have on Thanet Coast and 
Sandwich Bay Special Protection Area (SPA) and Ramsar site as a result of increased 
recreational disturbance. Consideration of recreational impacts should be in line with our 
comments on the Development Management Policy 40 of the Regulation 18 Dover Draft 
Local Plan. Should any of these options be accepted as allocations for the local plan their 
impacts should be considered as part of the plan’s overarching Habitats Regulations 
Assessment (HRA) and Sustainability Appraisal (SA). We note that this site falls within the 
Kent Downs AONB and as such could potentially have a significant impact on the purposes 
of designation for the AONB. Given this your council need to be confident that this site will 
not result in a significant impact on the AONB before proceeding to allocation. If allocated 
the development must be designed to conserve and enhance the character of the Kent 
Downs AONB and any measures to moderate impacts that are required should be secured, 
in line with our comments on Development Management Policy 39 of the Regulation 18 
Dover Draft Local Plan. Beyond this, we also advise that advice is sought from the Kent 
Downs AONB unit concerning this site option as their knowledge of the site, the wider 
landscape setting, and the aims/objectives/special qualities of the Kent Downs AONB will 
be key. Finally should this option be accepted as an allocation in the local plan its impacts 
on the AONB should be considered as part of the plan’s overarching SA 

Upper Road is derestricted 
but measured speeds from 
2019 indicate that visibility 
splays of 160 metres x 2.4 
metres x 160 metres would 
be required at the access. It is 
not clear that these can be 
achieved. Location of site and 
lack of footway network 
means most if not all trips will 
be by car, so not particularly 
sustainable. Unlikely on its 
own to have a severe impact 
on the wider highway 
network.

No bus service 
available.

No comment The site lies in a very open rural landscape, unrelated to any existing settlement. 
While recognising that there are a number of existing structures located on the 
site, these are single storey buildings that are well dispersed within the site and 
generally have an agricultural appearance, minimising their impact on the 
landscape.  The intensification of the use of the site with eight traveller pitches 
would, in our view, result in unacceptable visual and landscape impacts that 
would fail to be complementary to existing settlement pattern and would be 
difficult to mitigate in a way that would be in keeping with the generally open 
landscape character, as well as introducing a much intensified domestic use of 
the site.  As such, any proposed allocation would not be supported. 

PDL 1.49 G&T 1 Suitable Suitable site:
- Issue with visibility to access
- Additional screening required for 1 pitch in 
centre of site
- Reduced capacity to limit impact on AONB and 
landscape
- Existing planting and trees to be retained
 - Considered the constraints identified on the 
site can be mitigated through the Local Plan.

Available Achievable

TC4S089 Land to the 
South of 
Ackholt 
Road, 
Aylesham

CT3 3BF Aylesham Aylesham 
Parish 
Council

Aylesham, 
Eythorne 
and 
Shepherds
well

The site is bounded by a railway line to the west, heavy 
woodland to the north and open agricultural countryside to 
the east and south.
The site is active agricultural land.
The site is contained by tree line to west north and east and 
exposed to countryside to the south.
The site slopes downhill from south to north.
Due to the rolling hills nature of the countryside to south of 
the site,  development in south of the site would impact on 
wider countryside.

The site is a working agricultural 
field with limited habitats 
opportunities constrained to 
tree lines to north, east and 
west.  The heavy woodland to 
north outside of the site 
provides strong habitats 
opportunities.  Any 
development would have to 
retain existing tree screening to 
the east north and west.

Red The development of 
this site would have a 
detrimental landscape 
impact that cannot be 
mitigated.

It is difficult to see how the site would be 
accessed.  The track linking to main road 
to west of site is a meandering trail 
through heavy woodland.  Alterative 
access would be through a farm track to  
South east across other land and rolling 
hills.
There are no footpaths on the roads 
either side of the site.
There is a strong woodland trail that runs 
south into the site along the railway line.
There is a train station 150 metres from 
the site.
No visible bus stops.

It is difficult to see how the site would be 
accessed.  The track linking to main road 
to west of site is a meandering trail 
through heavy woodland.  Alterative 
access would be through a farm track to  
South east across other land and rolling 
hills.

A development of the size proposed is 
unlikely to have a significant impact on 
the highway network. However, if such 
development was to come forward 
consultation with KCC – as Local Highway 
Authority – would be required to ensure 
the consideration of the cumulative 
impact on the wider highway network

No visible bus stops. There is a train 
station 150 metres from the site.

There are no footpaths on the roads 
either side of the site.
There is a strong woodland trail that runs 
south into the site along the railway line.

Isolated in the countryside,  rural roads 
and train line separate the site from 
Aylesham settlement

Access appears unachievable as site 
separated from highways by third party 
land

Red Access considered to 
be unachievable and/or 
highway impact cannot 
be mitigated.

There are no heritage 
assets on the site or 
adjacent.

Green Site assessed as having 
no heritage impact

Y N N Y Y Y N N Site separated from existing 
highway in Ackholt Road by 
third party land (it appears 
not currently owned by KCC 
as suggested) and it therefore 
appears  access is not 
achievable.

Within 400 
metres 
recommended 
walking distance 
to nearest bus 
stop in Ackholt 
Road  and 
Aylesham 
Railway Station.

No comment N GF 1.51 G&T 23 Unsuitable Unsuitable site
-Access is unachievable
-Unacceptable landscape impact

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable

Not taken forward to 
the next stage of 
assessment as site is 
unsuitable
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