
August 2021

Winterbourne Fields
Pre-Application
Document



2 Shaptor Capital | Winterbourne Fields  | Pre-Application Report

The Vision For Winterbourne Fields

The vision for Winterbourne Fields is to create a 
sustainable new community of up to 1,600 homes 

and other community uses in close proximity to 
existing services in Dunkirk, Boughton-Under-Blean 
and other wider regional centres at Faversham and 
Canterbury. It will have the broadest possible range 

of homes, jobs and community facilities set in 
superb open spaces, and it will promote a healthy-

living environment from the start.

A deliverable site

under a single land ownership via a network of woodland 
paths with connections to the 

Kent Downs AONB

that would materially impact 
development potential

in Faversham and Canterbury 
providing opportunities for 

jobs, education and community 
facilities

enveloped by mature woodland 
and protected from wider 

views

as an alternative to major urban 
extensions

Immediate access to the 
countryside

Unconstrained from 
designations

Access to cultural and 
employment centres

Physically and visually 
enclosed

A collection of villages
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Boughton-Under-Blean

(1,200)

(850)

(potential 3,840)

(2,000)

Dunkirk

Selling

Oversland

Winterbourne Fields

Selling 
Station

Overnight 
accommodation

Church/ 
community hall

Business 
use

Education Pub/ bar/ shop Population 
size

Fig 01: Concept diagram for Winterbourne Fields

?
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Vision

Development Objectives

SustainabilityThe highest possible 
design standards

Fostering a sense of 
community

A strong sense of 
place & character

Creation of a new 
village which becomes 
an integral part of the 
neighbouring village 

communities, providing 
local facilities within 
walking and cycling 

distance. New facilities 
should complement and 
not compete with those 
already available within 
Boughton-under-Blean, 

Dunkirk and Selling.

The key focus is the 
creation of energy 

efficient ‘green’ homes. 
Each dwelling is expected 
to be 75-80%  lower CO2 
than current regulations 
and future proofed with 

low carbon heating. 
Each dwelling will not be 
heated with Gas, Oil  or 

LPG.

The highest standards 
of sustainability - with 
renewable energy, low 
carbon buildings, water 

conservation systems and 
environmental protection 

measures at the very 
heart of the proposals.

A distinctive local 
identity which takes 

character clues from the 
neighbouring villages of 
Boughton-Under-Blean, 

Dunkirk and Selling.

Fig 02: Development objective infographics

As established through the contextual and technical site studies outlined 
within this document, Winterbourne Fields has strong credentials and the 
established attributes to support a new community of people.

In order for Winterbourne Fields to become a sustainable community it is 
important to consider the underlying objectives that need to be established for 
this change to successfully take place.

The points listed below and opposite outline a series of development objectives 
which are synonymous with the creation of modern sustainable communities. 
These can form the basis for the development of a series of site specific objectives 
through the stakeholder consultation and engagement process.
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All of the open and 
public spaces will require 

management from 
day one, through the 

construction and lifetime 
of the development. To 
assist with community 

building, some of 
these spaces could be 

managed by the public, 
with others commercially 

managed. 

A new village which 
is connected by high 
quality open spaces, 

public realm and streets 
for all.

Well Designed 
Place

Great homes Legacy A network of 
connected green 

spaces

Future proofed Access to a range of 
supporting facilities

Well-connected, 
integrated 

sustainable 
transport links

Enabling local 
people to have a 
meaningful Input

Planning a resilient place, 
that allows for changing 

demographics, future 
growth and the impacts 
of climate change and 

water management cycle. 

Ensuring accessibility for 
all is at the heart of the 
masterplan. Integrating 
cycle infrastructure to 

streets and open spaces, 
the creation of green 

corridors to encourage 
more active lifestyles and 

reduce the reliance on 
the private car. A Public 
Transport Hub located 

in the village centre 
will provide sustainable 

transport links to 
other local villages 

and to Faversham and 
Canterbury. 

The Site can provide 
approximately 1,600 

new homes, which will 
be across a range of 

types, sizes and tenures. 
Committing to this 
diversity of dwelling 
types can assist with 
creating a mixed and 
balanced community.

Designed to provide a 
place where residents 

have choices and 
chances to lead a healthy 

life, through active 
lifestyles and access to 

open spaces including a 
5km running trail, leisure 
and fitness complex, and 
all weather sports pitch.

Planning for a network 
of connected green 

spaces, ensuring access 
for the whole community, 

including the creation 
of areas for sport and 
recreation. These will 

be designed to support 
healthy and active 

lifestyles and community 
cohesion while achieving 

biodiversity NET gain. 

Involvement of local 
communities and 

stakeholder groups 
including Dunkirk and 

Boughton-under-
Blean Parish Council’s 

is key to gaining 
consensus on the 

nature of forthcoming 
development.

5
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25 mins to Sittingbourne

30 mins to 
Ashford

FAVERSHAM

M2

A25
1

This document has been prepared by Carter 
Jonas and OSG Architecture on behalf of 
Shaptor Capital and the landowner. It sets out 
the vision and objectives of the proposals for 
Winterbourne Fields, a strategic development 
proposal between Faversham and Canterbury. 
The proposed development Site is located 
adjacent to the village of Dunkirk, Kent.

This will provide a mixed residential and 
commercial development on low grade 
agricultural land and will:

• Assist Swale in providing the necessary 
housing to meet the Government’s 
requirements

• Improve the access to and egress from the 
A2 for the neighbouring communities.

• Enhance the sustainability of Boughton-
under-Blean and Dunkirk with improved 
retail and recreational facilities.

1.0  Introduction

Introduction

Fig 03: Context plan

BOUGHTON-
UNDER-BLEAN

FAVERSHAM

SELLING
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Fig 04: Site designations plan

12 Shaptor Capital | Winterbourne Fields  | Pre-Application Report

Swale Borough Local Plan (2017) has been reviewed in 
order to determine all policy constraints in and around 
the Site.  

The Site is unconstrained from designations that would 
materially impact development potential and is split into 
two parcels:

Parcel A: is bound to the north by the village of Dunkirk, 
to the east by Canterbury Road, the south by the A2 and 
the west by established hedgerow.  The topography of the 
Parcel is generally flat and extends to 4.70 hectares (‘ha’).

Parcel B: is bound to the north by the A2 and to the 
east, south and west by established woodland.  The 
topography of the Site slopes gently towards the centre 
and combined with the dense and established woodland 
on its boundaries, results in the Parcel being physically 
and visually enclosed.  Parcel B extends to 67.65 ha.

The surrounding area comprise areas of woodland and 
land in agricultural use, as well as small villages and 
hamlets particularly to the south and west including 
Oversland, Crouch and Selling.  In terms of existing 
connections to these areas and the countryside beyond, 
a network of public rights of way (PROWs) are in close 
proximity to the Site.   

2.1  Site Designation

Planning Position & Background

Built up area 

Town centre boundary

Local Designated Site of Biodiversity

Road network
Railway line

Area of High Landscape Value

Area of Outstanding Natural Beauty

Allocation - Mixed Use

Allocation - Residential

Allocation (emerging) - Residential

Allocation - Employment

Allocation (emerging) - Employment

Allocation - Public Open Space

National Site Designated Solely for 
Biodiversity &/or Geological Value

Administrative boundary

Site location

FAVERSHAM

M2
A2

51

SELLING
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The full Local Housing Need for the new 
plan period is 18,479 dwellings, however, 
the Sustainability Appraisal indicates 
that the preferred growth option as 
demonstrating a supply of only 17,660 
dwellings.  It is therefore clear that not 
only additional sites are required but it 
is vital that deliverable sites like this Site 
are included. 

The implications of not identifying a robust 
supply will be the continued failure of 
the Council in passing the Government’s 
Housing Delivery Test (‘HDT’) and/or the 
Council not being able to demonstrate a 
five-year housing land supply (‘5YHLS’), 
with both resulting in policies of the 
Plan being considered out of date and 
the presumption in favour of sustainable 
development being triggered.  This 
reduces the ability of the Council to 
control development and opens up the 
risk of speculative development across the 
Borough.  More importantly, it exacerbates 
the acute housing affordability crisis 
that has disenfranchised local people, 
particularly the young from accessing the 
housing market. 

Affordability in Swale has consistently 
worsened from historical positions, with 
house prices now close to 2.5 times more 
inaccessible to local people than they 
were at the turn of the century. This crisis 
will only worsen without the Council 
taking a proactive and robust approach 
to allocating sufficient sites to meets its 
assessed needs.  We therefore suggest 
that to address the housing shortfall, 
Winterbourne Fields as a deliverable site is 
included as an allocation in the Local Plan.  

The Site represents an opportunity to 
create a sustainably led new community of 
up to 1,600 homes and other uses in close 
proximity to existing services in Dunkirk 
and Boughton-Under-Blean contributing to 
a local network of villages, transport links 
and community facilities reducing the need 
to travel.  Other advantages include:

• The Site is under single ownership 
with this avoiding the delays often 
associated with large complex sites 
owing to a number of parties being 
involved;

• Through single ownership, it will allow 
the Site to be brought forward quickly 
assisting the Council with its 5YHLS;

• The Site is unconstrained in terms 
of planning policy designations that 
would materially impact development 
potential; and

• In accordance with the National 
Planning Policy Framework (‘NPPF’), 
the Site is deliverable, i.e., it is 
available now (single ownership), it is 
a suitable location for development as 
confirmed by the Vision and technical 
work undertaken and housing can be 
delivered within 5 years.

2.2  Five Year Land   
 Supply Issues

2.3  Planning Rationale

Planning Position & Background



Fig 05: Bearing Fruits Local Plan (2017 - 2031 Fig 06: Local Plan Review (2021)
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The Site is unconstrained by designations that would materially 
impact development potential and is one of very few in Swale 
and represents an excellent opportunity to create a sustainable 
new community of up to 1,600 homes and other uses in close 
proximity to existing services in Dunkirk, Boughton-Under-Blean 
and other wider regional centres at Faversham and Canterbury.  
As set within this vision document, development will help 
sustain those local facilities and will reduce travel by car and 
with employment provision on-site, it will provide the necessary 
jobs and social infrastructure to cater for residents and those of 
neighbouring settlements with all they need to live, work and 
play within a high quality, sustainable and zero carbon scheme.  
The Site therefore represents a sensible and logical allocation as 
part of the Local Plan.

2.4  Site Allocation

pppppppppppppppllllllllleeeeeeeeessssss eerr reeks oocccccccckkkkkkkkssssss

uunnnpowwwdddddeeerrrrr oooooopppppssss

ssssllllaanndddd aaaaavvvvveeelliinnn iinngg orries

nttteeerrrppppriseeeeee lliigghhtt

Bearing Fruits 2031
The Swale Borough Local Plan

Adopted July 2017

  Local Plan Review 2021

Pre-Submission Document
(Regulation 19)



Fig 07: Delivery programme diagram
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Shaptor Capital will develop the vision 
and detail of the Site proposals in unison 
with local people and Members and 
Officers of the Council. A programme of 
engagement commenced in the summer 
of 2020 and will continue through the 
development of the proposals. 

If supported within the emerging Local 
Plan, an application will be produced and 
submitted by December 2021 in order 
to support the deliverability of the Site 
allocation and the wider Local Plan. With 
an application submitted and supported 
by emerging Local Plan policies, an 
Inspector can be given confidence the Site 
can contribute to the Council’s housing 
land supply within the first five years of 
the Plan. This early delivery will also help 
provide a focus and benchmark so that 
housing delivery from the outset is of a 
high quality with a focus on sustainability, 
setting the standard for other sites coming 
forward later in the Plan period. 

2.5  Programme

Jan-Mar 2021 
Pre-Submission
Draft Local Plan 

Consultation 
(Reg 19)

28th June  

Pre-app with KCC 

Summer 2022

Target Main 
Modifications

Early 2023

Application 
determined 

Spring 2023 

Target Adoption of 
SBC Local Plan

Autumn 2023

Determination of first 
Reserved Matters

Planning Position & Background
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28th June  

Pre-app with KCC 

Winter 2021

Application 
submitted

Spring 2022

Attendance at EiP for 
Draft Local Plan

Summer 2022

Target Main 
Modifications

Autumn 2023

Determination of first 
Reserved Matters

Summer 2024

Infrastructure 
delivery

Summer 2025

First houses 
delivered

August 2021
Pre-app 1 with SBC

October 2021
Suggested date for 
Pre-app 2 with SBC
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2.6  Key Planning Policies
Housing, Other Uses, Open Space & Infrastructure

There are a series of emerging policies 
within the draft Swale Local Plan which 
are relevant to the development. A 
summary of our understanding of the 
most relevant policies is set out below, 
together with the implications for 
open space and how this will shape the 
development brief.

Housing Policy
Policy ST 1 - Development needs for the 
Borough

The Council seeks to meet its 
development needs through the 
implementation of existing sites in
Bearing Fruits and additional sites as set 
out in the Local Plan Review but as set out 
at Section 2.2, to meet demand, more land 
is required to be allocated in the Borough.

Policy ST 3 - Delivering sustainable 
development in Swale

The Council will seek sustainable 
development that provides both 
mitigation and adaptation to climate 
change.

All development will also contribute to 
delivering a wide choice of high quality, 
low carbon homes that promote energy 
efficiency as part of schemes that are able 
to promote healthy communities.

Policy ST 5 - Delivering a wide choice of 
high-quality homes

Development should:
• Use densities determined by the 

context and the defining character of 
the area; 

• Provide affordable housing; 
• Provide dwellings that meet minimum 

space standards; 
• Achieve a mix of housing types 

as reflected in the findings of the 
Strategic Housing Market Assessment;

• Meet the housing requirements of 
specific groups including families, older 
persons or disabled; 

• Achieve sustainable and high quality 
design

Policy ST6 - Good design

The Council promotes high quality design, 
that is sensitive, inspired, imaginative and 
responds to its context and appropriate to 
its surroundings.  
The policy goes on to state that the 
National Design Guide and other 
documents listed above will be used to 
inform planning and other application.

Policy DM 15 - Affordable Housing

• On sites of 10 or more on greenfield 
land, 30% of the total dwellings 

• For sites of 10 or more dwellings, 
provision should be made on site 
in the first instance with a financial 
contribution being negotiated to make 
up the full requirement as appropriate. 

• Where proposals fall short of the 
policy target as a result of viability 
considerations, an open-book 
approach will be taken and the onus 
will be on the developer/landowner to 
clearly demonstrate the circumstances 
justifying a lower affordable housing 
contribution. 

• Where no registered provider or 
appropriate alternative provider is 
available, the full affordable housing 
provision requirement will be cascaded 
to another provider and/or site or via a 
commuted sum.

• The Council will seek an appropriate 
tenure mix of affordable housing 
to include social rented, affordable 
rent, intermediate rent and shared 
ownership affordable units in line with 
the identified needs of the area.

Background figures from the SHMA that 
has informed the Regulation 19 Local 
Plan submission:

As far as house size is concerned, the 
percentage breakdown between all sized 
houses from the SHMA is as follows:
• 1 bed – 13%
• 2 bed – 30%
• 3 bed – 38%

Planning Position & Background
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At a more detailed level, we have reviewed Table S.2 from the Regulation 19
Draft Local Plan in respect of the break down of house sizes and expected tenures for the 
borough required to deliver a policy compliant scheme and this is shown below:

The following indicative dwelling mix for the Site responds to the Strategic Housing 
Market Assessment (June 2020) and applies the mix across the Site together with an 
indication of the area to be occupied by the different tenures and the respective density 
per hectare.

Winterbourne Fields
Character Areas Mix – Policy Compliant Housing Mix (as at Aug 2021)

1 Winterbourne Village 4 3.31 High 45 80 63 8 0 150
2 North-West 3 7.80 Medium-high 40 44 125 97 47 312
3 East 3 8.62 Medium 35 24 91 127 60 302
4 South 3 18.81 Medium-low 33 31 129 295 160 614
5 Site A 3 1.16 Medium-high 40 6 18 14 7 46

TOTAL Ave density 36 184 426 540 274 1,424
Notes: % figures for 1-4 bed dwellings taken from Swale Borough Council’s SHMA figures used to inform their recent pre-submission Local Plan.
The above table does not include the 200 proposed retirement homes – 50no. within the village centre and 150 within the purpose-built retirement 
development.

1-bed 
(13%)

2-bed 
(30%)

3-bed 
(38%)

4-bed+ 
(19%)

35.26 182 420 532 266 1,400

Total

- Policy Compliant Mix 
(1,400 homes) 39.71

DPH 
(Net)

Character 
Area Location Storeys 

(Up to) NET Area (Ha) Density

#Classification L2 - Business Data

Table 1.1: New accommodation required in Swale Borough by 2038. 
Source: Swale Borough Council Housing Market Assessment

Table 1.2: Indicative proposed unit mix. Source: Carter Jonas Planning & Development

Indicative Unit Mix - Winterbourne Fields

Table S.2 from the emerging Local Plan

• 4+ bed – 19

Policy DM17 - Open space, sports and 
recreation provision

Policies require that development make 
provision for open space in accordance 
with Table 7.5.1 and for sports facilities in 
accordance with the needs identified by 
the Council’s facilities planning model and 
the Open Space Strategy;

• Where it is not appropriate to make 
provision for new open space and 
sports facilities on site, development 

should make contributions 
• To the off-site funding of facilities 

to meet local deficiencies or to 
the qualitative or quantitative 
improvement of existing provision; 

Finally, new development should provide 
for the multi-use and purpose of open 
space and sports facilities as appropriate.

On the table below, we set out the 
requirements from the Swale District Local 
Plan (Bearing Fruits) which sets out what 
is required based on.
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Open Space and Infrastructure

Policy DM 3

Mitigating and adapting to climate 
change through sustainable design and 
construction states that development 
proposals should demonstrate a 
commitment to both mitigate and adapt 
to climate change in accordance with 
the Council’s net-zero by 2030 target, 
national planning policy, guidance, other 
policies in this plan, best practice and any 
relevant Supplementary Planning
Documents, including the Parking 
Standards SPD and any forthcoming 
Sustainable Design & Construction 
Supplementary Planning Document.  The 
policy goes on to state that development 
will need to clearly set out how they have 
been designed to mitigate and adapt to 
the impacts of climate change, for the 
lifetime of the development, through the 
application of sustainability principles, that 
is: the locations, linkages, layouts, land-
uses and landscaping of schemes and the 
design and construction of buildings.

Policy DM 11 - Parking

Until such time as a local Swale Borough 
Supplementary Planning Document 
(SPD) can be adopted, the Council will 
continue to apply extant Kent County 
Council vehicle parking standards to new 
development proposals.  The county 
standards vary from between 1-2 spaces 
per dwelling depending on the type  of 
home.  For other uses, requirements are 
calculated based on the level of floor 
space.

Other policy requirements will apply to 
Winterbourne Fields but these are likely 
to be considered in the context of wider 
development and subject to discussions 
with Swale Borough Council.

We have examined Table 7.5.1 in the 
Regulation 19 Draft Local Plan and 
applied the open space requirements to 
Winterbourne Fields.  The figures shown 
in this table are based on a slightly higher 
number of homes (1,750) than we are 
proposing.  Later on in the document we 
have provided a breakdown of the specific 
quantities of open space provided.

Policy DM 6 - Managing transport 
demand and impact

Developments with major transport 
movement are required to prepare a 
transport assessment. This may also be 
required for the Highways Agency.

• Demonstrate opportunities for 
sustainable modes of transport

• Avoid direct access onto the strategic 
or primary route network; where this 
is not possible, demonstrate access is 
in a appropriate location and is of a 
suitable capacity.

• Demonstrate proposal do not worsen 
air quality

• Prioritise the provision of safe 
pedestrian and cyclist routes including 
disabled, minimise conflict with traffic 
and connect to local services.

• Retain existing public rights of way 
or exceptional diverted; create new 
routes

• Ensure access for service and 
emergency vehicles

• Provide facilities for EV and ultra 
low emission vehicles on major 
developments

(See pg 236 of bearing fruits)

Planning Position & Background
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Table 1.3: Open space policy requirements for Winterbourne Fields 
(Refer to Appendix I: Land Budget Schedule for full table) 

Open Space Policy Requirements - Winterbourne Fields (2031 Bearing Fruits)
Based on 1600 Homes

Per 1000 pop 
(Ha)

Proposed need 
(Ha)

Distance from new 
development Winterbourne Fields

Natural and semi-natural green space 4.36 76.5 800m 16.23
Formal outdoor sport 1.09 Contributions 800m 0.5
Parks & gardens 1.11 19.48 2km
Amenity greenspace 0.45 7.9 400m
Provision for children and young 
people (NEAP) 0.24 0.5 400m
Formal play facilities (LEAP/LAP) Provide on site N/A N/A 1.55
Allotments 0.2 0.35 800m 0.83

24.14
Land Budget Area Schedule
Ref. Hectares Acres Amount Notes
Gross Land Area 72.35 178.78 -
Open Space Provision 24.14 59.65 -
NET Development Area 48.21 119.13 -

Primary highway corridor 1.43 3.53 - Primary access corridor

Residential 36.40 89.91 1274
Policy compliant 
affordable housing 
(35dph NET)

Retirement Development Area 3.20 7.90 200
Approx. 200 units (110 
apartments, 40 care 
suites, 50 care beds)

Village Centre (mixed use / EV Hub) 3.31 8.18 150

Including health centre, 
retail, leisure, a public 
square, employment/ 
work hub, EV Hub, up to 
150 residential units 
(market/affordable and 
retirement)

Primary School 2.41 5.95 - 2FE assumed
Mixed Use Development Area (North 
of A2) 1.46 3.61 - North of the A2

1624

J0036865_Winterbourne 
Fields Land Budget 
Schedule

6.58

#Classification L2 - Business Data

Open Space Policy Requirements for Winterbourne Fields (2031 Bearing Fruits)
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Planning Position & Background

Settlement Hierarchy

The adopted Local Plan splits settlements into a 
tiered hierarchy identifying those which offer the best 
opportunities for sustainable development based on 
their access to services, facilities and employment 
opportunities. This can be viewed on page 45 of the 
adopted Local Plan (starting at Paragraph 4.3.9).

Our proposal is that Winterbourne Fields, when fully
developed, would be a Tier 4 Rural Local Service Centre 
within the settlement hierarchy, not dissimilar to the 
role played by Boughton-under-Blean. This means that 
Winterbourne Fields would provide a range of facilities 
and services such as primary health care, education, 
recreational facilities, food and other shopping. 

The facilities provided would also be complimentary to 
those provided in the neighbouring villages of Boughton-
under-Blean, Selling and Dunkirk. When these services 
are combined, the collective group would support 
a population with associated facilities and could be 
considered a Tier 2 settlement.

Settlement 
Hierarchy Role/Requirements

Tier 1
Main borough urban centre - Provides all services and job 
opportunities; Highest concentration of public services and facilities; 
Good quality transport options.

Tier 2
Other borough centre - Provides most services and job 
opportunities; Smaller towns with a secondary focus on services and 
facilities; Acts as a centre for smaller neighbouring urban areas; Fair 
to good quality transport options.

Tier 3
Other urban local centre - Limited range of local services; 
Developments seeking to meet the needs of their own and wider 
needs. Variable quality transport options;

Tier 4
Rural local services centre - Provides most or all key services incl. 
healthcare and education; mostly accessible by frequent bus and/
or train services; most likely located on main transport corridor. 
Populations travel to other centres for other major needs.

Tier 5
Other villages with built-up area boundary - A variety of 
settlements providing primary education, recreation, a shop; 
accessible by bus or train; limited day to day services.

Tier 6
Open countryside outside built up area boundary - A variety 
of settlements including hamlets, ribbon developments, clusters 
of buildings and isolated houses. Limited or non existent services; 
Away from transport corridors.

Swale borough boundary

MAIDSTONE

RAINHAM



Fig 08: Settlement hierarchy plan for Swale
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3.1 About Shaptor Capital

3.0  Shaptor Capital



3
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Shaptor Capital is a family-owned Kent based real estate business established in 2016. 
They have heritage in delivering high quality developments and have been successful 
in securing highly implementable planning consents in the core regions of Kent, South 
London, Sussex, and Surrey. 

A key driver for Shaptor Capital is their desire to create communities which are 
sustainable, effective and relevant. Originating from east Kent, they are passionate about 
creating legacy projects and ensuring their developments reflect their values and beliefs 
especially in this part of the county.

Shaptor Capital have a proven track record of development and have worked with a 
wide range of partners to deliver the latest industry knowledge and expertise. Shaptor 
Capital’s approach means that every project is both deliverable and sustainable. As one 
of the few unconstrained sites across Swale, Winterbourne Fields represents one of the 
limited opportunities to address the housing shortage in the borough. Integral to Shaptor 
Capital’s values is the need to co-design communities that meet and go-beyond current 
expectations that address the carbon and climate emergencies that we are facing. 

Shaptor Capital recognise Swale council as a frontrunner in tackling the challenges 
brought forward by the growing climate change emergency, at a local level. They want to 
help the council play its part in meeting these social and environmental issues by creating 
much needed new communities as well as increasing biodiversity, improving air quality, 
and enhancing local green spaces. 

3.1  About Shaptor Capital

Shaptor Capital



Fig 09: Carter Jonas precedent projects
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SWALE BOROUGH

FAVERSHAM

M2

ASHFORD BOROUGH

4.1 Development Context

The Site

The 72.35 hectare landholding is positioned 
directly south of the village of Dunkirk, 
equidistant between Faversham to the west 
and Canterbury to the east.

The landholding is split into two parts which 
straddle the A2 corridor. The northern 
site, ‘Site A’ measures 4.70 hectares and 
the southern site ‘Site B’ measures 67.65 
hectares.

Both sites are accessed directly off the A2 
westbound slip into Dunkirk.

FAVERSHAM

SWALE BOROUGH

Fig 10: District context plan
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Fig 11: District-wide accessibility plan
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25 mins to Sittingbourne

30 mins to 
Ashford

Faversham / Canterbury Context

FAVERSHAM

From Selling Railway Station:
5 minutes to Faversham
8 minutes to Canterbury East
1hr20m to London Victoria

From the Site:
12 minutes to Faversham
10 minutes to Canterbury

Direct access to footpaths and 
ancient woodland

M2

A25
1

pop. 19,316 (2011)

12 minutes to Dunkirk
25 minutes to Boughton-Under-Blean

15 minutes to Selling Railway Station
8 minutes to Boughton-Under-Blean

Winterbourne Fields is located within 
commutable distance of both Faversham 
and Canterbury by public transport, with 
associated employment, retail, leisure and 
recreation opportunities.

The A2 links directly to the M2, providing 
access to other Kent settlements, and 
Selling Railway Station is located to 
the south west of the Site. Services to 
London Victoria are every hour, taking 
approximately 1 hour and 20 minutes.

The Site

FAVERSHAM

SELLING

PERRY 
WOOD
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Fig 12: Very highly constrained land in Swale borough
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Constrained Land in Swale

Site location

Flood zone 3

Kent Downs AONB

Special Protection Area

Ancient Woodland

Sites of Special Scientific Interest

Very highly 
constrained

Winterbourne 
Fields

SWALE BOUNDARY

The plans below and opposite show the areas 
of ‘very high’ and ‘high’ constraints identified 
within the Council’s evidence base (Peter Brett 
Associates, 2017, Swale Borough Council Choices 
for Housing Growth) along with the other 
significant constraints to development, including 
the Best and Most Versatile agricultural land, 
which plays a significant social, environmental 
and economic role in Swale (and wider Kent).

The Site



Fig 13: Highly constrained land in Swale borough

Fig 14: Other significant constraints within Swale borough
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Fig 15: Swale locations for development plan
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Swale: Locations for Development

The summary plan on this page combines the very 
highly constrained, highly constrained and less 
constrained land to identify the most appropriate 
locations for larger scale development.

Winterbourne Fields is well placed and avoids 
all areas of constrained land. The Site’s location 
also combines this unconstrained land with a 
location close to the community and employment 
infrastructure of nearby Faversham and 
Canterbury.

The wider Kent region is also accessible via the 
adjacent A2, and local links available using the 
network of local footpaths.

A
25

1

FAVERSHAM

A2

BOUNDARY

W

interbourne Fields



Fig 16: A2 junction improvements diagram
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4.2  Transport & Infrastructure Improvements

Existing Situation 

The existing junction for Dunkirk does not 
comply with the DMRB and is considered highly 
substandard and potentially unsafe. The junction 
only accommodates traffic departing and arriving 
to and from the east, while any other traffic 
departing and arriving to and from the west must 
use the Boughton junction further to the west 
and route through Boughton-under-Blean village 
which is highly constrained. 

Proposal

The proposal aims to provide trunk road access 
to and from the Site that is fully DMRB compliant 
and would allow movement both east and west 
onto the A2. The new junction layout will be 
provided fully in either highway or development 
land and will use the existing bridge structure 
that is part of boughton junction.

New Pedestrian / Cycle Bridge

The existing footway across the A2 at Dunkirk is 
only approximately 1.4m wide. The aspiration is 
to provide a new 5m pedestrian / cycle bridge 
which could sit alongside the existing Dunkirk 
bridge and better connect the north and south of 
the A2.

Public Right of Way (PRoW)

Proposed Site access

Proposed turn off

Proposed A2 Junction

Pedestrian/Cycle movement

A2 Road

Potential pedestrian bridge

The Site

A2
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Fig 17: Artists impression of A2 junction improvements
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The Site

Proposed roundabout

SITE B
Pedestrian and cycle path

Public Rights of Way

Proposed A2 Junction
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pedestrian 
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The image below is an artists impression showing the proposed 
junction arrangement of the A2 at Dunkirk. New eastbound and 
westbound slip roads are proposed which would provide improved 
access/egress to the A2 for existing residents and serve access to 
Site A and Site B north and south of the highway. A new pedestrian 
and cycle connection across the A2 corridor is shown in yellow which 
would provide safe, direct access to facilities within Winterbourne 
Fields for existing residents.

SITE A

A
2

Existing A2 overpass

Proposed Site access



Fig 18: Site designations plan
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4.3  Site Designations

The Site is currently designated in an Area of High 
Landscape Value according to the Swale Borough 
Local Plan (2017).  The Site sits however separate 
to the surrounding SSSI known as the Blean Woods 
(which includes different component parts in 
including a Wildlife Trust Reserve and a Wildlife 
Site).  

Other designations within the wider area include the 
Scheduled Monument which comprises the Dunkirk 
Radar Tower, which also comprises a Grade 2 Listed 
Building and surrounding complex and structures. 
North of the A2 is the Church Woods SSSI, 
designated as a National Site Designated Solely for 
Biodiversity and/or Geological Value. Several Listed 
Buildings exist north and west of the Site.

The concept masterplan presented later in this 
document will demonstrate how the various 
designations within and around the Site are 
protected and/or carefully integrated into the overall 
design strategy.

Swale borough boundary

Major A Road

Minor/local road network

Local Designated Site of Biodiversity

Public Right of Way (PRoW)

Rail line

Area of High Landscape Value

Scheduled monument

Allocation - residential

Listed buildings or monuments

National site designated solely for biodiversity 
&/or geological value

Built up area

Site location

The Site

SELLING
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4.4 Townscape Character & Identity

Site History

The Site has been in either agricultural 
or non-forest use for at least the past 135 
years according to historic mapping from 
1885.

The Site forms part of a lineal corridor of 
open and/or agricultural land, separate 
from the wider Blean Woods Nature 
Reserve which run northwards over the 
A2 to Denstroude, Yorkletts and then 
Seasalter on the coast.   

Figure 19: Plan of area from 1885 shows 
the original Canterbury Road bisecting 
the area in an east west fashion; the road 
of course exists to this day and is the key 
local east-west route between Chatham 
and Canterbury.  The Foresters Lodge 
Farm is written in the middle of the Site 
with Dunkirk, Boughton-under-Blean 
and Oversland clearly shown as small, 
but already populated settlements.  The 
various wooded areas around the Site are 
depicted by their various names (South 
Bishops Wood, North Bishops Wood, 
Court Wood, etc.).

The Site

Fig 19: 1885 OS map of the Site and context
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By 1947, little had changed in terms of 
development in the surrounding area, however 
on the north and north-western part of 
the Site it appears that a small part of the 
agricultural land has been planted (potentially 
as an orchard or similar).  The surrounding 
Blean Woods (again shown with their various 
named woods) looks largely unchanged from 
the late 19thC historic map.  The “corridor” 
including the Site and open lands stretching 
to the north towards Denstroude is clearly 
evident.  The Foresters Lodge Farm is also 
clearly visible on this plan. 

Fig 20: 1947 OS map of the Site and context
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Townscape Character and Identity

The local townscape character near to the Site 
varies depending on the specific location and 
age of buildings.  Boughton-under-Blean, in 
particular, has a wealth of historic buildings and 
a rich variety of building types, styles, materials 
and forms spanning several centuries.  The 
High Street in Boughton-under-Blean reveals 
tight-knit street frontages which open out to 
the east into a wider more verdant street with 
some larger houses.  There are an especially 
high number of Listed Buildings too for a 
relatively small village.  In the case of Selling, as 
another example, the spaces within the hamlet 
are informal in character and appearance, 
and the landscape of the North Downs is ever 
present.  In some buildings, timber framing 
is exposed and Kent peg tiles are used in 
roofing.   Also found in Selling are cottages 
built in yellow stock brickwork with slate roofs, 
materials which nicely reflect the later date 
of construction.  Finally, Dunkirk, located just 
north of the A2 and east of Boughton-under-
Blean, has less in the way of historic buildings 
as most homes are of more recent construction 
than in other villages, but nonetheless does 
have a few larger, impressive homes. 

Turning back to the history of the area, before 
the opening of the A2 Boughton bypass in 
1976, Boughton-under-Blean lay on the main 
route between London and Canterbury. 
Having passed through the village and climbed 
Boughton Hill, it is the first place from which 
the towers of Canterbury Cathedral can be 
seen when travelling from the direction of 
London. This gains a mention in Chaucer’s 
Canterbury Tales, in ‘The Canon’s Yeoman’s 
Prologue’.

In relation to Selling, the village dates back 
to the Domesday Survey and is recorded as 
‘Selinge’ or ‘Sellinge subtus Bleane’.  In terms 
of buildings, the church of St Mary has the 
highest architectural, Grade I, listing and stands 
surrounded by a cluster of historic houses of 
varying dates (averaging 17th century) just off 
the slightly more densely populated heart of 
the village. There are also several fine Listed 
Buildings within the village, including cottages 
and the White Lion Pub.

Finally in relation to Dunkirk, In 1800, according 
to Edward Hasted, the village was once part 
of the king’s ancient forest of Blean in the 
‘hundred of Westgate’.  Dunkirk’s main claim 
to fame is that in 1838 it was the scene of the 
last armed rising on British soil, the Battle of 
Bossenden Wood to the north of the village.  
Eleven men died when a band of farm labourers 
were intercepted by a detachment of soldiers.  
In 1940 during World War II, the RAF Chain 
Home radar station in Dunkirk was bombed 
several times by the Luftwaffe.

Surrounding Village Character

The following are features found in the existing 
building stock in the surrounding villages: 
• Some early, timber framed buildings;
• Classical detailing examples of finer 

Georgian elevations with taller proportions, 
elegant doorcases and more refined details;

• Victorian houses tend to be taller than 
the Georgian examples and typically have 
ornate or decorative stone dressings to the 
window and door openings;

• The architectural detailing of shopfronts 
is often distinct and characteristic of their 
respective periods

• In Victorian times, slate took the place 
of Kent peg tiles & roof pitches became 
correspondingly shallower.  Yellow stock 
brick, sometimes with red brick dressings 
became more commonplace

• Building materials: brickwork; mathematical 
tiles; weatherboarding; Kent peg tiles; slate; 
pantiles; thatch.

Townscape

The Site

1
2 3

4

5 6

Fig 21: Photo location map - Site context 
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Fig 22: Contextual photos 1-6

2

3

6

1

4 5



48 Shaptor Capital | Winterbourne Fields  | Pre-Application Report

The Site is split into two parcels as 
described below.

Parcel A is bound to the north by 
the village of Dunkirk, to the east by 
Canterbury Road, the south by the A2 and 
the west by established hedgerow.  The 
topography of the Parcel is generally flat 
and extends to 4.70 ha.

Parcel B is bound to the north by the 
A2 and to the east, south and west by 
established woodland.  The topography 
of the Site slopes gently towards the 
centre and combined with the dense and 
established woodland on its boundaries, 
results in the Parcel being physically and 
visually enclosed.  Parcel B extends to 
67.65 ha.  

The boundary of the Site which extends to 
72.35 ha in total.

Site Photos:
1. View of the Site from the A2/Boughton 

Junction overpass;

2. View of the existing wind turbine 
located in the northern part of the Site;

3. View south-east towards ancient 
woodlands and existing hedgerows;

4. View from the Site north towards 
Dunkirk Radar Station tower;

5. View south-west of the Site towards 
ancient woodland;

6. View of Forester’s Lodge Farm house;

7. View of existing hedgerow and natural 
field boundary south of the Site;

8. View of Forester’s Lodge Farm 
boundary within the Site.

The Site

4.5 The Site

Fig 23: Photo location map - the Site
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Fig 24: Site photos 1-8
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4.6 Technical Evidence - Overview

The Site

Technical Summary

A number of experienced consultants are 
appointed to provide technical and design 
consultancy advice to ensure that the 
design proposals respond successfully to 
the Site’s unique technical considerations. 
The team includes Carter Jonas, OSG 
Architecture, Stantec, Lizard and Hill-
Wood & Co.

All of these consultants have experience of 
promoting and developing sites in Swale, 
the wider county of Kent, and the south-
east region.

The services offered by each of the 
aforementioned consultants are shown in 
Figure 25 opposite.

EIA

To ensure any future planning application 
is robust, an EIA Screening Request 
will shortly be submitted and this will 
seek agreement from the Council to the 
topics where there is potential for likely 
significant effects. 

Following receipt of the Council’s 
Screening Opinion and depending on its 
content, a request will made for a Scoping 
Opinion.

This approach will limit the prospects of 
any delay during determination. 
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Consultant Discipline

• Planning

• Masterplanning

• Viability/Deliverability

• Architecture

• Highways & transport
• Utilities 
• Drainage & flood risk
• Sustainability
• Energy 
• Heritage
• Archaeology

• LVIA

• Ecology

• Landscape design

Table 1.4: Summary table of key consultants by discipline
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4.7 Landscape/LVIA

The Site is surrounded by several landscape 
designations which influence the Site masterplan and 
which in turn will have an impact on the overall land 
budget.  These are set out on the plan on this page and 
may be described as follows:

Church Woods, the Blean SSSI and Blean Woods NNR 
is one of the most extensive areas of broadleaved 
woodland remaining in the Forest of Blean and is 
representative of these woodlands which are situated on 
London Clay.  One nationally rare species of butterfly, 
the “heath fritillary”, is present and in addition an 
assemblage of invertebrate species has been recorded.  
The traditional coppice with standards management 
of the woods has, together with climatic, soil and 
other factors, given rise to the great biological interest 
currently present.  This area sits north and outside of any 
development proposed.

Blean Woods South Local Wildlife Site surrounds the 
Site to the east, south and west. It is understood that 
Kent Wildlife Trust own and manage part of this area 
as a Wildlife Reserve. The Kent Wildlife Trust website 
provides the following information regarding the Blean 
Woods South LWS: ‘The South Blean Woodlands are 
a mixture of native deciduous woodland and conifer 
plantations sitting on the high ground, surrounded by 
pleasant orchards and pasture on the lower ground. The 
woodland is undulating and is criss-crossed with ancient 
wood banks and tracks. Most of the woodland has been 
commercially managed and has also been relatively poor 
for wildlife.

Ancient Woodland are recognised as a material 
consideration in the planning process by the National 
Planning Policy Framework, but do not have statutory 
protection.  The woodland resource  within the Study 
Area substantively comprises Ancient Woodland. That 
to the east comprises Denstead Woods, which to the 
south east is Ancient & Semi-Natural Woodland and to 
the east is Ancient Replanted Woodland. That to the 
west comprises Winterbourne Wood, which is Ancient & 
Semi-Natural Woodland.

The Ancient Woodland about the perimeter of the Site 
to the east and west of the Site is designated as the 
Blean Woods South Local Wildlife Site, with the South 
Blean Woods Wildlife Trust Reserve, managed by Kent 
Wildlife Trust to the south eastern edge of the boundary.

The Site

Fig 25: Nature conservation designations map by Lizard

Nature Conservation Designations
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The historic landscape character of the Site is highly 
relevant to the future design response and ensuring the 
masterplan for the Site is a careful response to the context 
established by such landscape.

Oxford Archaeological Unit (OAU) was commissioned in 
1999 by Kent County Council (KCC) and English Heritage 
(EH) to undertake an Historic Landscape Characterisation 
of Kent. The report was issued in 2001 and subsequently 
digitised in 2014. A total of 87 Historic Landscape Types 
(HLTs) were defined and these were grouped into fourteen 
broad categories. Thirty two Historic Landscape Character 
Areas (HLCAs), were subsequently defined based on the 
analysis of the mapped HLTs.

The Site falls within a broadly defined area of Field patterns, 
with a sub type of ‘Medium regular with straight boundaries’ 
(HLT 1.10), for the main area, whilst the part of the Site to 
the north of the A2 (Boughton bypass) road corridor falls 
within an area of ‘Small regular with straight boundaries’. 
Both areas respectively continue to the south and north of 
the Site areas.

Surrounding the main area of the Site is an extensive area of 
woodland, defined as ‘Pre 19th century Coppices’. This HLT 
is described within Volume 2 of the English Heritage Report 
as: ‘Woodland which has been coppiced since before 1801. 
Coppices are predominantly of one species, especially sweet 
chestnut but coppices of ash, hazel and oak also exist.’. 
To the north of the Study Area, this HLCT is interspersed 
with longitudinal fingers of field patterns, defined as ‘Small 
regular with straight boundaries’. To the north and west of 
the Site is a block of woodland defined as a 19th century 
Plantation. This HLCT is described within Volume 2 as, 
‘Woodland that has only come into existence after 1801. It 
will have been superimposed over older landscape types.’ 
To the south west of the Study Area is a block of woodland 
defined as a ‘19th Century Coppice’.

About the east and west of the Study Area, within the 
Northern Horticultural Belt are substantive areas of 
Orchards, interspersed with areas of ‘Scattered settlement 
with paddocks’ and various regular fields with wave 
boundaries.

Settlement is focused about the A2 (Boughton Bypass) road 
corridor, with a linear strip of ‘Scattered settlement with 
paddocks’ to the east and west of the Study Area. West 
of the Study Area this type continues to the south of the 
A2. There are otherwise more established blocks of Post 
1810 Settlement about both Dunkirk to the north of the Site 
and Boughton Street to the north west of the Study Area. 
Settlement with the greatest time depth occurs to the north 
western edge of the Study Area associated with Boughton 
Street, where there is a ‘Village / hamlet 1810 extent’.

The Site

Historic Landscape Character

Fig 26: Historic landscape character map by Lizard
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The Site

Zone of Theoretical Visibility

The Indicative Zone of Visual Influence (iZVI) for 
the Site was derived from the Zone of Theoretical 
Visibility, noted on this page, and determined as 
part of the field assessment and desktop analysis 
of Ordnance Survey mapping, through reference to 
various viewpoint photographs.

The iZVI is indicative of the area from which built 
development on the Site is likely to be visible from 
the public realm, taking into account landform, 
built form, vegetation and distance. Viewpoint 
locations and orientation are shown alongside of the 
respective iZVI.

The iZVI is defined as two separate zones on as 
follows:

• The zone defined in orange is indicative of areas 
of publicly accessible land from which direct 
visibility into part of the Site is possible;

• The zone defined in yellow is indicative of areas 
of publicly accessible land from which glimpsed 
visibility through vegetation into part of the 
Site or Site boundary is possible, primarily when 
vegetation is out of leaf.

Due to the surrounding woodland, visibility towards 
the Site is confined to the Public Footpaths which 
cross or border the Site, and residents or visitors to 
Forester’s Lodge Farm, including those undertaking 
the Big Blean Walk (Long distance route), which 
additionally experience glimpsed visibility from the 
A2 (Boughton Bypass) road bridge.

Visibility towards the Site is substantively confined to 
the pavement at the junction between the slip road 
to the westbound A2 and Canterbury Road, about 
which The Big Blean Walk (Long Distance Route) is 
aligned. However, there is glimpsed visibility of the 
native hedgeline along the northern boundary of the 
Site from a section of Canterbury Road to the west 
of this and an obtuse glimpse from the slip road for 
vehicles egressing the A2, which are travelling south 
bound. This is due to a tree belt which extends along 
the north eastern boundary and at an offset from 
the eastern edge of the Site, and from surrounding 
intervening vegetation (and built form along 
Canterbury Road) otherwise.

Fig 27: Zone of theoretical visibility map by Lizard
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The Site

Landscape Constraints

Landscape constraints are identified 
to communicate the relevant aspects 
derived from the study in consideration 
of landscape value. The following text 
refers to the numbered areas on the plan 
on the page overleaf which sets out local 
landscape constraints.

The key landscape constraints identified 
for the Site are considered to be Site Area 
A as follows:

• 1 - High Sensitivity - Rural, scenic 
qualities and relative tranquillity 
afforded by the enclosed arable land 
and woodland edge, particularly 
as experienced by users of the Big 
Blean Walk and Public Footpath nos. 
ZR 549 and ZR 550; Scenic value 
is particularly valued relative to the 
association between the foreground of 
farmland relative to the core woodland 
landscape characteristic, generically 
identified within the definition of the 
Blean Area of High Landscape Value 
(AHLV-KL) local designation;

• 2 - High Sensitivity - Root Protection 
Area and buffer zone of a minimum of 
15m offset for the Ancient Woodland 
about the perimeter of the Site to east 
and west, designated as the Blean 
Woods South Local Wildlife Site, with 
the South Blean Woods Wildlife Trust 
Reserve, managed by Kent Wildlife 
Trust to the south eastern edge of the 
Site;

• 3 - High Sensitivity - Field boundary 
features of mature oak tree lines along 
the edge of shallow ditches adjacent 
to Public Footpath No. ZR 550 to 
north west and south east of Forester’s 
Lodge Farm, for their contribution to 
landscape structure and field pattern 
with some time depth to the mid 19th 
Century likely;

• 4 - High Sensitivity - Affordance 
of lower lying landform within the 
Site, physically defined as a ditch 
with mature oak tree line to the 
north east of Forester’s Lodge Farm 
towards Brotherhood Woods and 

named the Sarre Pen, (which forms a 
tributary of the River Stour) for the 
drainage of surface water from across 
the agricultural land, (with slowly 
permeable, seasonally wet, slightly acid 
but base-rich loamy and clayey soils); 
Associated area of high-low surface 
water risk which extends about the 
watercourse;

• 5 - High - Moderate Sensitivity - 
Drainage ditches perpendicular to the 
Sarre Pen watercourse; One of some 
140m in length to the south east which 
is mature oak tree lined and one which 
extends for some 440m to the north 
west, which comprises a scrubby 
hedgeline which is oak tree lined only 
to the northern extent;

• 6 - Moderate Sensitivity - The capacity 
of the footpaths within the surrounding 
Ancient Woodland (designated for 
local nature conservation value as the 
Blean Woods South Local Wildlife 
Site) for accommodating increased 
recreational pressures. Resulting 
from increased recreational footfall 
anticipated as a result of climate 
change from both the wider public in 
the area and from the residents of the 
proposed garden community;

• 7 - Moderate Sensitivity - The 
contribution of the agricultural land 
to rural character, particularly when 
vegetation is out of leaf, for users of 
Public Footpath No. ZR 538, which 
extends at an offset from the western 
edge of the Site, within Winterbourne 
Wood;

• 8 - Moderate Sensitivity - Presence 
of existing residential use associated 
with Foresters Lodge Farm within the 
centre of the Site, with access rights 
across the Site from the north eastern 
corner of the Site, (coincident with 
Public Footpath No. ZR 549). Site Area 
B may be described as follows:

• 9 - High Sensitivity - Limited 
contribution of the hedgeline at 
6-8m with intermittent trees along 
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the substantive western part of 
the northern Site boundary to the 
association between the foreground of 
farmland, relative to the core woodland 
landscape characteristic in the distance 
at Pound Wood, generically identified 
within the definition of the Blean Area 
of High Landscape Value (AHLV-KL) 
local designation;

• 10 - Moderate Sensitivity - 
Contribution of the tree belt along 
the north eastern edge of the Site to 
the visual framing and setting of the 
Dunkirk Radar Tower Grade II Listed 
Building (part of a chain of radar 
stations that plaid an important role in 
the Battle of Britain); for users of the 
Big Blean Walk and pedestrians and 
users of Canterbury Road, (designated 
as a Rural Lane under Policy DM26 of 

the Swale Borough Council Local Plan, 
July 2017);

• 11 - Moderate Sensitivity - Limited 
contribution of the agricultural land 
to the wider setting of the linear 
settlement pattern of Dunkirk, primarily 
comprising ribbon development along 
Canterbury Road and Courtenay Road;

• 12 - Moderate Sensitivity - Limited 
contribution of the hedgeline at 
6-8m with intermittent trees along 
the substantive western part of the 
northern Site boundary to the wider 
setting of Grade II Listed Dunkirk 
Primary School.

Fig 28: Landscape constraints plan by Lizard
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Landscape Opportunities

Landscape opportunities are defined 
both to respond to the constraints 
identified for the Site through either 
recommending approaches which would 
avoid or reduce potential impacts 
anticipated from the development, but 
also to define opportunities which would 
reinforce existing landscape structure 
and sense of place present within the 
landscape.

Generic Guidance on management of the 
woodland resource from the Woodland 
Trust and anticipated effects from climate 
change identified within Swale Borough’s 
Landscape Character Assessment of 2005 
are incorporated amongst other guidance.
The key landscape and visual 
opportunities identified for the Site are 
considered to be:

Site Area B:

• Maintain the scenic, rural qualities and 
relative tranquillity afforded by the 
woodland edge across intervening 
open space;

• Establish green infrastructure across 
the Site, designed to contribute to a 
high quality environment for people, 
by providing amenity value, and for 
nature, by creating new habitats, 
linkages and enhancing ecological 
connectivity particularly between the 
woodland resource to the east and 
west of the Site;

• Design and locate Sustainable Urban 
Drainage System (SuDS) features, 
for example through incorporating 
swales as key elements of the green 
infrastructure network;

• Reinstate a naturalistic pond within the 
centre of the Site (in-filled post 1940), 
part shaded for invertebrates and 
amphibians;

• Reinforce Public Footpaths within 
the layout as part of the green 
infrastructure within the Site, providing 
clearly legible interconnecting 
paths into the surrounding home 
zones whilst maintaining a natural 
appearance regarding surface and 
edging materials;

• Potential to provide an appropriately 
sized car and bike park to enable both 
able and less able bodied members of 
the community and the general public 
within the wider area to access the 
woodland resource to the west and 
south east; 

• Manage access to the surrounding 
woodland resource, whilst increasing 
attractiveness as a resource for 
walkers;

• The above measures to address and 
control access provision would enable 
the Woodland Trusts Woodland 
Access Standard to be met as follows: 
‘That no person should live more 
than 500m from at least one area of 
accessible woodland of no less than 
2ha in size; That there should also be at 
least one area of accessible woodland 
of no less than 20ha within 4km (8km 
round trip) of people’s homes;

• Provide visual orientation towards 
Dunkirk and sense of place by 
incorporating glimpsed views towards 
the (Grade II Listed) Dunkirk Radar 
Tower;

• Accommodate the presence of 
Foresters Lodge Farm within the 
centre of the Site;

• Maintain existing relatively dark night 
skies, particularly about the south east 
of the Site by carefully considering the 
Site-wide lighting strategy;
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• The residential landscape laid out 
and designed to be an exemplar of 
sustainable, high quality built form, 
integrated within a network of green 
infrastructure;

Site Area A:

• Maintain, reinforce and extend the 
tree belt along the north eastern 
edge of the Site to enhance the visual 
framing and setting of the Dunkirk 
Radar Tower Grade II Listed Building 

(part of a chain of radar stations that 
played an important role)

• Maintain built development outside 
of the Root Protection Area of the 
tree belt along the northern edge of 
the Site and reinforce the northerly 
aligned part of this boundary with 
additional trees

• Provide a continuation in layout to the 
linear settlement pattern associated 
with Dunkirk.

Fig 29: Landscape opportunities plan by Lizard
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4.8 Landscape and Ecology Analysis

Analysis - Site Area A

The characteristic of visual enclosure 
in the short-mid distance (from the 
perimeter of woodland, or treelines 
which extend along Public Footpath 
No. ZR 550) is locally valued, relative 
to the definition of the Blean Area of 
High Landscape Value (AHLV-KL) local 
designation, which identifies value in the 
association between the foreground of 
farmland character relative to the core 
woodland character. 
   
This spatial association would be 
sustained through introducing a network 
of green infrastructure across the Site, 
which would include a mosaic of habitat 
across a buffer of some 100m offset 
from the Ancient Woodland about the 
perimeter of the Site to east and west, 
(locally designated as the Blean Woods 
South Local Wildlife Site) and extends 
this into the Site about the Sarre Penn 
watercourse and along the existing 
recreational corridors of Public Footpath 
No. ZR 550 and western end of Public 
Footpath No. ZR 549.

Whilst this mosaic of habitat would 
replace the foreground of agricultural 
land in views, the more diverse and in 
keeping habitat mosaic is likely to result 
in the scenic value for users of the Public 
Rights of Way being both substantively 
maintained, and expanded in terms of 
physical access to the public, throughout 
the proposed green infrastructure. 

By retaining and integrating the scenic 
qualities and tranquillity afforded by 
the existing landscape structure of oak 
tree lines, water course and perimeter 
Ancient Woodland, the enclosed 
agricultural landscape is considered to 
be susceptible to replacement with a 
sensitively designed, green infrastructure 
and landscape led, new residential 
settlement. The layout of green space 
provided throughout the development 
would form a complex, sinuous mosaic 

with areas of neutral grassland (and 
heathland where viable), to form a mosaic 
of open and wooded areas, in place of 
the present monoculture of agricultural 
land. The green space would be designed 
for biodiversity net gain and delivery of 
priority habitat opportunities identified for 
the Blean Biodiversity Opportunity Area, 
taking into account the wetter winters 
and hotter, drier summers anticipated as 
a result of climate change. Native trees 
and shrubs with a focus on seed, nut and 
fruit baring species would be planted 
throughout the home zones to provide a 
foraging resource for invertebrates, bats 
and birds.

Analysis - Site Area B

Whilst the settlement pattern of 
Dunkirk is linear, the intervening land 
in equestrian use south of Canterbury 
Road and falling landform, combined 
with the mature hedgeline at some 
4-6m in height along the Site’s northern 
boundary, function to provide adequate 
landscape and visual separation between 
Canterbury Road and the Site. 

The location and shape of the Site would 
enable both a continuation in layout to the 
linear settlement pattern associated with 
Dunkirk, with something of a transitional, 
perhaps mixed use character as part of a 
community hub in support of that about 
the Red Lion Public House adjacent to 
the A2 Road Corridor (Boughton Bypass) 
further to the east, with a resulting overall 
more cohesive character anticipated 
for the settlement of Dunkirk. There is 
not likely to be an adverse effect on the 
setting of the (Grade II Listed) Dunkirk 
Radar Tower or (Grade II Listed) Dunkirk 
Primary School.

The tree belt along the north eastern edge 
of the Site, adjacent to Canterbury Road, 
(designated as a Rural Lane) would be 
maintained, reinforced and extended, with 
resulting benefits to local biodiversity and 
natural character.
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Survey Start Date End Date Findings to date

Winter Birds December ‘20 November ‘21 Common species recorded across the site. 
Small numbers of fieldfare noted during 
some survey visits. Surveys to continue in 
November.

Winter Birds April ‘21 June ‘21 Common species breeding within the 
woodland edges and hedgerows on site, no 
species of conservation concern recorded.

Amphibian March ‘21 May ‘21 No GCN within ponds to centre of the site, 
small numbers recorded in off-site ponds to 
the north.

Reptile April ‘21 June ‘21 Low numbers of slow worm, common 
lizard and grass snake present to the field 
margins.

Badger April ‘21 May ‘21 No badgers recorded utilising the 
suspected setts adjacent to the site.

Bat Activity April ‘21 October ‘21 Bat activity limited to small numbers 
of pipistrelles and noctule utilising the 
woodland edges and central treelines.

Bat Emergence August ‘21 September ‘21 Small roost of common pipistrelle recorded 
within oak tree to centre of the site. Survey 
work continuing.

Water Vole May ‘21 July ‘21 No water voles recorded within the on-site 
ditches.

Dormouse June ‘21 November ‘21 No dormice recorded on site thus far, 
survey work continuing.

Table 1.5: Ecology surveys - summary table
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The proposed development Site is formed of 
two arable land parcels on top of a hill, located 
to the north and south of the A2 trunk road at 
Dunkirk. Geological maps and local borehole 
show that beneath the Site is alluvium made 
up of clay, silt, sand and gravel and beneath 
this the London Clay Formation while at depth 
Seaford Chalk formation is encountered. A 
local borehole indicates that the groundwater 
is some 27m below centre of the Southern part 
of the Site. Due to the clay dominated geology, 
the elevation of the Site and the depth to the 
groundwater, flooding from this source would 
seem unlikely.

The Site lies within Flood Zone 1, indicating land 
at lowest risk of fluvial flooding and appropriate 
for all development types including residential 
dwellings. There is thought to be a South East 
Water service reservoir on the western side 
of the North part of the Site, so the issue of 
water main easement traversing the Site needs 
to be considered. While there seems to be no 
surface water sewers, it would currently be 
proposed that the surface drainage strategy 
would be based on attenuated discharge to local 
watercourses.

Across the engineering and environmental flood 
and drainage attributes reviewed, the Site overall 
is considered at moderate risk on the viability of 
the proposed development. 

Further investigations relating to groundwater 
sensitive designations, foul water disposal 
options and water main easements are required.

The plan on the opposite page shows broad 
areas for potential surface water attenuation 
features such as wetlands, detention basins and 
ponds.

The Site

4.9 Flooding & Drainage

Fig 30: Drainage plan by Stantec
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Summary of Key Considerations

The following is a brief summary of all 
known technical constraints relating to 
the development of the Winterbourne 
Fields site.

The topographical survey data shows 
how the landform changes across the 
Site.  The low point follows an existing 
land drain which runs in a south to north 
direction through the centre of the Site, 
with the broader terrain rising to the 
east and west towards Site boundaries. 
The steepest parts of the landholding 
are towards the north, with falls up to 
1 in 15 in his area, however most of the 
slopes within the Site are more gentle 
in excess of 1 in 21. The masterplan will 
need to ensure that every opportunity is 
taken to integrate development within 
the existing  landscape, taking advantage 
of the screening opportunities that the 
existing landform affords.

Transport and Highways - Proposals will 
need to ensure an appropriate connection 
to the A2 is created, the key arterial east 
and west route through Swale to wider 
Kent.  Therefore the proposals include 
a new junction with eastbound and 
westbound connections that is fully DMRB 
compliant, utilising the existing bridge 
structure over the A2.  In addition, new 
pedestrian / cycle routes can be created 
to provide safer connections over the A2 
to the neighbouring villages of Dunkirk 
and Boughton.

Ecology - The Site is surrounded by areas 
of important habitat and ecology, and a 
number of mature linear hedgerows run 
through the Site forming field boundaries.  
Maintaining this established landscape 
framework and the biodiversity it supports 
is a key requirement for the masterplan. 
In particular, the protection of Ancient 
Woodland around the Site and the 
margins to this woodland is essential. New 
habitat areas will also need to be created 

in order to achieve Biodiversity NET gain 
requirements. 

Landscape - The key landscape 
constraints including mature hedgerows, 
footpaths (PRoW), mature trees, Ancient 
Woodland, wildlife conservation areas 
and surface drainage features.  There are 
opportunities to ensure the integration 
of  these features within the masterplan, 
including the creation of new SuDS 
features; the re-instatement of a previous 
pond; the retention and strengthening 
of existing footpaths and landscape 
corridors; and the careful and controlled 
management of any new access to 
surrounding woodlands, amongst others.

Flooding and Drainage - The Site is at 
low risk of flooding and the only area of 
risk is along the existing drain bisecting 
the Site running north of Forester’s Lodge 
Farm. New development will require 
careful consideration and assessment 
of pre and post development drainage 
and the creation of areas for storm water 
attenuation along the existing drain.  New 
drainage strategy provide the opportunity 
to combine SuDS features with wider 
landscape features / green corridors 
to enhance the natural qualities of the 
Site, particular the area around north of 
Forester’s Lodge Farm.

In summary, although there are technical 
constraints that need to be carefully 
considered and addressed through good 
design, none of these are insurmountable 
or restrictive to development. 

The Site offers a unique opportunity to 
support a new sustainable development 
whilst making significant environmental 
improvements to what is currently low 
grade agricultural land.

The Site
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• Topography - Site levels which fall towards the 
central lowpoint along the existing land drain, with 
surface water discharging off-site in a south to 
north direction.

• Ancient Woodland - A 20-metre deep buffer to 
site boundaries, in order to protect the ancient (and 
other) woodland areas from encroachment.

• Hedgerows - Proposed 15-metre wide green 
corridors proposed along the existing linear 
hedgerow features through the Site.

• A2 Junction - Set back distances to development 
from the proposed A2 junction to north and south 
of the A2 highway.

• Woodland Connection - Creating a wooded 
connection approximately 50 metres wide to the 
woodland east and west of the Site.

• PRoW - Protecting the setting of the existing PRoW 
as these walking routes traverse the Site.

• Forester’s Lodge Farm - Respecting the agreed 
stand off distances to Forester’s Lodge Farm.

Summary of the key technical considerations:
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4.11  Land Use & Site Capacity

The Site

Winterbourne Woods

The land use plan provides a high level illustration 
of where the broad areas of development are 
proposed and based on specific categories.  

In the table below we provide a breakdown of 
each use based on area in hectares and square 
metres.  The predominant use will be represented 
by residential land use with a small retirement 
development forming part of one of the main 
residential neighbourhoods.  The next largest land 
use, by area, will be the mixed use village centre 
which will provide for a range of uses which are 
described later in this document.  A site for a new 
primary school is also shown which will be located 
immediately north of the village centre.  Finally, a 
mixed-use zone will be located just north of the A2 
and provide for both residential and commercial/
employment uses in a highly accessible part of the 
Site just off this major east-west trunk road through 
the county.

Winterbourne Fields Masterplan_Area Schedule
Land Use Schedule_06.10.21

AREAS SUMMARY
SITE A (North of the A2) HA SQM
Resi Development area 0.67 6696
Mixed Use development area 1.75 17482
Amenity Green Space 0.70 6985
Natural and Semi Natural Green Space 0.44 4371
Land Required for A2 Junctions 1.15 11474
SITE A TOTAL 4.70 47008

SITE B (South of the A2) HA SQM
Resi Development Area 31.72 317155
Village Centre (mixed use / EV Hub) 4.04 40364
2FE Primary School 2.42 24161
Retirement Development Area 3.20 32030
Land Required for A2 Junctions 0.81 8054
Amenity Green Space 5.77 57704
Natural & Semi Natural Green Space 15.58 155788
Allotments 0.83 8260
Formal Sport 3.30 33025
SITE B TOTAL 67.65 676541

SITE A & B COMBINED AREAS HA SQM
Residential Development Area 32.39 323851
Mixed Use Development Area 1.75 17482
Village Centre Area 4.04 40364
2FE Primary School 2.42 24161
Retirement Development Area 3.20 32030
Land Required for A2 Junctions 1.95 19528
Amenity Green Space 6.47 64689
Natural & Semi Natural Green Space 16.02 160159
Allotments 0.83 8260
Formal Sport 3.30 33025
TOTAL 72.35 723549

#Classification L2 ‐ Business Data

Table 1.6: Proposed land use areas
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Fig 32: Land use and capacity plan
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5.0  Design Rationale 

5.1  A Collection of Villages
5.2  Masterplan Design Rationale
5.3  Concept Masterplan Options
5.4  Access & Mobility
5.5  Axonometric View
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5.1 A Collection of Villages

The Site

Cycle route

Walking route

Nursery / School
Pub / bar / shop
Community hall
Overnight accommodation
Employment

Railway line (& station)

Areas of woodland

Built up areas

Village centres

800m isochrone

Potential new village centre

Winterbourne Fields sits south of the village of 
Dunkirk southeast of Boughton-under-Blean.  It is 
also northeast of both Oversland and Selling.

The villages vary in size and character, with 
Boughton-under-Blean representing the largest of 
the four villages in the area.  Boughton-under-Blean 
has more facilities than all the other villages and is 
also well located on the main east-west local road 
between Canterbury and Chatham. Dunkirk is the 
next largest of the villages, but is mostly comprised 
of housing with less facilities than are present in 
Boughton-under-Blean.  Finally Oversland and Selling 
are very small villages, with few facilities, though 
Selling is on a rail line and has a village shop.

We propose to help re-enforce and where possible 
enhance linkages between these four settlements 
and Winterbourne Fields, to the mutual benefit of 
all residents and at the same time to potentially 
offer new, or complimentary, facilities within the 
new settlement or help upgrade off-site facilities if 
appropriate.

Design Rationale

Fig 33: Village amenities plan

OVERSLAND

SELLING
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The following diagrams set out an 
evolution of thinking around how 
we consider the Site needs to be 
masterplanned.  The first tasks are to 
define and create the landscape structure 
for the new settlement, followed by the 
identification of areas for development 
and thereafter the distribution of uses, 
including a village centre, a primary school 
and residential uses.  External and internal 
connectivity is created throughout and 
beyond the Site in order to ensure a highly 
accessible and legible environment.

5.2 Masterplan Design Rationale

1. Identifying the key landscape features on the 
Site: existing field boundaries and woodland 
edges 

Design Rationale

Fig 34: Masterplan design rationale sequence 1-7

4. Identifying development areas around the key 
landscape features and open space

5. Creating a village centre ‘heart’ to the proposals, 
with local facilities for the community
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2. Creating green connections between the 
landscape features, using the existing public 
right of way network

3. Creating a central area of multi-functional open 
space for recreation, play and surface water 
drainage

6. Close co-location of the primary school, village 
centre and potential area of retirement living to 
foster a symbiotic relationship

7. Creating new connections across the A2 corridor 
and linking the character areas within the Site
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The proposed concept masterplan is the 
result of detailed analysis of all relevant 
considerations, constraints and technical 
work to date.  The main features of the plan 
are as follows:

• A clear, direct route from the bridge over 
the A2 into the new settlement 

 
• A village centre at the physical heart of the 

settlement and close to the entrance from 
the north

• A simple but highly connected network of 
streets and routes within, around and to/
from the new settlement

• A highly integrated landscape structure 
with sustainable drainage, new/existing 
landscape, topographic features and 
walking/cycling routes all forming part of a 
generous open space and leisure offer

• A range of neighbourhoods for all age 
groups including for seniors as well as 
affordable and market homes to meet the 
housing requirements of the borough

Concept Plan - July 2020 (Fig 35)
The initial concept plan produced in July 2020 
proposes the village centre to the north of 
the Site opposite the main site entrance. To 
the east of the village centre is positioned a 
primary school, alongside a proposed stand 
alone retirement village.

Concept Plan - Jan 2021 (Fig 36)
By January 2021 the primary school has 
been moved west of the village centre to 
take advantage of flatter ground in this 
area. An area of green space and surface 
water attenuation is proposed in place of the 
primary school.

Concept Plan - August 2021 (Fig 37)
The latest concept plan indicates the 
retirement element of the scheme as a more 
integrated part of the development, with 
the intention that leisure facilities would 
be available to all and an element of the 
retirement housing would be sited within the 
village centre.

5.3  Concept Masterplan Options

Identifying the key landscape features 
on the Site: existing field boundaries 
and woodland edges. 

Creating green connections between 
the landscape features, using the 
existing public right of way network.

Creating a central area of multi-
functional open space for recreation, 
play and surface water drainage.

Identifying development areas 
around the key landscape features and 
open space.

Creating a village centre ‘heart’ to the 
proposals, with local facilities for the 
community. 

Close co-location of the primary 
school, village centre and potential 
area of retirement living to foster a 
symbiotic relationship.

Design Rationale
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Fig 37: Concept plan - August 2021

Fig 35: Concept plan - July 2020 Fig 36: Concept plan - Jan 2021
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5.4  Access & Mobility

In this section we set out possible 
opportunities for access and mobility for 
the new settlement and pose questions 
around how best to make future 
connections beyond the Site.

Cycling

Cycling could provide an excellent way 
of connecting Winterbourne Fields to 
Boughton-under-Blean and Dunkirk.

• Is there opportunity to provide 
advisory on carriageway cycle routes or 
segregated cycleways?

• Can we promote the use of electric 
bicycles at a way of reaching Boughton-
under-Blean?

• Reallocation of Canterbury Road road 
space for cyclists?

Fitness and Well-being

The location of Winterbourne Fields will 
allow future residents easy access to the 
countryside and many Public Rights of 
Way (PRoW).

Advice from the NHS is clear that walking 
is simple, free and one of the easiest 
ways to get more active, lose weight and 
become healthier. Walking briskly can help 
you build stamina, burn excess calories and 
make your heart healthier.

Access to Woodland and Countryside

PRoWs should be easily accessible.

• Can we upgrade any of the existing 
PRoWs?

• Can we incorporate steps in steep 
areas?

• Can we put down bark chippings 
or stone in wet areas to make the 
footways more accessible? 

Countryside Buffer

It is proposed that Winterbourne Fields 
will be surrounded by a countryside buffer. 
This will allow the community to exercise 
and easily access woodland edge walks. 
This will have many benefits for the mental 
and physical well-being of the community 
all year.

On Development Routes 

These routes should be functional but 
also attractive for recreational use. 
These should provide easy access to the 
countryside and nearby PRoWs.

Design Rationale
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Fig 38: Access and mobility diagrams

1. New primary access into the northern and southern 
sites off the slip road from the A2 (slip roads in both a 
westbound and eastbound direction)

2. Retained connections at the Site periphery for public 
right of way links to woodland and countryside

3. A primary highway network with a looped arrangement 
in the village centre to provide a new transport hub  

4. New bridge connection over the A2 to allow easy 
walking and cycling links to Dunkirk and Boughton-
under-Blean
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5.5 Axonometric View

Fig 39: Site location plan

Mixed use

Retirement

Residential
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Primary education with MUGA
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Open/green space
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Design Rationale

A2

DUNKIRK

The axonometric diagram opposite 
shows the proposed land uses in 
3 dimensions overlaid onto the 
topographical site survey. 

We are in the process of 
developing the proposals in 3D 
in order to understand the visual 
relationship between the Site 
and its context. This will inform 
further detailed design work for 
each character area, together with 
density/massing across the Site.
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6.0  Masterplan Proposals
6.1   Concept Masterplan
6.2   Landscape Framework
6.3   Land Use Brief
6.4   Access & Infrastructure
6.5   Character Areas
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6.1 Concept Masterplan

This drawing may contain: Ordnance Survey material by permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office © Crown Copyright 2020. 
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• A clear, direct route from the bridge over the A2 into the new 
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close to the entrance from the north
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walking/cycling routes all forming part of a generous open 
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• A range of neighbourhoods for all age groups including for 
seniors as well as affordable and market homes to meet the 
housing requirements of the borough
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Fig 40: Winterbourne Fields concept masterplan
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6.2 Landscape Framework

Masterplan Proposals

The proposed landscape framework is created 
by starting with the natural site features both on 
and surrounding the Site and ensuring landscape 
and open space is a defining feature of the new 
proposals.

First and foremost is working with the topography 
of the Site and the creation of a green-blue system 
running through the middle of the Site which is 
both low lying and appropriate for surface drainage 
feature/storm water attenuation.

The next key element is the integration, and 
respect for, the woodlands surrounding the Site.  
The proposed approach includes additional tree 
planting around the boundaries of the Site in order 
to further re-enforce the size and importance of the 
surrounding woodland east and south of the Site.

The central, low lying area of the Site for storm water 
attenuation will provide an attractive, multi-purpose 
space which can also include areas for play, leisure 
and relaxation as well as a place to meet neighbours 
and help foster a sense of community.

Beyond the boundary of the Site, we propose new 
linkages to public-rights-of-way that are already 
located around the Site.  This will help further re-
enforce the connectivity to Boughton-under-Blean, 
Oversland and Selling and Dunkirk.

Existing hedgerow

Allotments
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Fig 41: Winterbourne Fields landscape framework plan
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The table opposite provides a breakdown 
of all uses based on specific amounts 
as well as approximate densities of 
development for the residential parts 
of development.  In the first table, the 
breakdown between the developable 
areas and areas to remain/provide for a 
variety of open spaces is shown which 
shows that approximately 24.14 ha of 
the Site will be open space, with a small 
amount of this required for new road 
infrastructure.

#

Within residential areas, space is provided 
for additional open space to serve the 
needs of the immediate neighbourhood.  
The retirement village will occupy a small 
portion of one residential area, with the 
retirement home forming an integral part 
of that neighbourhood.  

The proposal provides for a total of 1,600 
homes of which approximately 22% 
will comprise either retirement units or 
dwellings, assumed to be mostly flatted 
accommodation, in the village centre. 
The proposed retirement homes will be 
integrated with the market housing within 
the village centre, with shared leisure 
facilities.

6.3  Land Use Brief

Masterplan Proposals

Winterbourne Fields Masterplan_Area Schedule
Land Use Schedule_06.10.21

AREAS SUMMARY
SITE A (North of the A2) HA SQM
Resi Development area 0.67 6696
Mixed Use development area 1.75 17482
Amenity Green Space 0.70 6985
Natural and Semi Natural Green Space 0.44 4371
Land Required for A2 Junctions 1.15 11474
SITE A TOTAL 4.70 47008

SITE B (South of the A2) HA SQM
Resi Development Area 31.72 317155
Village Centre (mixed use / EV Hub) 4.04 40364
2FE Primary School 2.42 24161
Retirement Development Area 3.20 32030
Land Required for A2 Junctions 0.81 8054
Amenity Green Space 5.77 57704
Natural & Semi Natural Green Space 15.58 155788
Allotments 0.83 8260
Formal Sport 3.30 33025
SITE B TOTAL 67.65 676541

SITE A & B COMBINED AREAS HA SQM
Residential Development Area 32.39 323851
Mixed Use Development Area 1.75 17482
Village Centre Area 4.04 40364
2FE Primary School 2.42 24161
Retirement Development Area 3.20 32030
Land Required for A2 Junctions 1.95 19528
Amenity Green Space 6.47 64689
Natural & Semi Natural Green Space 16.02 160159
Allotments 0.83 8260
Formal Sport 3.30 33025
TOTAL 72.35 723549

#Classification L2 ‐ Business Data

Table 1.7: Site A, Site B and combined area table
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Open Space Policy Requirements - Winterbourne Fields (2031 Bearing Fruits)
Based on 1600 Homes

Per 1000 pop 
(Ha)

Proposed need 
(Ha)

Distance from new 
development Winterbourne Fields

Natural and semi-natural green space 4.36 76.5 800m 16.23
Formal outdoor sport 1.09 Contributions 800m 0.5
Parks & gardens 1.11 19.48 2km
Amenity greenspace 0.45 7.9 400m
Provision for children and young 
people (NEAP) 0.24 0.5 400m
Formal play facilities (LEAP/LAP) Provide on site N/A N/A 1.55
Allotments 0.2 0.35 800m 0.83

24.14
Land Budget Area Schedule
Ref. Hectares Acres Amount Notes
Gross Land Area 72.35 178.78 -
Open Space Provision 24.14 59.65 -
NET Development Area 48.21 119.13 -

Primary highway corridor 1.43 3.53 - Primary access corridor

Residential 36.40 89.91 1274
Policy compliant 
affordable housing 
(35dph NET)

Retirement Development Area 3.20 7.90 200
Approx. 200 units (110 
apartments, 40 care 
suites, 50 care beds)

Village Centre (mixed use / EV Hub) 3.31 8.18 150

Including health centre, 
retail, leisure, a public 
square, employment/ 
work hub, EV Hub, up to 
150 residential units 
(market/affordable and 
retirement)

Primary School 2.41 5.95 - 2FE assumed
Mixed Use Development Area (North 
of A2) 1.46 3.61 - North of the A2

1624

J0036865_Winterbourne 
Fields Land Budget 
Schedule

6.58

#Classification L2 - Business Data

Table 1.8: Open space policy requirements
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The Vision

The vision is to construct an EV and Public 
Transport Hub located at the heart of 
development. The PT hub would be similar 
to an airport lounge with comfortable 
seating and a café. The hub would 
promote public transport use by making 
it a more convenient and attractive 
experience. The hub would allow rapid 
charging of electric vehicles (min.150kW)
Cycle parking, hire and EV bicycle 
charging could also be incorporated 
into the hub. There may also be the 
opportunity to incorporate a home 
delivery hub.

EV Charging 

The EV aspect of the hub would allow 
access to rapid vehicle charging at 
150kW+. This could be utilised by people 
travelling on the A2, homeowners at 
Winterbourne Fields and the wider 
community, thus bringing people into the 
community centre EV bicycle charging at 
the hub could be explored.

Integrating Future Technology

The format of the hub should allow for 
integration with new forms of transport 
likely to be in place within 10-years, such 
as e-scooters and e-bikes, which are 
becoming well established in the UK. 
There is also an opportunity to integrate 
the hub with autonomous personal 
transport links, which link all parts of the 
Site to the hub via segregated routes.

Bus Frequencies and Routes

The aspiration is for buses towards 
Faversham and Canterbury to serve the 
Site once every 15 minutes. The buses 
would only pick up from the Public 
Transport Hub to shorten journey times.

Location of the Hub

Location is key to maximise use. The hub 
should be centrally located within the Site, 
close to the village centre. It should be 
located on the side of the development 
closest to the A2 access roads, to allow 
buses direct and easy access. 

5G Technology

5G will allow intelligent transport systems 
to become fully integrated by allowing 
massive simultaneous connections and 
ubiquity of network, even in high mobility 
situations or densely populated areas. 
Intelligent transport vehicles will be able 
to connect to the network and share 
information on their environment with 
vehicles, roadside infrastructure, the 
internet and with pedestrians and cyclists 
5G opportunities for autonomous goods 
delivery vehicles “Internet of things” 
future opportunities.

Masterplan Proposals

6.4 Access & Infrastructure
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Fig 42: Accessibility diagram

Fig 43: Sustainable transport modes - precedents
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6.5 Character Areas

Winterbourne Fields will include several 
character areas which will help both 
define and individualise each part of the 
settlement.  Character areas are a good 
way of creating a sense of community 
within individual streets and phases 
of a development but also a way of 
creating variety and character, through 
building design and materials, landscape 
and signage for example. The proposal 
includes six individual character areas 
shown on the illustration on this page.

The various character areas are described 
in this section.  Each character area is 
intended to be defined by both function, 
form and geographic location in the 
Site. The approach proposed to the 
development of each area, including future 
building and landscape design, is based on 
these key factors.

Character Area 1: The Village Centre: 
comprising a mix of uses, including 
residential (including retirement), 
community uses, retail, healthcare, 
community hub and transport 
interchange, the primary school and 
the gateway to the southern part of 
the scheme

Character Area 2: Residential A: in 
the area of land between the village 
centre and Forester’s Lodge Farm

Character Area 3: Residential B: on 
the southern part of the scheme, 
potentially with a more rural, informal 
character 

Character Area 4: Residential C: more 
formal character at the centre of the 
scheme, maximising views across 
open space and responding to the 
adjacent retirement development 

Character Area 5: Retirement: Close 
links to the village centre amenities, 
and linking to the adjacent residential 
to ensure a cohesiveness of built 
form rather than a gated, separate 
community

Character Area 6: Northern Mixed 
Use: Including residential and 
employment land, responding to 
existing settlement of Dunkirk

Masterplan Proposals

Fig 44: Character area plan
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Village square: school drop 
off, bus hub, parking for the 

village centre

Main village centre 
community / employment / 
retail uses with residential 

above

Indicative 
strategic location 

for drainage

Gateway to residential 
character zone

Primary school with MUGA

Mixed use - commercial / retail / 
community with residential above

Residential / retirement

Healthcare

Education

Play

Masterplan Proposals

The heart of the development will be 
represented by a new village centre located 
close to the entrance of the Site.  

The character of the village centre will both 
reflect local vernacular characteristics found in 
other surrounding villages such as Boughton-
under-Blean and Selling, but also create a 
new identity for a 21st century settlement.  
For example, we propose the inclusion of an 
Electric Vehicle (EV) charging hub, but also the 
potential for a “work hub” which as a form of 
work space becoming popular in many areas 
due to both the inherent flexibility but also as 
an outcome of workers decanting office space 
in many towns. A primary school, residential, 
spaces for retirement living and retail and 
employment are also included.  

Finally the village centre is intended to be highly 
accessible and allow for bus access to serve the 
settlement too.  

Winterbourne Village

Fig 45: Winterbourne Village concept plan
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Leisure

EV Hub

Indicative strategic 
locations for drainage

Potential bridge over

Gateway to residential 
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Potential retirement / 
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Main Site 
access
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Masterplan Proposals

Primary School

Main Site 
access

Village square: school drop off, bus 
stops, parking for the village centre

Main village centre community 
/ employment / retail uses with 

residential above

Residential

Fig 46: Winterbourne Fields land use adjacency diagram

Winterbourne Village (Continued)

The village centre will be varied in both use 
and form, with public realm at the heart 
of the centre and active uses and built 
frontages helping frame the public realm.

The diagram on this page indicates the 
broad land use categories, their adjacencies 
and connections to and from the centre.

Towards open /
recreational 

space

Classification L2 - Business Data

Recreational Spaces

Classification L2 - Business Data

Public Square

Primary School

Health centre
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Bedrooms Type Net Internal 
Area (sq m) Number Proportion of 

Units

1 Apartment 50 184 13.00%

2
Apartment 70 112

30.00%
House 79 314

3 House 99 540 38.00%

4+ House 121 274 19.00%

Total 94 (average) 1,424 100%

Winterbourne Fields can be delivered within 
the Local Plan period and can contribute 
to reducing the amount of development 
that is needed in more constrained areas. 
Winterbourne Fields would meet just over 
10% of the total housing requirement over 
the plan period.

Table 1.9 below applies the housing need 
identified in the SHMA  to the residential units  
within Winterbourne Fields, subject to various 
adjustments: 

• 50% of the units to be 3-bed homes (an 
uplift on the HMA) given the suitability 
of Winterbourne Fields for this type of 
housing need.

• 1-bed unit provision which assumes that 
the Retirement Village will have significant 
provision of these units to meet overall 
need within the 1,600 units (including the 
Retirement Village).

• Reduced proportions of 2-bed and +4-bed 
units to allow for greater 3-bed housing 
provision. 

• 2-bed units to be a mix of apartments and 
houses.

We have not explicitly allowed for private 
rented units as we consider that Winterbourne 
Fields will have predominately owner-
occupied housing.

Residential Character Areas

Masterplan Proposals

Table 1.9: Policy compliant unit mix



101

Fig 47: Housing precedent images
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Employment

Masterplan Proposals

An essential part of the development 
proposals is job creation. It is anticipated 
that, post-Covid, a significant proportion 
of the working population continue to 
work from home at least some of the 
time, therefore 5G broadband is proposed 
throughout the development, including work 
from home opportunities in all homes.

In terms of the non-residential uses within the 
development, Table 1.10 below summarises 
the potential jobs that can be created 
within Winterbourne Fields village and the 
employment zone north of the A2.

It it estimated that 600 new jobs can 
be created directly as a result of the 
development.

Employment Uses - Winterbourne Fields

(sqm) (sqft) (no.)
C2 - Care facility 2,765 30,000 2 30 92
E(a) - All purpose store 420 4,521 1 17 25
E(a) - Shops / Ancillary Retail 300 3,229 1 17 18
E(b) - Food and Bev. 279 3,000 1 18 15
E(d) - Leisure Facility (Gym 1) 697 7,500 2 65 11
E(e) - Health and Wellbeing Centre 929 10000 1 50 19
E(f) - Childrens Nursery 300 3,229 1 30 10
E(g) - Office/employment (Work Hub) 950 10,226 3 10 95
E(g) - Employment Zone 2,250 24,219 1 36 63
E(g) - Employment Zone offices 2,000 21,528 2 10 200
F1(a) - 2FE Primary School 1,600 17,222 1 30 53

600

Area per FTE 
(sqm) JobsUse Floor area (GIA) Levels

#Classification L2 ‐ Business Data

Table 1.10: Employment provision
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Fig 48: Employment precedent images
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7.0  Engagement
7.1   Engagement to Date
7.2   Feedback
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7.1 Engagement to Date

In July 2020, a Community Engagement
Framework was adopted. The principles 
behind this framework are: 

• Listen to,
• Learn from and 
• Engage with stakeholders and 

residents. 

The purpose of the Community
Engagement Framework is to assist 
in informing the development of the 
masterplanning and planning strategies.

• To build a robust evidence baseline 
by creating a deeper insight into 
the attitudes and opinions of key 
stakeholder groups. A robust evidence 
base will support key arguments made 
to the stakeholder groups to create a 
better understanding and support for 
the scheme. 

• To ensure that the emerging proposals 
have “Listened Engaged and Learnt” 
with the community. 

• To build up a network of third-party 
advocates to endorse the proposals. 

• To ensure that target audiences 
understand the aspirations of the 
scheme. 

Summary of the communications outputs 
include:

• Distribution of the Vision Document to 
key stakeholders

• Three Parish Council meetings attended 
(August 2020, April 2021, and July 
2021)

• Briefing meetings with Swale Borough 
Councillors (December 2020, February 
2021, and July 2021)

• Community Engagement Workshop 
held in December 2020

• Three Community Newsletters

• Dedicated website created

• Community Hotline and Email address 
established

• Ongoing informal meetings with 
residents from Boughton-under-Blean 
and Dunkirk

• Social Media Channels (Twitter, 
LinkedIn and Instagram) promoted.

Engagement



107

7.2 Feedback

Feedback from the Community so far:

Stakeholders have said: Winterbourne Fields responded

Highways

•	 Clarification was sought on what exactly 
the improvements to the A2 junctions 
would be.

•	 Slips roads for both access and egress on 
the A2 both Eastbound and Westbound 
are being designed into the scheme.

•	 Funding for A2 improvements is subject 
to Winterbourne Fields being created.

•	 Would road access to the A2 be a condition 
of any planning consent and part of the 
proposals on submission?

•	 Improvements to the A2 are integral to 
the success of the scheme.

•	 What consultation has taken place with 
the Highway’s Authority?

•	 Early engagement with Highways 
England has taken place with positive 
comments received.

•	 What happens if funding for M27 does not 
come forward?

•	 Funding for M27 is separate from 
this scheme.

•	 If funding does not come forward, 
the need for improvements to the A2 
becomes even more acute.

•	 If there is no upgrade on access to the A2 
the local narrow roads will come to a halt.

•	 The improvements planned for the 
A2 are integral to the scheme and will 
ensure that additional traffic on local 
roads will be minimised.

•	 The new slip roads on the A2 will 
mean motorists can avoid unnecessary 
journeys on The Street.

•	 These improvements will mean that 
Winterbourne Fields will not add to 
the pressure on local roads.

•	 How often will the regular bus service be? •	 This scheme will be designed to be 
car minimal.

•	 Alternative forms of transport will 
be encouraged.

•	 This will include bus travel. We will work 
with the bus operators to increase the 
service by up to four times an hour at 
peak times.

•	 Will the bus fleet be updated? •	 We will work with the bus operators to 
ensure that bus service fleet are of the 
highest quality.

Table 1.11: Community feedback
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Recreational facilities

•	 Tennis courts and a swimming pool or a 
lido were suggested as welcome additions.

•	 The team want to create recreational 
facilities that residents both need and 
want.

•	 Local groups have worked on trying to 
get funding together for tennis courts on 
Boughton Rec.

•	 We are happy to work with local groups 
to help these aspirations turn into reality.

Education

•	 How will future expected educational 
needs be met?

•	 It would be anticipated that with a 
scheme of this size that a new Primary 
School setting would be provided.

•	 The appropriate contributions would be 
made for secondary school and college 
provision.

•	 There is a need for specialist 
educational provision for example for 
SEND (Special Educational Needs and 
Disability) pupils, those with Autism or 
similar challenges.

•	 We will work with KCC and other 
education providers to help create 
solutions to local short falls.

•	 Focusing on SEND provision is one option.

•	 A new school space at Winterbourne 
Fields could be a good therapeutic 
environment and conducive to future 
residents.

•	 We will work with KCC and other 
education providers to create solutions. 
Focusing on SEND provision is one option.

Emerging Local Plan

•	 Is this an allocated site or going to be 
a Windfall site?

•	 We are working with Officers at Swale to 
increase their understanding as to how 
Winterbourne Fields is a sustainable site 
and should become an allocated site.

Feedback (continued)

Engagement

Table 1.11: Community Feedback (continued)
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Elderly living

•	 Stakeholders responded well to include 
more retirement/assisted living/care 
accommodation in the scheme.

•	 Including provision for those living with 
dementia.

•	 Elderly living and supporting vulnerable 
older adults will continue to be a central 
focus of the emerging scheme.

What is current thinking for affordable or key worker housing?

•	 What will be the affordable housing mix in 
this scheme?

•	 The scheme will be policy compliant.

•	 What key workers accommodation 
be provided for in Winterbourne 
Fields?

•	 Key worker accommodation will be provided.

•	 More research needs to be undertaken to 
ensure better understanding of key worker 
needs in the area.

Healthcare

•	 Access to healthcare is a significant issue. •	 Land will be safeguarded at Winterbourne 
Fields for health provision.

•	 The project team will work with the local NHS 
Clinical Commissioning Group to deliver a 
new healthcare services.

•	 GP provision in Faversham is excellent but 
is at over capacity.

•	 Any healthcare service that will be located 
at Winterbourne Fields will complement the 
existing excellent but stretched services that 
exists elsewhere locally.

•	 A pharmacy would be especially useful. •	 This could be possible.
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Summary

8.1  Summary & Next Steps

The Site is unconstrained by designations 
that would materially impact its development 
potential, one of very few available 
landholdings in Swale.  This represents an 
excellent opportunity to create a sustainable 
new community of up to 1,600 homes and 
other uses in close proximity to existing 
services in Dunkirk, Boughton-Under-
Blean and other wider regional centres at 
Faversham and Canterbury.  As set out in 
this document, development will help sustain 
those local facilities and will reduce travel 
by car with employment provision on-site. 
It will provide the necessary jobs and social 
infrastructure to cater for new residents 
and provide opportunities for residents of 
neighbouring settlements, including all they 
need to live, work and play within a high 
quality, sustainable and zero carbon scheme.

With a focus on the Council being able to 
present a robust and deliverable supply of 
housing, and considering that a number 
of the preferred strategic sites within the 
current draft Local Plan are undeliverable 
as set out in our response to the Regulation 
19 representations, it is vital that sites which 
are deliverable, like Winterbourne Fields, are 
included as an allocation.  Without this, there is 
a very real prospect that the Plan will be found 
unsound at Examination.  

We continue to engage with local residents 
and want to work with you, the Council, 
to bring forward this Site.  Alongside the 
submission of the planning application, we 
will be actively engaged at the Examination to 
ensure a Local Plan is delivered that is sound. 

50,000sqft of commercial 
employment uses, supporting the 

creation of 600 new jobs

A new 3.3 hectare village centre 
including shops, cafes, a health 
centre, leisure facilities, a public 

square and transport hub

All homes in 10 minutes walk of 
Winterbourne Village

Fig 49: Key statistics infographic
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1,600+ new homes, including 200 
retirement homes

Projected population of 3,840+ 
residents, all with work 5G 

broadband and home working 
facilities

All homes within 10 minutes walk 
of Winterbourne Village

20 Minute Bus Trip 
into central Faversham and 

Canterbury

24.14 hectares of open space (33%)

420+ affordable homes (30%)
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