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1st June 2024 

SI – 20/145 
BY EMAIL 

Dear Sir/Madam, 

REPRESENTATION TO THE CANTERBURY DISTRICT LOCAL PLAN REGULATION 18 
CONSULTATION IN RESPECT OF LAND NORTH OF HOLLOW LANE, CANTERBURY (DRAFT 
ALLOCATION POLICY C7) 

Iceni Projects, on behalf of Pentland Properties, welcomes the opportunity to submit representations 
to the Canterbury District Local Plan (Regulation 18 Consultation). Pentland Properties are working to 
deliver a sustainable residential-led community at land north of Hollow Lane. The delivery of this site 
would complement and enhance both the adjoining Thanington Park development area to the north 
which is currently being built out, as well as the wider South West Canterbury Strategic Development 
Area (SDA) identified in the Reg 18 Local Plan. 

Pentland Properties supports the inclusion of land north of Hollow Lane as an integral part of the South 
West Canterbury SDA to deliver a mixed-use development, including approximately 800 residential 
dwellings, including affordable housing, older persons housing, accessible housing and self-build 
housing, alongside community space, business floorspace, a primary school and open space. There 
are key advantages of allocating this site which will generate a number of social, economic and 
environmental benefits through a well-planned comprehensive approach.  

Pentland Properties are keen to continue engagement with planning officers to ensure that a new 
community can be delivered in line with Canterbury’s aspirational vision for the District up to 2045. 
However, there are key issues with the requirements of the allocation which need to be given greater 
consideration through the Plan process. For example, the deliverability and viability of key elements 
of the SDA such as affordable housing provision, 20% biodiversity net gain and tree cover 
requirements need to be worked through to ensure the Plan allocation is deliverable. These 
discussions should also consider the wider development already being delivered at Thanington Park, 
particularly in relation to elements such as commercial and education floorspace, as well as nutrient 
neutrality solutions and whether a flexible approach can allow for alternative ways of delivering these 
different needs as part of the wider landholding. 

In addition to this letter, the following is submitted in support of the draft allocation: 

• Land Use Plan June 2024, prepared by STEN Architecture;  

•      Multimodal Access Principle & Initial Traffic Impact Assessment, prepared by C&A; and 

•      Education Landscape Review, prepared by EFM. 
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The information submitted as part of these representations should be read in conjunction with the Call 
for Sites submission but also provides further information to support the site in the context it has 
progressed to a draft allocation. 

a. Strategic Development Area - South West Canterbury 

The Strategic Development Area for South West Canterbury is identified to deliver new sustainable 
communities, key infrastructure and environmental improvements. As well as provision of new 
dwellings, business floorspace, local centres, sports facilities and hospital and healthcare facilities, the 
area is proposed to generate the critical mass required to deliver key infrastructure including a new A2 
junction and link road which would service and intersect land north of Hollow Lane. The South West 
Canterbury SDA forms one of the key components of the spatial strategy for the District up to 2045 
(under Policy SS3) and is strongly supported by Pentland Properties. The allocation will ensure that a 
comprehensive approach to development can be delivered that supports the necessary infrastructure, 
services and facilities to meet both existing and new residents’ needs. This is in accordance with 
paragraph 8 of the National Planning Policy Framework (NPPF), which strives to deliver sustainable 
development through the overarching economic, social and environmental objectives. It also aligns 
with paragraph 11(a) in relation to the presumption in favour of sustainable development which is at 
the heart of national policy, to ensure that Local Plans “promote a sustainable pattern of development 
that seeks to: meet the development needs of their area; align growth and infrastructure; improve the 
environment; mitigate climate change … and adapt to its effects”. 

It is considered that the specific requirements outlined under the South West Canterbury Strategic 
Development Area (SWC SDA) are largely in line with what can be delivered across the sites. 
However, Pentland Properties is keen to ensure that the deliverability of a number of the key elements 
of the allocation are properly tested and therefore work is ongoing with BNP Paribas in relation to the 
site and the draft Whole Plan Viability Study within the evidence base with a view to ensuring the 
allocation progresses through the Local Plan development in a viable and deliverable form.  As part of 
this submission, further information is also provided in the form of a land use budget plan to inform the 
concept masterplan and development areas for the allocation of the site. It is also considered key that, 
as part of the next stage of work to develop the Local Plan, engagement with officers will need to 
establish the parameters for the site to ensure the delivery of the key strategic objectives and vision 
set out within the Reg 18 draft Local Plan. 

With regard to Land to the North of Hollow Lane (Policy C7), Pentland Properties acknowledges the 
Policy’s infrastructural requirements to support the SWC SDA, however, believes that the need, timing, 
funding and viability of each requirement should be informed by a robust evidence-led approach in 
terms of the need and trigger applicable to it. Two key matters in this respect are at Parts 4d and 5b 
of Policy C7 relating to the South West Canterbury Link Road and connectivity through Site C6 (Merton 
Park) to connect to the A2 respectively, which is currently drafted as a prior to occupation requirement, 
as well as the inflexible requirement under Part 5a to deliver a WWTW on-site. It is considered that 
the form, need and triggers for each infrastructure item should be shaped further by the emerging 
evidence base following this Regulation 18 consultation.  

b. Policy C7 (Land north of Hollow Lane) 

Draft Policy C7 details the criteria for which development of Land north of Hollow Lane will be granted 
planning permission. This includes details of the development mix (including housing mix and 
approximate site areas of non-residential uses and open space), design and layout, landscape and 
green infrastructure, access and transportation and phasing and delivery. This is supported by a 
concept masterplan of how this could be delivered on the site. 

Development Mix, Infrastructure and Phasing 

As set out above, Pentland Properties supports the inclusion of land north of Hollow Lane for mixed 
use development as part of Canterbury’s growth ambitions up to 2045. The development will generate 
a number of significant economic, social and environmental benefits to help the District realise its 
strategic objectives. As part of the further work undertaken since the Call for Sites submission, a Land 
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Use Budget Plan has been prepared by Milton Studios. This has been informed by both the draft 
allocation and technical work undertaken to date to profile the type of scheme that can be delivered in 
substantial accordance with the criteria outlined under draft Policy C7.  

This work has determined that an evolved and expanded residential area should be included compared 
to the concept masterplan in the draft Plan. Essentially, this extends the development parcels further 
to the northern boundary of the allocation to co-join Site C7 to the Thanington Park scheme, though 
Pentland Properties is not seeking an increase in the number of homes assigned to the site through 
this representation. Assuming the development quantum remains as drafted, this change would ensure 
that the housing mix, including market and affordable homes, as set out in Policy DS1 and DS2, could 
be accommodated on site at an appropriate density. As a result, the key identified criteria set out in 
Policy C7 could be met whilst still retaining the key principles of the concept masterplan. The land use 
budget is considered to result in an enhanced layout that will improve the deliverability of the site. 
Accordingly, Pentland Properties respectfully advocates that the concept masterplan and associated 
policy criteria be amended to reflect this position. 

Regarding the primary school provision, the Land Use Budget Plan has been updated to reflect a 
change from a 2FE (Two Form Entry) to a 1FE (One Form Entry) school. This change is based on the 
findings of the Education Landscape Review prepared by EFM, which is attached as an appendix. The 
proposed amendment to reduce the school size stems from the current application by Kent for a 2FE 
school in Phase 1, which is anticipated to absorb the entire pupil yield impact of Phases 1-3 and Phase 
4 (Policy C7) and still leave surplus capacity. Therefore, as at least a 1FE school will be delivered as 
part of Phase 1, a 1FE school is deemed sufficient to ensure the needs of Policy C7 are met in full. 
Should the Phase 1 school be delivered as a 2FE, this would negate the need for an additional primary 
school within Phase 4, which indicates that sections 1B (ii) and (iv) of the C7 policy should provide 
flexibility to remove this requirement if these needs have already been met by the provision in 
Thanington Park Phases 1-3. 

Regarding affordable housing mix, it is considered that greater flexibility within Policy C7 is required to 
ensure that the affordable housing provided on site appropriately responds to changing circumstances 
and market conditions. To this effect, it is considered that flexibility is needed to address the difficulties 
in borrowing to build and mortgage rate issues with the purchasing of First Homes. At present, 
affordable housing is set to be delivered in accordance with draft Policy DS1, which requires this 
provision to be split between 66% affordable or social rent, 25% First Homes and 9% other home 
ownership models. Pentland Properties politely requests that flexibility to this requirement be allowed 
if sufficient evidence to demonstrate that the changing needs for a certain type of affordable housing 
can be demonstrated. 

In order to deliver the site, there are a number of key infrastructure requirements identified which will 
have space, cost and phasing implications attached to them. Additionally, a high residential density is 
proposed. Pentland Properties does not object to this, but given the intensity of use, it is important that 
work continues with the Council to test whether the requirements can be delivered and if so, how best 
to accommodate them given the highly prescriptive nature of the development allocation. This also 
includes the commercial and school elements of the allocation. The work being undertaken by BNP 
Paribas on viability to ensure the criteria under Policy C7 are shaped into a deliverable form ahead of 
the Regulation 19 consultation should assist this.  

The draft Infrastructure Delivery Plan (October 2022) identifies a number of key pieces of infrastructure 
to be delivered as part of land north of Hollow Lane including a key section of the new South-West 
Canterbury link. Given the high level nature of the draft Infrastructure Delivery Plan at this Reg 18 
stage, Pentland Properties is keen to play a full participatory role in the evolution of the Local Plan and 
the evidence base which underpins it.  

Policy C7 4(d) specifies the requirement to deliver the new South West Canterbury Link Road, which 
in conjunction with the requirements of 5(b) defines a need to establish connectivity of this link to Site 
C6 and the new access to A2 prior to first occupation. Pentland Properties are supportive of 
infrastructure delivery but are keen to ensure that policy allows the correct infrastructure to be delivered 
at the correct time. Transport evidence gathering for the site allocation strategy in the Draft Plan is on-
going and it is considered important to ensure that the policy is allowed to develop in an evidence-led 
manner. Timing of highway infrastructure delivery is key to ensuring that sustainable travel objectives 
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are met and that unnecessarily early delivery or overprovision of additional highway capacity is not 
prejudicial to this objective by facilitating and encouraging undesirable travel patterns from the outset. 
The overall need for and delivery timing of the South West Canterbury Link Road and vehicular 
connectivity to C6 should, it is suggested, be more flexible to allow for evidence to lead the 
requirements. 

However, Pentland Properties do fully endorse the early delivery of sustainable, active travel 
connectivity to and from the development from the outset, in order to encourage early positive and 
sustainable travel patterns and would encourage the Council to consider re-emphasising this in the 
policy, rather than potentially earlier or unnecessary road building. 

The strategic nature of the scheme means the development will be delivered over a lengthy timeframe, 
during which societal needs may change. Therefore, a flexible approach should be incorporated to 
allow for changing demands and market conditions over this period. It is therefore considered 
necessary that suitable caveats are included within Policy C7 to recognise this, as detailed in Appendix 
1 of these representations. This would be consistent with paragraph 86 of the NPPF, which requires 
planning policies to be flexible enough to accommodate needs not anticipated in the Plan and enable 
rapid responses to changes in economic circumstances. Section (5) of Policy C7 relating to phasing 
and delivery prescribes detailed triggers for the delivery of key elements of the scheme. It is considered 
that further discussion and engagement is needed on this to determine if these triggers are appropriate 
and the evidence used to determine many of these. It is presently unclear if these finance and 
occupation triggers are viable. In particular, in relation to the requirement under Section 5(a) for a 
Wastewater Treatment Works (WwTW) to be delivered prior to first occupation, achieving nutrient 
neutrality has not been included as a cost within the Whole Plan Viability Study and therefore flexibility 
will be needed on how this is achieved to satisfy an Appropriate Assessment under the Habitat 
Regulations.  

Pentland Properties agree that the most likely solution for the draft allocation and the wider SDA to 
achieve nutrient neutrality is for it to be served by a Wastewater Treatment Works (WWTW). Pentland 
Homes however wish to request that the draft policy follows a mitigation hierarchy approach for nutrient 
neutrality. This hierarchy should be reflected in the policy to ensure that all potential solutions, including 
off-site options, are considered in a structured and effective manner. This would provide additional 
flexibility to allow the WWTW to be delivered outside of the allocation area, rather than for it to have a 
prescriptive requirement for an 'on-site' WWTW as currently drafted.  

To this effect, Pentland Properties, who is currently delivering the various phases of Thanington Park 
development, alongside Barratt David Wilson, is exploring the feasibility of combining the required on-
site WWTW in an earlier phase of Thanington Park to serve the whole site (the 750 homes in the 
existing permission plus the 800 in the draft allocation). Pentland Properties also wish to highlight that 
other solutions may be devised in the short to medium term. Therefore, Pentland Properties is politely 
suggesting that part b iii of Policy C7 be amended to require the development to follow a mitigation 
hierarchy to provide flexibility for other methods of achieving nutrient neutrality, and 5 a to state that ‘a 
nutrient neutrality solution should be secured at the earliest possible phase’. 

Similarly, whilst the overall mix and balance of the different uses is supported, the precise nature of 
the infrastructure, the housing mix and the commercial centres may need to change in order to respond 
to market demand and societal need during the course of the plan period. There are a large number 
of unknowns such as the level of financial contributions for various services and infrastructure, the 
costs of the new road infrastructure and the fluctuating cost of building materials. There may well be 
times within the plan period where the build costs and development values may be such that the 
viability of the development is threatened, with ongoing work being carried out with BNP Paribas to 
help shape the site allocation policy as the Local Plan development progresses. Flexibility to adapt the 
scheme to best reflect market need and demand could provide the flexibility to design the development 
differently so that delivery of infrastructure is not compromised. In addition, the form of development 
to meet community, commercial and educational needs and how this could most effectively dovetail 
with existing and emerging space in the immediate vicinity requires a long term and flexible outlook. 
For these reasons, Pentland Properties would request that the allocation be provided greater flexibility 
so that the size of community hub is not specified in land area. In this regard, given a number of new 
community hubs will be constructed in the South West Canterbury SDA, there should be scope for 
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considering how the hubs will inter-relate, with scope for different hubs to be anchored around different 
social functions and services, rather than duplicating the composition of each hub area.  

Biodiversity Net Gain and Tree Cover 

Pentland Properties are committed to achieving biodiversity enhancements and tree cover at Land to 
the North of Hollow Lane and recognise it as a key part of maximising environmental objectives and 
establishing and protecting habitats. They are therefore keen to explore how the 20% Biodiversity Net 
Gain (BNG) and 20% tree cover can both be achieved on the site that also allows for a high-quality 
layout and form of development to also be delivered. Significantly, woodland scores very poorly in the 
BNG metric, and as such these individual requirements may run contrary to one another and result in 
the unintended effect of reducing developable land to meet needs and impact the viability of delivering 
development on the site.  

Pentland Properties consider that the provisional requirement for every development in the District to 
deliver 20% may be challenging in some scenarios, particularly given that the requirement to deliver 
BNG has only recently been introduced and the biodiversity value across the District is varied. The 
National Planning Practice Guidance (ref. 74-006-20240214) states that plan-makers should not seek 
a higher percentage than the statutory objective of 10% biodiversity net gain, either on an area-wide 
basis or for specific allocations for development unless justified. To justify such policies they will need 
to be evidenced including as to local need for a higher percentage, local opportunities for a higher 
percentage and any impacts on viability for development. Consideration will also need to be given to 
how the policy will be implemented.  

Aspect have reviewed a high level Biodiversity Net Gain calculation for the site based on the existing 
baseline and the proposed development. This confirms that delivering such a high net gain in 
biodiversity on-site will be hugely challenging and has the potential to require extensive off-site 
enhancement that at present is under third party ownership and therefore creates challenges for 
deliverability. Pentland Properties are therefore keen to engage with officers to further discuss this and 
how it can most effectively be delivered. This should consider whether a qualitative approach to 
biodiversity gains to maximise opportunities for a range of species should dovetail with the quantitative 
measure of the biodiversity metric for the site and whether setting site specific parameters for both 
within the policy criteria could achieve the best outcome for nature and wildlife. 

Similarly to this, Pentland Properties is concerned by the requirement for a minimum 20% tree cover 
to be provided on the site under criteria set out in Policy SS1. In particular, it would be helpful to 
understand how this can be achieved and if there are alternative ways that the benefits sought can be 
realised. There may be other ecological enhancements which could achieve similar or improved 
benefits without the same land take and are therefore worthwhile considering. 

c. Next Steps 

There is a significant amount of work that needs to be undertaken through the Plan process ahead of 
the Regulation 19 stage to ensure that a prescriptive policy allocation for land north of Hollow Lane is 
deliverable and ensures that an application in accordance with the criteria can be approved. 

Viability is an important part of the evidence base at this point particularly given the commitment to 
identify and maximise the societal benefits the development can potentially deliver and as highlighted 
BNP Paribas are already undertaking work to assess the viability position of the Plan to support this. 
There is a significant range of social and environmental infrastructure proposed as part of the allocation 
and therefore it is key that these are given full consideration and viability tested to ensure that the 
policy is deliverable. Pentland Properties is committed to delivering a transformational development 
that complements the existing Thanington Park development and wider South West Canterbury SDA 
and creates a place that people want to live in, work in and visit. This could necessitate amendments 
to some elements of policy criteria to ensure that viability indicates that the development can be 
delivered. 

The below elements should be considered and reviewed in acknowledgement of the fixed area of the 
site allocation: 
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• Social infrastructure: including (but not limited to) the new link road, school provision, 
community hub and business floorspace.  

• Environmental infrastructure: including a wide range of open space to benefit the new 
residents and nearby existing population. 

• Other Local Plan policy requirements: including 20% biodiversity net gain, 20% tree cover, net 
zero operational carbon emissions and the fixed housing mix including 30% affordable housing.  

• Other application requirements: CIL and other S106 obligations. 

This is also detailed in Appendix 1 of these representations. 

d. Summary and Conclusions 

Pentland Properties enthusiastically supports the inclusion of Land North of Hollow Lane as an 
allocation for mixed use development and as part of the South West Canterbury strategic development 
area within Canterbury’s emerging Local Plan to 2045. It is considered this is a bold visionary Plan 
which facilitates the provision of a number of key pieces of infrastructure that the district desperately 
needs that can be facilitated through the development benefits of new housing.  

Pentland Properties are keen to engage with the Council on these proposals due to some outstanding 
concerns in relation to how the requirements can effectively be accommodated on the site, particularly 
having consideration for viability and phasing, as well as the physical limits of the site to achieve high, 
yet purely quantitative ecological targets. The strategic nature of the site means that it is necessary 
that testing and refinement of a careful balance of uses, infrastructure needs, ecological 
enhancements and phasing requirements will need to be achieved through the Local Plan process. 

Should the Council wish to discuss any or all of the issues raised in these representations, please do 
not hesitate to contact me. 

 
Yours sincerely, 
 
 
 
Nick Searles-Pellegram 
Planner 
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APPENDIX 1 – CONSIDERATIONS OF DRAFT POLICY C7 
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APPENDIX 2 – LAND BUDGET PLAN 




