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Canterbury City Council
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Our ref: AL/17/04451

Date: 31t May 2024

Dear Sirs,

RE: REPRESENTATIONS FOR THE DRAFT CANTERBURY DISTRICT LOCAL PLAN TO 2040
CONSULTATION - LAND ADJACENT TO MILBOROUGHS - RESIDENTIAL ALLOCATION UNDER
DRAFT POLICY R9 (LAND TO THE NORTH OF POPES LANE).

We act on behalf of Mr Paul Crayford and Mrs Angela Crayford, and write in respect on the above
consultation. The site is currently undeveloped land located adjacent to the settlement of Broad
Oak and near to the larger village of Sturry.

Canterbury City Council have allocated residential development land under draft Policy R9 (Land to
the North of Popes Lane), which is adjacent to our client’s site. However, to unlock this future
residential development site, the transport considerations that were raised by the Inspector in the
dismissed appeal ref: APP/J2210/W/18/3216104 will need to be addressed. Following the dismissed
appeal, Gladmans Development Ltd submitted an outline planning application ref: CA/23/01743 for
an outline application for up to 120 residential dwellings with all matters reserved except for access.
This application is currently under determination; however Kent County Council (KCC) Highways
department have raised a number of fundamental highways concerns relating to the junction
data/modelling within the submitted Transport Statement. From discussions with KCC Highways we
understand that they are in discussions directly with Gladmans Development Ltd to address the
highways concerns. However, on review of the Council's planning register there is no formal
response published from Gladmans Developments Ltd to directly address KCC Highways
comments.

We maintain the position highlighted in previous local plan representation submissions, that
widening the residential allocation to incorporate our client’s site, will address the transport matters,
unlock the Draft Policy R18 site for residential development and provide an opportunity for additional
housing on our client site. This approach will maximise the residential quantum, further contributing
to meeting Canterbury City Council’'s housing need targets. The Green Gap will also still be retained.
Therefore, the revision we propose within these representations to draft Policy R18 should be
reflected across future policies prepared by the Local Authority.
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SITE AND SURROUNDINGS

The site is currently undeveloped and measures 1 ha and is located adjacent/near to the villages of
Broad Oak and Sturry, the latter being a settlement where development is driven under the rural
settlement hierarchy.

To the north of the site is Milborough House, beyond which are three Grade Il listed structures
(Sweech Farmhouse and the associated barn and stable). To the east is a field in agricultural use,
which has recently been subject to a refused planning appeal. To the south is a strip of undeveloped
land, beyond which is the development boundary of Sturry and residential development. To the
west — on the other side of Herne Bay Road, is a strategic allocation (Broad Oak Farm) for 1,000
dwellings (alongside business, retail, and community development). The settlement of Broad Oak
begins to the north west of the site, on the other side of Herne Bay Road. This includes some
housing in the Green Gap near Herne Bay Road frontage.

The site is currently located outside the settlement boundary and within the Green Gap however,
as discussed in more detail below, is in an area that is undergoing substantial redevelopment.
Additionally, the site is located within the 7.2km area of the Thanet Coast and Sandwich Bay Special
Area of Conservation (SAC). It is understood there are no other planning constraints which would
prevent development from coming forward.

PLANNING HISTORY

A review of the Council's planning database suggests that there is no relevant planning history on
the site. There is, however, relevant planning history on nearby sites:

- Popes Lane (CA/23/01743) — Outline application for up to 120 residential dwellings with all
matters reserved except for access. — Currently under determination

- Popes Lane (APP/J2210/W/18/3216104) - The development proposed the erection of up to
140 Dwellings — appeal dismissed September 2019. The Inspector found that the Council
were unable to demonstrate a five-year supply of deliverable sites. However, the sole
reason for the appeal being dismissed appears to have been the anticipated impact on
transport, which the Inspector regarded as significant and unacceptable.

- Broad Oak (18/00868) - The site is allocated within the Local Plan for 1,000 dwellings — with
a live application to provide a total of 912 units along with retail and employment use.

LOCAL PLAN CONSULTATION HISTORY

The site was put forward as part of the Regulation 18 draft Canterbury District Local Plan in 2022
(See Appendix 1) Following the Regulation 18 submission, Canterbury City Council Policy Officers
requested that the applicant sought pre-application advice with Kent County Council (KCC)
Highways department (See Appendix 2). The applicant undertook the pre-application advice with
KCC Highways. KCC were in support of the overall development and identified that the additional
spur from the roundabout creating an additional access to draft allocated site R18 will be beneficial.
KCC highlighted that further details to address development management matters will need to be
provided in a future planning application submission. (See Appendix 3)

Our client’s site was previously put forward to the Canterbury City Council Call for Sites consultation
under ref: SLAA091 (See Appendix 4), which closed in June 2020. The call for sites submission
promoted the site for residential development to contribute to the Councils housing need.
Development on this site was envisaged to accommodate circa 40 units — of which affordable
housing would be provided in accordance with policy, subject to viability and further detailed design
work being undertaken. The Council reviewed the site and concluded that the site was technically
suitable but conflicts with existing policy.



The site allocated under draft Policy R18 was promoted through the same Call for Sites consultation
under ref: SLAA126 (Commercial) and SLAAO11 (Housing). Site SLAAO11 is now allocated under draft
Policy R18 for potential housing development. The Council identified that site ref: SLAAO11 to be
suitable, available, and achievable. However, the reason raised by the Inspector in the dismissed
appeal related to the anticipated impact on transport, which will still need to be addressed to unlock
(make it achievable) this site for future housing development.

HOUSING REQUIREMENT & DELIVERY

The Council adopted Local Plan (2017) set a requirement of 16,000 units over the period 2011 to
2031. This is stepped as follows:

- 2011/12 to 2015/16 500 dwellings per annum (dpa);
- 2016/17 to 2030/31 900 dpa.

The Draft Local Plan evidence document, Canterbury City Council Housing Needs Assessment (Sept
2021) Outcomes and Methodology sets a requirement of 1,120 units per year over the Plan period
(2020 -2040).

The below extracts of the Authority Monitoring Report 2021-2022 and Appendix F: Housing Land
Supply Statement identifies the latest housing land supply trajectory and housing completions.

e stepped requirement of the CDLP in blue

e completions for each monitoring year since the base date of the Local Plan (2011/12
-2021/22) in red®

e the 5-year land supply in

® Projected completions for each monitoring year to the end date of the Local Plan
(2030/31) in green
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Figure 4.2: Housing land supply trajectory

Figure 4.2 and Table B.1 identify that the Council have previously delivered above 500 units total
completions in 2011/12 (655 units), 2012/13 (59units7), 2013/14 (641 units), 2014/15 (555 units) and
2015/16 (594 units), which is consistent with the stepped annual requirement established by the
CDLP 2011.

In line with the stepped requirement from 2016 - 2031 the housing land supply trajectory increases
to 900 dpa. Year 2016/17 the Council completion rates was 422 units which is 478 units below the
annual requirement. In 2017/18 the Council reported completion of 1,119 units which is the first year
in which the housing requirement has been above the 900 dpa target. In years 2018/19 (444 units),
2019/20 (597 units), 2020/21 (474 units) and 2021/22 (791 units), demonstrates that the Council
have delivered well below the target of 900 dpa.



HOUSING SUPPLY

The housing trajectory has been changed from the projections that were published in the Local Plan.
The monitoring report published in April 2021 to March 2022 suggests that the bulk of the housing
will be delivered later in the Plan period peaking in 2027/28 (1,361 units). However, based on
previous completion rates being below the stepped annual requirement of 900dpa, it is considered
unrealistic that such a completion rate will be achieved.

The bulk of the housing is to be delivered through 12 strategic sites which were allocated in the
2006 Local Plan, and which have been carried through in the 2017 Plan. These sites will collectively
provide around 16,000 units. In the 2017 Local Plan, delivery of these sites was expected to have
started on all of them by 2018/19. The 2021/22 monitoring report outlines work has started on site
at eight of the strategic sites, with four granted outline permissions. Based on these findings, the
housing market appears to be significantly pressurised within the Local Authority area, with a history
of sustained under-provision.

DRAFT CANTEBURY DISTRICT LOCAL PLAN TO 2040 SITE ALLOCATION

The previous draft allocation R18 has been amended to Policy R9 (Land north of Popes Lane) within
the Draft Canterbury District Local Plan to 2040 and still includes our client’s site though wholly
designated within the Green Gap element of this allocation.

This Policy has not provided a concept masterplan as previous iterations of the draft local plan. We
would request that a concept masterplan is produced to accompany draft Policy R9. However, the
policy does allocate the site for residential development and also introduces additional land uses
and contributions, which are identified in the following development criteria:

1. Development mix

a) Approximately 110 new dwellings including affordable housing, accessible housing and
an appropriate housing mix in line with Policy DST and DSZ.

b)  Proportionate land and build contributions towards and early years primary, secondary
and SEND education plus proportionate contributions for primary health care and
other necessary off-site community infrastructure.

c) Open space: new on-site space will be provided in line with Policy DS24.

2. Design and layout

a.  Provide a high-quality built environment, in line with Policy DS6, with an average net
density of around 35 dph.

b.  Provide development focused in the southern section of the site, which relates to the
existing pattern, scale, character and frontages of development in the area.

¢.  Ensure the development does not contribute to coalescence of the settlements of
Sturry and Broad Oak by providing open space on the area covered by the gas
pressure pipéeline buffer zone.

d. Assess areas of Archaeological Potential and protect and enhance nearby assets
including the Grade 2 Listed Stabel Block at Sweech Farm, Sweech Farmhouse, and
the Barn at Sweech Farmhouse.

3. Landscape and green infrastructure
The green and blue infrastructure strategy for the site should:
a. Provide sustainable urban drainage making use of the existing topography and natural

features of the site where appropriate.
b. Provide 20% biodiversity net gain, in line with Policy DS27.



4.

Incorporate opportunities for landscape and biodiversity enhancements identified within
the Local Character Area F3: Hersden Ridge set out in Canterbury Landscape Character
and Biodiversity Appraisal.

Preserve and enhance any long-distance views towards the surrounding countryside
from open space and PRoWs crossing the site.

Provide habitat, pollinator and ecological connectivity across the site and with the
surrounding landscape, including with priority habitats.

Provide a landscape buffer in the form of natural and semi natural open space to the
north and east of the site adjacent to the countryside containing ancient woodland and
local Wildlife Site.

Access and transportation
The access and transport strateqy for the site should:

a. Provide safe and convenient pedestrian and cycle connectivity including:

(1) New and improved walking and cycling connections to local amenities and services.

(i) New and improved walking and cycling connections to Hersden and Canterbury,; and
(ifi) Improvements to the PRoW network crossing and around the site as required.

Provide a Transport Assessment to demonstrate the connectivity of the site with the
existing highway network, any necessary mitigation, and measures to minimise the need
for use of private cars.

Provide proportionate contributions to highway improvements to enable delivery of the
Sturry Relief Road.

5. Phasing and delivery

The Sturry Relief Road must be fully operational prior to the occupation of any dwellings
on the site.

The residential allocation within draft Policy R9 is welcomed, however it is our view that the concept
masterplan should be revised to ensure that the sites residential development potential is
maximised for a sustainable development through allocating a proportion of housing on our client’s
land. The current proposed access along Popes Lane is inadequate and unsafe.

PROPOSED DEVELOPMENT MASTERPLAN REVISIONS

These representations seek amendments to the development masterplan under draft Policy R9 to
incorporate our client’s site. The revisions to the masterplan are as follows:

Transport & Highways

New link access from the Broad Oak development proposed roundabout.

Housing Land

Allocation of housing development land to the south of Milborough House.

Environmental

Alteration and revision of the designated Green Gap.



PROPOSED REVISION TO MASTERPLAN ASSESSED AGAINTS DRAFT POLICY RO

This approach is further examined in the following section and assesses how the revised masterplan
can benefit draft Policy R9 and future housing development.

New link access from the proposed roundabout

New link access and improved access to future development site

A new link to the proposed roundabout on Herne Bay Road which will be implemented as part of
redevelopment of the Broad Oak Farm site will facilitate a safe means of access to the site where
vehicle speeds are controlled by the design of the roundabout which can also readily facilitate the
small increase in traffic movements.

The proposed new link on the roundabout shown in drawing no. 31379/AC/002 complies with design
standards in respect of the entry path curvature, the entry radius and entry angle, achieving
appropriate forward visibility on the approach to the give way line and visibility to the right on the
circulatory carriageway.

The proposed new link to the roundabout on Herne Bay Road provides the opportunity to extend
the new link further east to connect to the site referred to as Land North of Popes Lane under Draft
Policy R9. This site was the subject of a planning application ref: CA/18/01305 for housing that was
refused at committee and a subsequent appeal dismissed ref: APP/J2210/W/18/3216104. The
reason for the dismissal was due to several reasons, including the unacceptably severe cumulative
impact on traffic flows, at various junctions including the A291 / Popes Lane junction which would
operate very close to capacity.

Although the new link to the roundabout would not address the wider transport reasons for the
appeal scheme being dismissed, it would address the capacity issues related to the A291 / Popes
Lane junction. All development trips would be able to safely access the highway network via the
new roundabout rather than the priority junction which are typically more prone to accidents than
roundabouts where vehicle speeds are controlled by the nature of the roundabout geometry. It is
expected that wider capacity issues at existing nearby junctions such as where the A28 crosses the
railway line at a level crossing will be addressed in the future by the implementation of the Sturry
Relief Road.

Furthermore, there is an existing Public Right of Way (PRoW) ref: CB58, which runs across our
client’s site. It is proposed that the existing PRoW is retained but diverted around the proposed
housing development of Circa 20 units before linking back into its existing route and continuing its
route to Popes Lane.

A Transport Note was previously prepared by TPP and further to the above, provides additional
revisions including details of resiting the Bus Stop situated alongside the exit of the roundabout on
Herne Bay Road, links to the Public Right of Way (PRoW) ref: CB58, and provision of footways to the
newly proposed access road. The Transport Note is submitted again in support of these local plan
representations to justify the revisions to draft Policy R9.

Allocation of housing development land located to the south of Milborough House

Given that the site is currently undeveloped and vacant, it has development potential in principle. In
terms of land use, given Canterbury’s housing need (outlined in these representations) and the
character of the surrounding area, residential development would be most appropriate.

The proposed new link off the roundabout provides an opportunity for circa 20 no. residential
dwellings to be sited on land to the south of Milborough House. A sketch masterplan ref: Site Plan
has been produced by McConkey Architects (See Appendices 5 — 7). This residential layout plan
has taken design cues from the recently completed Sweech Farm development which is adjacent
to Milborough House. The development pattern is of a courtyard arrangement with dwellings



arrange in a barn cluster with a central courtyard and associated parking. This development pattern
seeks to minimise the built footprint and maximise the green open spaces which will contribute to
maintaining the Green Gap.

The proposed development will provide affordable housing in accordance with policy and subject
to viability. The site is within a sustainable location as was previously outlined in the Call for Sites
consultation representations (see Appendix 4).

Alteration and revision of the designated Green Gap

The site is in the designated Green Gap which exists between Sturry and Broad Oak. The Green
Gap extends on both sides of Herne Bay Road. To the west on Herne Bay Road is the strategic
housing allocation at Broad Oaks for 1,000 houses, which proposes an arm of development within
the Green Gap. The proposals include open space and landscape buffering to provide suitable
separation. This representation proposes a similar approach on our client’s land.

It is clear that the areas of Broad Oak and Sturry are going to change over the coming years to
accommodate some of the district’s housing requirement — this approach is supported; the
settlements are sustainable locations for housing growth. On this basis, sensitive schemes which
provide a degree of landscape buffering and open space should be supported to assist in much
needed housing supply (discussed above).

Our client’s site would retain and enhance landscaping around its perimeter which would assist in
contributing to a rural design which respects the surrounding landscape. Notwithstanding this, our
client’s site is some 60m from Sturry to the south and as such, there is currently good separation.

This local plan representation is supported by the following documents:

- Completed Local Plan Consultation Online Questionnaire.
- Local Plan Representations Cover Letter (This document).
- Previous Regulation 18 Draft Canterbury District Local Plan to 2045 Representation
(Appendix 1)
- KCC Highways Pre-application Enquiry (Appendix 2)
- KCC Highways Pre-application Response (Appendix 3)
- Previous Call for Site Representation (Appendix 4)
- Transport Note prepared by TPA.
- Architectural Drawings Prepared by McConkey Architects.
o Location Plan (Appendix 5)
o Site Plan (Appendix 6)
o Sweech Farm Design Precedent (Appendix 7)

SUMMARY AND CONCLUSION

The foregoing commentary confirms that the revisions to the masterplan for the residential
allocation under draft Policy R9, will assist in unlocking the adjoining site by addressing the transport
considerations that were raised by the Inspector in the dismissed appeal ref:
APP/J2210/W/18/3216104. Widening the residential allocation to incorporate our client’s site, will
provide an opportunity to provide a further 20 no. units to the land to the south of Milborough House
and increase the provision of residential quantum which will further contribute to meeting
Canterbury City Council's housing need.

We would be happy to discuss the site in further detail if it would assist. In the meantime, we look
forward to receiving written confirmation that these representations have been received and duly
made as part of this Draft Canterbury District Local Plan 2020 to 2040 consultation exercise.

Yours faithfully,



Abraham Laker
Abraham Laker (May 31,2024 12:15 GMT+1)
Abraham Laker
BA (Hons) MA FRTPI FRSA
Associate Partner

abraham.laker@rapleys.com
07988 425449

APPENDIX 1: REGULATION 18 DRAFT CANTERBURY DISTRICT LOCAL PLAN 2045
REPRESENTATION
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Dhesar Sirs,

RE: REPRESEMTATIONS FOR THE DRAFT CANTEREURY CESTRICT LOCAL PLAN TO 2045
COMSULTATION — LAND ADJACENT TO MILBORDUGHS - RESIDEMTIAL ALLOCATION UNDER
DRAFT POLICY Ri1& (LAND TO THE MORTH OF POPES LAME).

We act on behall of Mr Paul Crayford and wrile in respect on the above consullation. The sile is
currenlly undeveloped land ocated adjacent Lo the selliement of Broad Oak and nesar 1o the anges
willage af Sturry.

Canterbury City Council have allocatled residential development kand under drafl Policy FIB (Land
10 the Narth of Popes Lane), which is adiacent to our chent’s site. Howewer, 1o unlock this future
residenlial development sibe, he ransport considerations thal were raised by the Inspactar in the
dismissed appeal rel APRIZII0MASTIIE10S will need 10 be sddresced. We believe thal
widening Lhe residential allocstion bo incomporate our dient’s site, will address the ranspon mallers,
undock the Draflt Policy R12 site for residential development and pravide an opportunily for addilional
housing an aur cliEnt Site. This apgroach will maximise the residential quanium, further conlributing
1o meating Camerbury City Council’s housing need Langets. The Green Gap will also still be retained.
Therelone, the revision we propose within [hess repressntations to dralt Policy BB showld e
refiecbed across Tulure palicies prepaned by Uhe Local Autharity.

EITE AND SURRDLUNDIMNGS

The site s curently undeveloped and measures 1 ha and s located adjacentinear 1o the villages of
Broad Oak and Stury, the latter being a sellement whene development is driven under the rural
sellEmenl hierarchy.

Ta the norh of the sie s Milbsrough Houss, beyond which ane three Grade Bl isted structures
[Sweach Farmbouse and the associated barn and stable]. To the east is a feld in agricultural use,
which has recently besen subject Lo a refused planning appeal. To the south is a strig of tndeveloped
land, beyond which is the develogment boundary of Sty and residential development. To the
west — on Lhe ather side of Heme Bay Aoad, is a stratlegic slocation (Brosd Oak Farm) foe 1,000
dwelings [aongside business, retail, and communily development). The settiement of Broad Oask
begins 10 the noh wesl of the sile, on the other side of Heme Bay Aoad. This includes some
housing in the Green Eap ness Heme Bay Road Frontage.

The site is currently localed oulside the setthement boundary and within the Green Gap howaves,
as discussed in more detail below, IS In an anea thal is undergoing substantial redevelogpment.
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Additionaily, the site is boeated within the 7. 2%m ares of the Thanet Coast and Sandwich Bay Spedal
Mgea of Conservation (SAC). I is undersiood there are no other planning constrainls which would
present desselopment from coming forward.

PLANMIMG HISTORY

M resdewe of the Councils planning database suggess lhal there is no relevant planning histary on
the site. There &, howeyver, neslevant planning history on nessby sites:

- Broed Cak - The site & alocated within the Local Plan for 1,000 dwelings - with a lve
application o provide a patal of 912 units alorg with retail and employment uss.

-  Popes Lane - The development proposed the emsction of up to 140 Dwelings — appeal
dismissed September 2009 The Ingpectar found that the Councll were unable o
demonstrate a ve-year supply of defverable Stes. Howeser, the sole reason Tor the apoeal
being dsmicoed appears b have been the anbicipated impact on lranspoet, which 1he

Inspectorn reganded 2 sgnificant and wnacceplable.

LOCAL FLAM COMSULTATION HISTORY

Our dient's site was presiously pul forward bo the Canterbuny City Council Call Tor Sites consultation
undes el SLAATSY (see Appendix 1), which dosed in June 3020, The cal for stes submission
promoled the ste for residential development to contribule Lo the Coundls housing need
Development on this sile was envisaged to acoommodale drea 40 wnits - of which afTfondable
houging weauld be provided in acoordan oe wilh palicy, subject Lo vistility and further detailed design
work being undestaken. The Council revdewsd 1he site and concluded that the site was techricaly
Suilablie bul conficts with exisling policy.

The site allocated undes draft Policy F18 was promoted throogh the same Call for Sibes consuitation
undier red: SLAA2E [Commendal] and SLAKMDTT [Housing). Site SLAAITT is now alliocated wrder drafl
Palicy K& for potental housing development. The Council identified that site ref: SLAADT to be
Suilable, availabie, and achievable. Howewer, 1he reason raised by the Inspector in the dsmissed
appeal rekyled to the anticipaled impascl on transport, which wil sl need 10 be addressed o unlock
[make it achievabia] 1his site Tor fulure housing developmeent.

HOUSING REQUIREMENT & DELIVERY

The Council adopted Local Ptan (2017 set a requirement of 16,000 urits over the pedod 2001 to
2051 This i stepped as follows:

- 20MA2 w 201516 500 dwelings per annum [dpal;
- 22BN to 2030/3 900 dpa.

Thee Draft Local Plan evidence docurmsent, Canterbury City Coundil Howsing Heeds Acoasement (Sepl
J0H} Gutcomes and Methodology sets & reguinement of 1,730 units per year over the Plan period
(2020 -2040).
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The below extracts of the Autharity Monitorng Report 2030-2022 and Appendix F: Housing Land
Supply Stavement identifies the alest housing land supply rspectony and housing completions
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Figure 4.2 and Tabie B.1 identify that the Councll have previously defvered above 500 units 1oLl
completions in 20112 (655 writs), 2012173 (S9units?), 201304 (841 units), 201405 (555 unils] and
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FMSME (582 unils), which = consistent with the slegped annwsl requiremenl established by the
COLP 3041,

In line with the stepped requirement Trom 2006 - 2031 the howsing land supply rajectony Increases
1o 900 dpa. Year HHEAT the Council completion rates was 222 units which is 278 unils below the
anrua requirement. in 207 A8 the Coundl reported comgiletion of 1,119 wnits which s the fest year
in which Lhe housing requirerment fas been abowve Lhe S00 dpa taged. In years 20MEM9 (444 units),
2019420 (587 vnits), 2020/ (474 units) and 2021722 (791 units), demonstrates that the Council
have defivered well below the targel of 800 dpa.

HOUSIG SLPPLY

Thix hawrsing Lrajeclory has been changed fram the prajeclions thal were publishead in the Local Plan
The monilaring report published in April 2021 v March 2022 suggests that the bulk of the housing
will ba defivenad later in the Flan period peaking in 2027728 (1,360 units). However, based on
previous comgletion rabes being below the stepped annual reguirement of 900dpa, it is considened
unrEakstic that Such a comgletion rabe will be ackhiewed.

The bulk of the housing is 10 be delvered thromgh 12 strategic sites which were sliocaled in the
2008 Local Plan, and which have been caried through in the 2017 Flan, These sites will collectivesy
prowvide arcund 18,000 units. in the 2077 Local Plan, delivery of these siles was expacted to have
slarted on all of them by 20189, The 20322 monilonng repor oullines work has Slated on ste
al might of the sirategic Sites, with fowr granbed outine permissions. Based on thase lndings, the
housing marke! appears Lo be significantly pressuerised within the Local Authonity ares, with & history
ol Sustained undes-provigon.

DRAFT CANTEBLIRY DISTRICT LOCAL PLAMN TO 2045 SITE ALLOCATION

Draft Pobcy R18 {Land nosth of Papes Lane] within the Dralfl Canterbury District Local Plan to 2045
includes our dienl’s site hough wholly designatiesd within the Gresn Gap siement of this slecation.
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This Podicy pravides a concegl masterpian and allocates the site for the residential develogment,
subject 1o meeting the folowing develogment mix criler

Aorass the site, which measunes 837 ha the develoomeant mix will include:
al  Approcmately 110 new dwellings across cinca 312 ha;

0% alfeedable housing in Bne with Policy D&

i.
fi. 0% bungaloes
i 15% of new homes o be buill 1o M4 [2) standards, and 5% 1o be buil 1o M2 (3]
TLandands
iw. A appropriate housing mix, in Bne with Poicy DS2; and
W. Zeil and cuslom-buill plats in line with Policy DE2.

The residential alocation within drall Policy R18 & welcomed, howsyver L iS5 owr view thal the
conoept mastenplan showld be reviged 1o ensuere that the sives residential development polential is
manimised for a sustainabls deswslopment through allocating a propontion of housing on our client’s
land. The curent proposed acoess along Popes Lane i inedeguate and unsale.

PROPCEED DEVELDPMENT MASTERPLAN REVISIONS

Thesa represeniations seek amendmenls 10 the devslopment mastemlan under drafl Policy A8 to
inoorporate o cleEn's sive. The revisions o the mastemplan are as follows:

Transpor & Highways

- Mew link acoess from the Broad Oak development proposed roundabout.
Housing Land

- Allacstion of housing devslopment land Lo the south of Milboroogh Howse.
Erndironmenital

- Alleration and resdsion of the designated Green Zap.

PROPOSED REVISION TO MASTERPLAN ASSESSED AGMNTS DRAFT POLICY RI1E

This appraach i Ferther excamined in the foliowing S=ction and accesses how e revised mastenlan
can benefit dealt Policy RIE and future housing developmenL

e link sccess from the propased roundaboln

Sewr ik Socess aod smpvoves sccess fo o gevelorumaeny s

& new link 1o the proposed roundabout an Herne Bay Road which will be imgplemented < parl of
redevieiopment of the Broad Oak Farm site will facilitabe a safe means of access 1o the ste where
wihiche spesds ane controlled by the design of the roundabowt which can also readily faciitate the
rmall increase in raffic movements.

The propased new link on the roundaboul shown indrasing no. 31379005002 complies wilth design
slandards in respect of the enry path cunsastune, the entry radius and entry angle, achieving
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appropriale forward wisiblily on the approach 1o 1he give way line and visibiftly bo the rght on the
circulalory Garmageway.

The: proposed new link 10 the roendabout an Herne Bay Road provides the opportunity 1o extend
R feew link Ferthes @ast o connect Bo the sile relfermed 1o as Land Barth of Poges Lane urder Dralt
Pobcy B This ste was the subject of & planning apolication rel: CAABOTI0S for hausing Lhal was
refused at commilles and 2 subsequent appeal dsmiseed el APPLIII0AWHEI21E104. The
reason for the dsmicesl was due 10 several easons, including 1he unacceplably Severs cumolative
impact on irallic fows, al vasious unctions including 1he 4291 | Popes Lane junclion which would
aperale wery close Lo capacily.

Althaugh the new link to the roundaboutl would not address the wider transpaort reasaons for the
appeal scheme being dsmised, it would addnecs the capacily oes nelaled 1o the A3 | Popes
Lare junction. &l development rips would be able to safely socess the higheay network via the
new roundabout rather than the pricarity junction which ane typically mone prone 10 sccidents than
roundabouts whese vshiche speeds ane controlled by the nature of the roundabout geometry. It is
expicted Lhal wider capacily ESues al exisiing nearby junclions such as where the A28 cosses the
railway line ot 2 bewel crossing will be addressad in the futere by the implementation of the Sumy
Refel Road.

Fusthermane, there is an existing Public Right of 'Way [PRoW) rel: CB3E, which runs acnss our
chenls sile. It is proposed that the existing PROW is relaned bl diverted around the propossd
housing dewslopment of Circa 20 wnits bedore Enking back inlo its exisling route and continuing its
route 10 Papes Lané.

A Transporl Mole has been grepared by TPP and further to the abowe, pravides addilional revisions
including details of resiting the Bus S10g siluated alongside Lhe axil of the roundabaut on Henme Bay
Raad, Enks 1o the Pubbc Right of Way (PRoW) rel: CBSA, and provision of foolways Lo the niewdy
proposed sccess roed. The Transpor Mote S submilled in support of these local plan
representations o justilfy the nevigions: of the concepl masterplan under draft Folicy R18.

Mpzation of hausing developiment land located to the south of Miborough House

Given thal the site i curmently undeveloped and vacant, it bas devsiopment potential in principle. in
terms of Bnd wse, given Canterbury’s housing need (outlined in these represenlations) and he
charscier of the surraunding anea, nesidential devslopment would be mos! appropriate.

The proposed new fnk off the mundaboul provides an opportunily for deca 20 no. mesedential
dwelings 10 be dted on knd to the south of Milborough House. & sketch mastenplan nel: Site Plan
has been produced by MoConkey Sechitects. This residential layost plan has laken design oues
frorn the recently completed Sweach Fam desslopment which is adfacent 1o Milboraugh House.
The deselopment pattern is of a courlyard arrangement with dwedlings arange in a bam duster with
& cenlral courlyard and assodaled parking. This development palbem Seess Lo minimise the buill
lootprint and maximise the green open spaces which will contribule to maintaning the Grean Gap.

The: proposed developmaent will provide affordable hausing in accordance with polcy and
10 wiability. The site & within a sustainable lecation 2 was previously outlined n the Call for Stes
conSulaion representations (See Appandix 1)

Aperation and revision of the desigrated Gresn Gag
Thee sibe is in the desigrated Green Gap which edsts between Sluny and Broad Osk. The Grsen

Gap exlends on bolh sides of Heme Bay Road. To the west on Heme Bay Road i the stralegc
housing allocation at Broad Caks for 1,000 houses, which proposes an arm of development within
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the Gresn Gag. The progos=als include open Space and Bndscape bullerning 1o pravide suilable
separation This representation proposes & smilar approach on our dient’s land.

It is clear that the areas of Broad Oak and Sturmy ane gaing 1o change oves the coming pears Lo
accommodale some of the disrict's housing reguirement — Lhis approach s Supported; the
selllemenls ane suslanable ocations for hawsing growth. On 1his basis, s=nsilve schemes which
provide a degree of landscape buflfering and open spece should be Supponed to assst nomuch
needed housing supply [discessed above).

Our clier’s sibe wauld relain and enhance andscaping arcund 5 perimeter which would assist in
conlributing 1o & rural design which respects the surmounding endscape. Notwithslanding this, our
clenls site is some B0m from Sturry to the south and as such, there & curently good Separnation.

This local plan repres=ntation i€ supnarted by the following docements

- Compleled Local Phn Corsultation Online Quesionnains.
- Local Plan Reprasentations Coser Lettes (This docurment).
- Transport Hote pregared by TPP.
- Architecural Drawings Prepared by MocCaonkay Archilects
& Locaton Man (Appendix 2}
o Eite Pan (Appendia 3)
o Daesch Farm Design Precedent [Appendix 4)

SLIMBARRY AND CORCLLUSION

The foregoing commentary confirms that the revisions o the mastenlan for the resdeniial
aliocation under drafl Policy RI8, will assist in unlocking the adjsining sile by addressing the
Iramspor consideralions thal wers raised by the nspector in the dismissed appeal ref:
APPIIFHOANMEN 216104, 'Widening the residential allocation to incorporate ow dienl's sile, wil
provide &n oppanunily 1o provide & further 20 no. units to the Bnd 10 the south of Mibarough House
and increase Lhe provision of residential guantum which will Tuther conbibete o mealing
Canterbury City Coundis housing nesd.

e would be happy to discuss the sibe in furthes detall @ would assist In the maantim, s ook
lforsand bo receking witten confirmation thal hese representations have been received and duly
made as part of this Drafl Canterbury Distic Local Pian 2020 o 2045 consuflation exenciss.

Youws faithiully,

e ars Lot (Lo T XXTLCEAT EMTI

Abraham Lakear

Bt [Homs) bk MRTPI FRSA
Senice Amsociale

abrahiam. aker@rapleys.com
07988 425449

APPENDIX 2: APPLICANT KCC HIGHWAYS PRE-APPLICATION SUBMISSION
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RAPLEYS

Kent County Council
Higgfways Desgart mant
Kroner House
Ewogates Businsss Park
Azhfard

THZ4 BxL

Our sl ALATD445]
Dates 13 July 20X3

Desar Siradam,

RE: KEWT COUNTY COUNCIL (KOC) HGHWAYS PRE-APPLICATION ENQUIRY FOR LARMD
ADJACENT TO MILBORDUGHS

1wt by wou on Bseball of M Paul Crayford, 1o request highways pre-spplication sdvice fam Kem
County Council [KCE) Highways department regarding kand adpsoent Lo Milborowgh, This enguing
has come ab the request of the Camerbuny City Council Pobcy Officens following the recen
submission of representations Lo the draft Canterbury District Local Man to 2045 consultation.

The sile is curenlly undeveloped land bcated adjacant Lo the settlement of Broad Oak and near to
e largper viliage of Sturry.

Canerbury City Council have alocated residential desselopment land under dralt Policy F18 [Land
10 the MNaorth of Popes Lane), which is adacent to our disnis Site. Howeser, 1o unlock this future
resideniial development site, the transport considerations thal were raisad by the InSpeclor in the
dismissed appeal rel: APPII2210MWHEIHEIDD wil nead 10 be addressed.

e believe that widening the residential aliocation Lo inconporate our client's site, will address the
trarepor] masitens, erlock the Dealt Pobcy RIB sibe Tor residentiasl development snd pravide an
opporiunity for additioral howsing on our dient ste. This approach will maximise the residential
duantum, Tusther camtribuling bo meeting Canteriury City Coundl's housing nesd targelts. The Grsen
Gap will also =il be retained. Therefone, the revision we propose Lo drafl Policy R18 should be
reflscted across Tutuse palicies prapaned By the Local Autharity.

ESITE AND SURRCUNDINGS

The sile is cumenlly endeveloped and measunes 1 ba and i located adjacentines to the villages of
Broad Oak and Sterry, the atler being a selllement where development i driven under the ol
sellement hiesarchy.

Ta the north of the site is Milborough House, beyond which are three Grade Il Eted stroctures
[Swesch Farmhouse and the associated bam snd stable). Tothe sast is a field in sgicultural wse,
which has recently been subject Lo a refused planning appeal. To the south is a strip of undeveloped
land, beyond which is the development boundary ol Sturry and resdential development. To the
wasl — on the other side of Heme Bay Aoad, 5 a strategic dlocation (Broad Oak Farmi Far 1,000
dwelings [songside business, retail, and communily development). The settement of Broad Oak
begins 10 the norh wesl of the sile, on the other side of Heme Bay Road. This indludes some
housing in the Gresn Gap neas Herne Bay Road Frontage.

Rapieys - B6 5t James's St St James's London SW1A THE
T0EMTITEX: B infoivapieysoom weeN AR COm  @Epleys  Enkedinmwiter

a1 LS L TR TR e b PR BT PAETGALNE T ROt ] A R e O imaim
Fagnered SriE. Lo e Tie raamsier Tos [, HET PEEh ek  Emguad oy BLE
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Thee site is ourrently bcaled outside the settiement boundary and within Lhe Green Gap howeves,
a5 discussed in more detail below, is inan anea Lhal 5 undergaing substantial redevelopment.

PLANHING HISTORY

A review of the Councils planning databese suggests thal Lhere S no relevanl planning histary on
the site. There is, howeves, relevant planning histary on nessby sibes:

- Brosd Oak - The sile = allocated within the Local Plan Tor 1,000 dwelings — with a live
application Lo provide a tatal of 912 units along with retail and empioyment use.

-  Popes Lane - The development proposed Lhe erection of up 1o 140 Dwelings — appeal
dismiseed September 3018, The Inspector found thal the Coundl were unable to
demansirabe & five-year supply of deliverable stes However, the sole reason for Lhe appeal
beting dismissed sppears 10 have been the anlicipated Enpact an transpoet, which the
Inspecior reganded &% significant and unacoeplable.

LOCAL PLAN COMSULTATION HISTORY

bdore recently the applcant's site was pul forward throogh weitten representstions 1@ the 1o he
drafl Canterbury Disuict Locsl Plan 1o 2045 consultation (see appendix 1), with Cantesbury City
Council Policy Officers reguesting thal a pre-appicalion enguiry i =20l 1o KOO Highways [(see
appendi 2)

Our dienl’'s site was pravioushy pul forward 10 the Canterbery City Cowncil Call Tor Sites congoltation
undes ref: SLAAIST (See Appendi 3], which closed in June 2030, The call Tor sites submission
promobed Ehe sive for residential development Lo conribule to the Councls housing need.

Development on this site was envisaged o acoommodate crea 40 units — of which alfordable
housing would be provided in accordance with policy, subject Lo viabiity and further detailed design
wark being undertaken. The Council reviewed the site and conduded that Ehe sile was Lechnicaly
Suilable bul conficts wilth axisling palicy.

Thi sibe allocated under draflt Policy F8 was pramated through the same Call for Sites consellation
undes ref: SLAKT2E [Commenaal) and SLAADT [Housing). Site SLAGT s now aliocatied under draft
Policy FiB for potential housing deselopment. The Council identified that site ref: SLAADIT to be
suilable, available, and achievable. Howeser, the reason raised by the Inspector in the dismissed
appeal redated Lo Dhe anticipated imgasct on transport, which will St nesd to be addnessed b unlock
[k i schievabie] this gte for Tulune bowsing deselopment.
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DRAFT CANTEBURY DISTRICT LOCAL PLAMN TO 2045 SITE ALLOCATION

Draft Palicy R18 [Land north of Popes Lans) within the Draft Canterbury District Local Pian to 2045
inzludes our dient’s site though wholly designated within the Green Gap element of this allecation.

Lamd morth of Popes Lane = comnoept mastenplam

Moy

Fis beedary

S tor Lol el 100 ) ey i

| =| D e’ kian b ape oW - D ndlicatha locadomn
- . Fropoesd Green Gap
. (hppaie e i ki foa gron £ ek

— PEE LR e L e B e e 1 e ey

Thits Policy provides a concepl maslerplan and allocales the ste Tor the residential development,
subgecl o mesting the following developrmeant mix crileris

Acrass he s, which measunes B3 ha the development mix will inclide:

a) Apgreadmately 110 new dwellings across cirea 312 ha
I 30% aflordatle housing i line with Policy D51
il 10% bungakows
il 15% of new homes Lo be bull to M4 (2) standards, and 5% to be built to M4
i) standards
iv. Anappropriate housing min, in line with Palicy DS 2; and
w. Sell and custom-buill plots in fre with Palicy DS2.
The residential sbocation within drafl Policy R18 & welcomed, however il s our view that (he
concepl maslanplan should be resised 1o ensere hat the silas residantial ﬂE‘I'&h{.'II‘I‘EI‘h'. Fltth'lﬁﬂi!




maximised for a sustairable development through allocating a progontion of housing on our client's
kand. The current proposed acoess along Popes Lane s insdeguate and ersale.

PFROPOSED DEVELOPMENT MASTERPLAN REVISIONS

These proposed amendments Lo the development masterplan under deaft Policy B8 to incorporate
o cliEnl's sibe, The revisions b the maslanslan are s fobows:

Transpor & Highraays

- Hew link socess from the Broad Oak deselopment propased roundaboul
Houszing Land

- Miocation of haousing desselopment land o the south of Miborough House.
Enwvironmeenital

- Aleration and revision af the designated Green Gap.
PFROPOEED REVISION TO MASTERPLAN ASSESSED AGAMNTS DRAFT POLICY R18

This approach i furthers examined in the foliowing section and aeoscees how Lhe revised mastengian
can benelil dralt Policy F1E and future housing developmenL.

M link @soeds from Lhe Fl'l!ﬁ-ﬂtﬁﬂ raundaboin
My link sccess and improved sccess 10 luture develoomsen] sile

& new Bnk 1o the proposed roundsboul on Herne Bay Foad which will be imalemented s< pan of
redevel opment of the Broad Oak Farm site wdl faclitate a safe means of acoess to he sile where
withiche speeds ane controlled by the design of the roundabout which can also readily Faciitate the

small increass in ralffic movemnenls.

The progosed new link on the roendabout Shownin deeeing na. ST379ACN02 complies wilh design
slandards in respect of the entry path curvalune, the entry radios and entry angle, achieving
appropriale forward visiblity on the apgroach 1o the give way line and visibiily Lo he right on the
cimulatary cariageway.

The progosed new link 10 1he roundaboet an Herne Bay Road provides the opportunity Lo @xtend
e few link forthes Easl 1o connect 1o the site relerned 1o as Land Mocth of Poges Lane ender Dealt
Policy FIE This site was the subjed, of & planning application rel: CARBIOTI0E for hausing Lhat was
refused al commiltes and & subsequent appeal dismissed ref: APPRZAOMNWHBIAZEN0L. The
reason far the dismissal was due 10 Several reasons, inciuding the nacoeplably severe cemuolathoe
impesct an traffic fows, al various junctions induding the A281 | Popes Lane junction which would

aperabe very clode 1o capacity.

Athough the new link to the roundaboul would not addness the wider ransport reasons for he
appeal schems being dismizsed, it would address the capacity BESues relaled Lo the AT | Popes
Lane punclicn. Al deselopment rips would be able to safely access Lhe highway network via lhe
niew roundabaul rather than the prionty junction which are typically mone prone 1o socidents than
roundabouls whene wehicle spesds are controded by the ratune of the roundaboul geometry.

g expected that wider capacily Bsues al existing neay junctions such = where the A28 crosses
the raibway Bne al a bevel crossing will be addressed in the Tuture by the implementation of the Sty
Rl Road.

Fusthermore, Lhere s an existing Public Right of Way (PRo'W) rel: CBS8, which runs across ow
chanls sive It i progosed that the exising PRoW & melained bul devered araund the prapased
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housing development of Cinca 20 units before Enking back imo its existing roste and continuing its
route 1o Popes Lane.

M Transpon Mole has been prepared by TPP and Tunther 1o the abowve, provides additional revisions
including details of resiting the Bus Stog silualed alongside Lhe exil of the noundabout on Heme Bay
Foad, links to he Publc Rght of Way (PRoW] rel: CBS8, and provision of foolways 1o the newly
propos=d access road. The Transport Hole was submilled in suppon of these local plan
represEntations 10 justily the revisions of Lhe concept mastenlan undes drall Polcy F18 and is also
provided s part of this KCC Highways pre-apalication enguiry.

Mlocation of housing development land located to the sauth of Mibarough House

Given that Lhe site i camently undeveloped and vacant, & has development pot enlial in princ phe. In
lerms of End ese, ghven Canlerbury's housing need (outlined in these representalions) and the
charscter of the serrounding area, residentisl develiopment would be most approgpeiate. The
propos=d new Bnk off the roundaboul provides an appaiunily far circa 20 no. residential dwealings
10 bee sited on land to Lhe South of Miborough House, & skelch masterplian rel: Ste Pian has besen
produced by MoConkey Aachilect=. This residential layout plan has laken design coes from the
recenlly compieled Sweech Farm development which ks adjscent to Miborough House,

The development patlern is of a courlyard arrangement wilh dwelings arange in a barn cluster with
a central courlyard and associsted parking. This development patlem Seeks 1o minimise the built
loatprint and masdmise the green apen spaces which will contribute Lo maint sining 1he Green Gap

Thex prapased develogment will provide aflfordable housing in sccordance with policy and subject
16 viabiity.

Mresation snd revision of the designated Green Gap

Ther sile i in the designated Green Gag which exists belween Slumy and Broad Oak. The Grisen
Gag exlends an bolh Sdes of Heme Bay Road. To the west on Hemnme Bay Road is the strategic
housing allocation at Broad Caks for 1,000 houses, which praposes an arm ol deveiopment within
the Green Gap. The proposals include open space and andscape buffering 10 prosvide suitable

ot alion.
This residential develogmen! proposes a similar spproach on our client’s knd.

It is clear that the areas of Broad Oak and Stumy are gaing 1o change over Lhe coming yeaws Lo
accommodate some of the district’s housing requirement — this approach (s Supported; he
salllements ane sustainable beations foe housing growith. On this basgis, S=nsilive schemes which
provide & degree of landscape buffering and open Space should be Supponed o assst in much
needed housing supply [discussed above).

Our client's sive would retan and enbance Endscaping around s pesimeter which would assist in
contribuling Lo & rural design which respects the surmourding landscape. Molwithatanding this, awr
chenls sile is some 80m fnam Sturry Lo he South and as such, there s curently good ==paration.

COMTENT OF SUBMIESION
This KCC Highways Pre-application enquiry is supported by the folowing document:
- Pre-appication Cower Letles

-  Transporl Male prepared by TRPP
- Architeclural Drawings Prepared by McCaonkey Architecls
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- Canterbury Ciy Coundall Officers reguest for KOG Highways Pre-application enguiny
[Appendix 1]

- Representations for the drall Canterbury District Local Plan 10 3045 Consuftation
[Appendix 2}

- Location Pian {Append 1)

- Site Pan (Apperdix £}

- Sweech Farm Design Precedent [Appendix 5]
- Pre-appbcation Tee of E850000 plus VAT
SUMMARY AND CORNCLLUSION

Thee Toregoing commentary confirms that the revigions 1o the masterplan for the mecdenti
alocation under drafl Policy FI8, will assist in unlecking the adiaining sile by addressing the
lrarsparl consideralions thal wene raiged by the Inspactor in the dismissed appeal nel
APPIF20NHBEZIET104. Widening the residential allocstion o incorporate our dient’s site, will
provide an opportunily 10 provide a furthes crca 20 fo. unils 1o e nd bo the south of Milborouegh
House and increase the provision of residential guantum which will further contibute to meeling
Camerbuny City Council s housing nesd.

We would be happy 10 discuss the site in fusther detail if it would assist. I you require any furthes
information regarding the proposals, please do nol hesitate 1o contact mysell or Abrabam Lakes.

Yaurs faithlully,

i rn e Ll Chal B4, 00 duleal GRIT 1]
Abrabaim Lakes

B [Hons) M FRTH FRSA
Asnociabe Partner
AbrabamLakenBrapleys. com
07F9aE425440




Appendlx T Canterbury City Council Officers request for KOG Highways Pre-apolication enguiry

RE Ll S 5CE

10 e R afrs

e e | s o s s s e, @ el agieer, s rora L o
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APPENDIX 3: KCC HIGHWAYS PRE-APPLICATION RESPONSE
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Council
kemt.gowuk

Highways and Transportation

Abraham Laker Kroner House
Abraham.Lakerf@rapleys.com Eurcgate Business Park
Ashford
TH24 8XU

Tel: 03000 418181
Date: 14 September 2023
Our Ref: FW

Application - PAP/2023/54
Location - Land adjacent to Milborough, Herne Bay Road, - Broad Oak
Proposal - Proposal for 20 units

Dear Abraham

Thank you for your reguest for pre-planning application advice and our subsegquent meeting on
Thursday 7th September.

A Scoping Note has been submitted, and having reviewed this | have the following comments to
make.

The proposals are for 20 dwellings to be accessed off a fourth arm on the newly constructed
roundabout on the A291 Heme Bay Road, to the immediate south of the junction with
Sweechgate.

There is also the potential for this new access to serve site R18 within Canterbury City Councilzs
emerging local plan. We note that this proposed access is something that may be beneficial.

Access

This would initially appear acceptable, with 3m wide footway/cyele path along with a 1m verge.
A Stage 1 Road Safety Audit would be required along with Designers Response should a
planning application be made.

Plans demonstrating the swept path for an 11.4m long refuse vehicle will be required, showing
both the roundabout and the access into the site. There must be sufficient provision of tuming
space, to ensure this size vehicle can enter and exit in a forward gear.

The bus stop is proposed to be moved to utilize a layby layout. | have forwarded your indicative
drawing to our Bus Stop team, but am still awaiting their response, | will come back to you in
due course with their views on this part of the proposal.

I concur with the TRICS data, please ensure full data iz submitted as part of any planning
application submission.

Internal site layout
Parking allocation should follow that set out in Canterbury City Councils Local Plan - Appendix 4
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Local Parking Standards.

Vigitor parking spaces should also be provided at the ratio of 0.2 spaces per dwelling.

Car parking spaces should measure 2.5m ® 5m, if they abut a fence/hedge then a width of 2.7m
should be provided. In addition there must be the provision of Em reversing space behind each
car parking space.

Each dwelling i= required to have an Electric VVehicle charging point. If a communal car park is
to be provided and the spaces unallocated, then we require 10% active provision and 90%
passive provision for the total number of parking spaces.

Secure, enclosed bicycle storage is reguired for each dwelling at the ratio of one space per
bedroom. This could be in the form of a shed in the rear garden, but there must be the
provision of direct access to the highway from any rear garden space.

A communal storage area can be provided, but it should be well overlooked.

Public Right of Way
The proposed plans will result in the diversion of PROW CB59. You will nesd to consult with our
PROW team, who can be contacted at the following address: eastprow@kent gov.uk

Highway works
We would expect the developer to implement the proposed highway works under a S38/5278

Agresment.
We would not seek to take financial contributions towards for these works.

Financial Confributions

Whilst | stated in our mesting that | would not expect this development to make any financial
contributions, having checked with a colleague, other developments within this location have
been expected to make confributions towards walking/eycling improvements and the Sturry Link
Road, and this is on a pro-rata basis on the number of dwellings.

As such it would be expected for this development to make appropriate financial contributions.

All new developments are expected to focus on Active Travel and sustainable transport. All
applications should demonstrate how they meet this, and include details on they can enhance
the existing provisions within the locality.

| hope the above proves useful, if you have any further questions then please do not hesitate to
contact me.

Yours Faithiulky

Fiona Wiles
Senior Transpont & Development Planner

Important Notes

Any advice given by Council officers for pre-application enguiries does not indicate a formal
decigion by the Council as the Highway Authority. Any views or opiniong are given in good faith,
and to the best of ability, without prejudice to the formal consideration of any planning
application.

The final decision on any application that you may then make can only be taken after the
Planmning Authority has consulted local people, statutory consultees and any other interested
parties. The final decision on an application will then be made by senior officers or by the
respective Local Planning Authority and will be based on all of the information available at that
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fime.

You should therefore be aware that officers cannot guarantee the final formal decizion that will
be made on your application(s).

Any pre-application advice that has been provided will ke carefully considered in reaching a
decigion or recommendation on an application; subject to the proviso that circumstances and
information may change or come to light that could alter that position.

Kent County Council has now introduced a formal technical approval process for new or aliered
highway assets, with the aim of improving future maintainability. This process applies to all
development works affecting the public highway other than applications for vehicle crozssings,
which are covered by a separate approval process. To assist developers and designers, KCC
offer a free outline technical review of proposals affecting highway assets. This iz separate from
the planning process but will help ensure that your proposals will be acceptable to the highway
authonty at the implementation stage. To find out more and request an application form, email:
assetmanagementi@kent gov.uk

It should e noted that the weight given to pre-application advice will decline over time.

APPENDIX 4: CALL FOR SITES REPRESENTATIONS
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M
35 Jormyn Strect
29 June 2020 London SW1Y GON
UEF0 TIT BRG2
infoi@rapbeys.com
. . 8 .0
Planning Policy Department L L
canterbury City Council LOmMDos
- BIRMINGH &
Military Road AR
Canterbury CAMERIDGE
CT1 1YW EDINEURGH
HUNTINGDOM
MANCHESTER

Dear Sir/Madam,
Re: CALL FOR SITES CONSULTATION — CANTERBURY CITY COUMNCIL - LAND ADJACENT TO MILBORDOUGHS

wee act on behalf of Johm and Paul Crayford and write in respect of the above consultation. The site (location plan
attached) is currently undeveloped land located adjacent to the settlement of Broad Oak and near to the larger
village of Sturry.

These representations confirm that the site is suitable, available and achievable. Therefore, the site should be
confirmed as being deliverable within the emerging evidence base and capable of contributing to meeting
canterbury’s need for housing. Beyond this, the site should be allocated for residential use in any future policies
prepared by the Local Authority.

5ITE AND SURROUNDINGS

The site is currently undeveloped and measures 1 ha and is located adjacent/near to to the villages of Broad oak
and Sturry, the latter being a settlemant where development is driven under the rural settlement
hierarchy.

To the north of the site is Milborough House, beyond which are three Grade |1 listed structures [Sweech Farmhouse
and the associated barn and stable]. To the east is a field in agricultural use, which has recently been subject to a
refused planning appeal. To the south is a strip of undeveloped land, beyond which is the development boundary
of Sturry and residential development. To the west — on the other side of Herne Bay Road, is a strategic allocation
[Broad Oak Farm) for 1,000 dwellings [alongside business, retail, and community development). The settlement of
Broad Oak begins to the north west of the site, on the other side of Herne Bay Road.

The site is currently located outside the settlement boundary and within the Green Gap howewver, as discussed in
more detail below, is in an area that is undergoing substantial redevelopment. Additionally, the site is located

within the 7_2km area of the Thanet Coast and Sandwich Bay Special Area of Conservation [SAC).

It is understood there are no other planning constraints which would prevent development from coming forward.




PLAMMING HISTORY

A& review of the council’s planning database suggests that there is no relevant planning history on the site_ There
is, however, relevant planning history on nearby sites:

» Broad Oak - The site is allocated within the Local Mlan for 1,000 dwellings — with a live application to
provide a total of 912 wnits along with retail and employment use.

» Popes Lane - The development proposed the erection of up to 140 Dwellings — appeal dismissed
September 2019. The Inspector found that the Council were unable to demonstrate a five-year supply of
deliverable sites. However, the sole reason for the appeal being dismissed appears to have been the
anticipated impact on transport, which the Inspector regarded as significant and unacceptable.

HOUWSING REQUIREMENT

Thie Local Plan (2017] sets a requirement of 11, 700 units over the Plan period [2011-2031). This is stepped:

®  2011-2016 - 500 dwellings per annum (dpa);
*  2016-2031 - 900 dpa.

HOUSING DELIVERY

Thee coundil delivered 500 units in 2011,/12, 2012 /13 and 2013,/14. However, in 2014/15 the completion rate fell to
333, dropping further to 296 in 2015/16. In 2016/17 the council reported a net addition of 413 units (the first year
in which the housing requirement rose to 200 dpa). Over the maost recent two years the council delivered (1,119 &
444) an average of 782, well below the target of 900 dpa.

HOUSING SUPPLY

The housing trajectory has been changed from the projections that were published in the Local Plan. The
monitoring report published in April 2018 suggests that the bulk of the housing will be delivered later in the Plan
period (peaking in 2023/24 as opposed to 2019/20). The overall delivery over the period 201819 to 2030/31 has
also been reduced from 14,403 to 14,012,

The bulk of the housing is to be delivered through 12 strategic sites which were allocated in the 2006 Local Plan,
and which have been carried through in the 2017 Plan. These sites will collectively provide around 11, 500 units. In
the 2017 Local Plan, delivery of these sites was expected to have started on all of them by 2018/19. The 2017718
monitoring report pushes many of these back to 2021. 2018/19 monitoring report outlines work has started on
site at three and three more have been granted outline permissions.

Based on these findings, the housing market appears to be significantly pressurised within the Local authority area,
with a history of sustained under-provision.
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SITE ASSESSMENT

National Planning Practice Guidance (MPPG) confirms that land availability assessments / call for sites should:
#  ldentify sites and broad locations with potential for development;
#»  Assess their development potential; and
®  Assess their suitability for development and the likelihood of development coming forward (and
therefore, in terms of the latter, a site"s availability and achievability).

Mentification and Development Potential

The sites location is outlined on the attached site location plan. The site is circa 1ha and located in a sustainable
location near to the existing settlements of Broad Oak and Sturry.

Given that the site is currently undeveloped and vacant, the site evidently has development potential in principle.
In terms of land use, given Canterbury’s housing need (outlined above) and the character of the surrounding area,
residential development would be mast appropriate.

The sites development potential, in terms of quantum will be subject to further design work. However, it is
envisaged that the site can accommedate circa 40 units — of which affordable housing would be provided in
accordance with policy, subject to viability

Availability

The site is currently a vacant greenfield and the landowners have agreed to promote the site for redevelopment.
subject to gaining planning permission there are no restrictions which would prevent development starting straight
away. We are not aware of any covenants or legal restrictions which would prevent development. On this basis,
the site is available.

achievability

As previously indicated, the site is currently vacamt and unoccupied. As such, the site is unencumbered by current
uses that would need to be relocated. Further, the landowners are not aware of any issues that might affect the
viability of the site and prevent it from being brought forward — it is, therefore "achievable”.

suitability

L
Within the four-tier settlement hierarchy, Sturry is designated a rural service centre (the highest tier, and the only
settlement within the category). Broad Oak classified is a village (the third in the hierarchy).

Planning policy notes, the provision of new housing that is of a size, design, scale, character and location
appropriate to the character and built form of the rural service centres [Sturry) will be supported provided that
such proposals are not in conflict with other Local Plan policies. In villages (e.g. Broad Oak) priority will be given to
protecting the rural character of the district and infill development of an amount appropriate to the size of the

[
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settlement (or development to meet an identified local need for affordable housing), in a location appropriate to
the form of the settlement and of a design and scale that respects and enhances the character of the village.

Considering the above, the site is located in a sustainable location near to the settlement of Sturry, a category 1
rural settlement. The site is located circa 10 minutes’ walk from Sturry train station which provides direct access
to London 5t Pancras. Further, there are substantial services and facilities located within Broad Oak and Sturry
[including schools, retail and leisure] which are all located within 1km — the majority of which are a lot closer.
Additionally, Canterbury City Centre is accessible in circa 15/20min using regular public transport which provides
a greater variety of services for residents.

while currently gutside the settlement boundaries, this sustainable site should be included in the settlement, in
future iterations of the Local Plan, to help delivery housing within the district. The site is of a suitable size and
complias with the Council’s preference of an increase in small size sites of less than 1ha. This allecation will help
alleviate pressure for development on less sustainable sites which aren’t located in close proximity to services and
facilities.

Gresn Gap

The site is located in the designated Green Gap which exists between Sturry and Broad Oak. The Green Gap extends
on both sides of Herne Bay Road. To the west on Herne Bay Road is the strategic housing allocation at Broad Oaks
for 1,000 houses, which proposes an arm of development within the Green Gap. The proposals include open space
and landscape buffering to provide suitable separation.

It is clear that the areas of Broad Oak and 5turry are going to change over the coming years to accommodate some
of the district's housing requirement — this approach is supported; the settlements are sustainable locations for
housing growth. On this basis, sensitive schemes which provide a degree of landscape buffering and open space
should be supported to assist in much needed housing supply (discussed above). Our client's site would retain and
enhance landscaping around its perimeter which would assist in contributing to a rural design which respects the
surrounding landscape. Notwithstanding this, our client's site is some 60m from Sturry to the south and as such,
there is currently good separation.

ZZ2km Thanet Coastand Sandwich B3y area

It is understood that any development proposals could mitigate such impacts through the financial contributions.
The recent planning appeal at Popes Lane agreed 5106 contributions to mitigate against such effects and as such,
it is understood a similar approach could be adopted hera.

Dther matters

In terms of other matters relating to suitability, the following matters are relevant:

#  The site is not subject to any ecological /fenvironmental constraints by way of policy or other designation;

«  The owner is not aware of any contamination on the site that might hinder development;

# Itlies in Flood Risk Zone 1, and is therefore the preferred location for development in flood risk terms;

=  The proposals will incorporate landscape buffering which will protect the listed buildings at Sweech Farm
— located circa 75m from the boundary.

#«  Although matters of transport will be considered at a later date, the site can be accessed directly from
Herme Bay Road unlike the Popes Lane proposals which were recently dismissed at appeal.
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»  The site isideally located mear to existing services and facilities which promate sustainable living activities
such as, reducing the need to use a private car.

SUMMARY

The foregoing commentary confirms that the site is suitable, immediately available and achievable in terms of
bringing forward residential development. The site is therefore deliverable and should be confirmed as part of the
Local aAuthority's housing allocations in future iterations of the Local Plan.

we would be happy to discuss the site in further detail if it would assist. The client is progressing landscape and
transport studies which will be completed and available for submission at the next consultation. in the meantime,
we ook forward to receiving written confirmation that these representations have been received and duly made
as part this ‘Call for Sites’ consultation exercise.

Yours sincerely,

Michael Birch

B5c (Hons) MSc

Planner

michael birch@ rapleys.com
07964558708

APPENDIX 5: SITE PLAN
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APPENDIX 6: SITE PLAN
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APPENDIX 7: SWEECH FARM DESIGN PRECEDENTS
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