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1 INTRODUCTION 

 Context 

 Gladman Developments Ltd (herein ‘Gladman’) are promoting Land South of 

Littlebourne Road, Canterbury for residential development. The site is shown edged 

red on Figure 1 below and offers a unique opportunity to develop a high quality, 

sustainable residential led development that would make a critical contribution to 

meeting housing needs in the District.  

 

Figure 1 – Site location plan 

 Please note we believe that there is a discrepancy with the red line shown on C12 

compared to the one shown above. The red line as shown on the draft allocation 

appears to waver off the eastern boundary  and indeed omit a small triangle of land 

in a plotting error.   

 Gladman are pleased that the site has been identified for a residential led 

development in the emerging Local Plan. 



 

 

 

 Local Plan Strategy  

 In response to this consultation, Gladman has prepared a main submission 

document to the Regulation 18 consultation and site-specific representations for 

both allocated and non-allocated sites. Gladman support the Plan and its 

aspirations for sustainable growth. The strategy that underpins it is ambitious but 

achievable and selected sites, including strategic sites offer an opportunity to 

deliver sustainable growth. Site C12 is located in the East of Canterbury strategic 

development area and will be the focus of the remainder of these representations. 

2 THE SITE 

 Location 

 Site C12 is located on the eastern edge of Canterbury and fronting onto the A257. In 

this location, the site already benefits from good connectivity to Canterbury and other 

settlements in the wider periphery.    

 The site’s strong locational links are reflected in commentary of the Strategic Land 

Availability Assessment (July 2022), which notes that that there are bus stops within a 

15-minute walk and within a 15-minute cycle ride there are: 7 key services, 4 strategic 

services, and 6 additional services.   

 Gladman are confident site C12 could come forward as a standalone site and has the 

sustainability credentials to do so. However, the site is located within the East 

Canterbury Strategic development area, which provides an important opportunity to 

deliver a new sustainable community and supporting infrastructure, including a new 

movement corridor on land well located to Canterbury. The totality of development 

expected in the strategic development area is expressed in Policy C11, and this is 

supported.   

 Policy C12 allocates the site for approximately 1,400 dwellings, plus a new community 

hub, 3FE primary school, wastewater treatment works and open space. Criteria 2(a) of 

the Policy states that the site should be comprehensively masterplanned with Site 

C13.  



 

 

 

 Site C13 is located to the immediate south and is not being promoted by Gladman. 

However, Gladman and the promoters of site C13 (Wates Developments Ltd or 

‘Wates’) have agreed to work collaboratively to bring these allocations forward.  

 In support of these representations, a joint vision document has been prepared by 

Gladman and Wates, which demonstrates how delivery would complement the 

growth of Canterbury, providing new homes and facilities, including commercial 

space, in a walkable community based on ‘living locally’ principles.  This vision 

document can be found at Appendix 1.  

 The site therefore presents an opportunity to enhance the sustainability of the 

existing surrounding communities by providing a range of new on-site benefits.  

 To avoid repetition, the content of this vision document will not be repeated in these 

representations. Instead, comments will focus on the detailed wording on Policy C12 

(with reference made to other policy where this is necessary and relevant). 

 Policy C12 – Land South of Littlebourne Road 

 Gladman strongly support the identification and allocation of Site C12 which is a 

highly logical location to direct growth in Canterbury.  

 The allocation policy is subdivided into 5 headings: Development mix, design and 

layout, landscape and infrastructure, access and transportation and phasing and 

delivery.   

 For ease of reference, Table 1 provides a response to the policy’s various subheadings 

including relevant commentary on the approach of the policy and suggested 

amendments where Gladman has identified any potential issues that could hinder 

delivery or raise issues of soundness. 

Draft Canterbury Local 

Plan Policy C12 

Gladman Comment Proposed amendments 

   

1. Development Mix 

Approximately 1,400 

new dwellings across 

40.12ha  

Gladman support the 

quantum of development 

expected and mix. 

Tabulate the development mix 

section of the policy, with 

individual columns for expected 



 

 

 

However, suggest the 

expression of development 

mix in list format could 

potentially stymie 

proposals, as it risks 

development management 

assessment being carried 

out in a checkbox manner, 

rather than holistically.    

mix and use and types of 

development that would be 

accepted in achieving that mix.   

Older persons housing  Generally, support the 

requirement to provide 

older persons housing. 

However, Gladman would 

query whether the policy 

results in duplication. For 

example, there is a need to 

provide 140 older persons 

accommodation units, plus 

10% of dwelling mix as 

bungalows, plus 15% built 

to M4 standards – both of 

which would be suitable as 

lifetime homes. Out of the 

1,400 dwellings proposed 

this would mean up to 770 

that could be suitable for 

occupation by older 

persons.     

The overall need for older 

persons accommodation should 

be informed by the Local Plan 

evidence base. However, as 

drafted, the requirements of 

Policy C12 appear excessive.   

 

Specifically in relation to the 

designated older person 

accommodation units, we also 

query whether the policy should 

be reworded to require 10% of 

total quantum given that the 

1,400 dwelling figure is an 

‘approximate’ number.   

Provision of a 

community hub as focal 

area for the community 

(approximately 5.2ha)  

Gladman support the 

provision of a community 

hub but consider the 

requirement to provide a 

5.2ha site is excessive. This 

is particularly the case as 

the site must be 

masterplanned alongside 

site C13 that will have a 

2.38ha community hub.   

Delete reference to 5.2ha size 

and include a ranged size figure 

and make clear the uses that 

would be supported in the hub. 

  

Delete size specifications for the 

local centre, including shops as 

these will be guided by the 

market.   

Provision of a new 3FE 

primary school (3ha), 

Support the provision of a 

3FE school  

  

Suggest that the requirement to 

provide a primary school is 

partially duplicated in criteria (iv). 



 

 

 

located adjacent to the 

community hub;  

  Amend policy to make clear any 

contributions for primary would 

be for construction only and not 

land costs.   
Provision of a waste 

water treatment works  

Support the provision to 

provide a waste water 

treatment works  

Suggest inserting ‘where 

possible’ where the policy states 

a connection should be provided 

to site C15 as this is detached 

from the site, separated by the 

A257 and likely to come forward 

under a different trajectory.   

Provision of open 

space  

Support provision of open 

space  

Consider the policy is 

unnecessarily prescriptive in 

relation to the size of the various 

typologies. Suggest, it may be 

more appropriate for policy to 

state open space should be 

provided in line with the 

requirements of Policy DS24.    

2. Design and Layout  

Principles for Design & 

Layout including co-

ordinated masterplan 

with C13 + C14.  

Support the requirement 

for proposals to be 

coordinated with sites C13 

and C14.   

Consider this section of the 

policy to be prescriptive and may 

be more appropriate as 

supporting text.     

3. Landscape and Green Infrastructure  

Green and blue 

infrastructure strategy  

Support the intent of the 

policy wording, but we 

have reservations about the 

need to provide the 

“majority” of open space at 

eastern end of site, if less 

can still provide same 

buffer.   

  

3(d) delete reference to the “the 

majority of the” from the 

requirements of the criterion.  

Biodiversity - Provide 

20% biodiversity net 

gain, in line with Policy 

DS21.  

Recognise the ambition of 

the policy but consider a 

target of 20% BNG to be 

difficult to achieve on many 

sites in the plan, including 

C12.   

As set out in the main 

representations, Gladman 

consider robust evidence would 

be needed to diverge from 10% 

BNG set out in the Environment 

Act. It would also be necessary 

for the Local Plan Viability 



 

 

 

Appraisal to test 20% BNG 

alongside other policy 

requirements.  

 

Suggest an alternative option 

would be to require sites to 

achieve 10% BNG but 

encouraged to go beyond this 

when both viable and achievable 

to do so taking account of 

existing baseline conditions and 

proposed uses as expected 

through policy.  

4. Access and Transportation  

Transport strategy for 

site including the 

eastern movement 

corridor  

Gladman generally support 

this element the policy, but 

with reservations around 

some of the evidence base, 

detail and phasing and 

delivery requirements.  

 

The EMC in combination 

with other policy 

requirements may presents 

viability challenges that will 

require further 

consideration.  

 

For example, criteria 4(b) 

requires bus routes to be 

provided throughout the 

site. Any proposals can 

ensure road infrastructure 

is suitably sized to 

accommodate buses, but it 

is for bus companies to 

determine whether routes 

will be re-directed  

 

Criteria 4(g) requires an 

access to Site C14. As 

4(b) Suggest policy is reworded 

to state proposals should 

provide opportunities to create 

bus connectivity throughout the 

site  

 

4(c) insert into policy that whilst 

primary vehicle access should be 

via the eastern movement 

corridor, additional accesses will 

be permitted where these 

improve permeability and 

circulation throughout the site.   

 

4(d) add to policy that proposal 

should minimise the need to 

private cars or include measures 

to achieve modal shifts, secured 

through a travel plan.    

 

4(g) Reword policy to state 

proposals should seek ways to 

facilitate a potential access 

connection between the site and 

site C14.   

 



 

 

 

Gladman are not in control 

of this land, nor appointed 

as its promoter, we could 

not provide an access to 

this land.   

4(h) amend criteria to state, 

where viability permits, provide a 

proportionate contribution to 

the construction of the 

remaining off-site sections of the 

Eastern Movement Corridor  

5. Phasing and Delivery  

Triggers and phasing 

requirements  

Gladman note the aims of 

this element of the policy, 

but is concerned that as 

drafted, the stringent 

requirements could 

unnecessarily hinder site 

delivery.   

 

Gladman suggest that the 

linking of delivery to the 

completion of off-site 

sections of the eastern 

movement corridor would 

effectively create a 

Grampian condition on 

development that may be 

unnecessary if transport 

assessments prepared at 

the time proposals come 

forward demonstrate traffic 

can be dispersed 

appropriately on the 

network without resulting 

in severe harm.   

 

Gladman would suggest 

working proactively with 

officers looking at phasing 

and delivery and viability, 

bearing in mind the 

requirement in Policy C16 

for sites C12 and C13 to 

deliver a bridge over the 

railway line to the south as 

Keep under review/amend 

triggers  

 

Delete 5(d) access to site C14  



 

 

 

part of their required 

infrastructure.    

   Table 1 – Gladman Commentary on draft policy C12 

  



 

 

 

3 CONCLUSION 

 Summary  

 Gladman welcome the allocation of Land South of Littlebourne Road as a strategic 

residential development and can confirm that the site is suitable, available and 

deliverable. Gladman are committed to collaborative working with both the Local 

Authority, key stakeholders and other developers to support the allocation.  

 The site represents an opportunity to deliver significant new development in a highly 

logical and sustainable location, bringing a range of new benefits for existing and 

future residents as well as new infrastructure. The vision document, located at 

Appendix 1 of this submission, demonstrates how the site could be delivered as a 

walkable neighbourhood adopting ‘living locally’ principals.  

 We do have some concerns relating to the viability challenges of the EMC in 

conjunction with the other policy requirements placed upon the site.  Additionally, 

policy suggests it would fall on the sites to fund and deliver the individual sections 

whilst we consider that the EMC provides wider benefits across the authority.  

 We are excited to continue engaging in constructive conversations about the site’s 

potential with the Council and local stakeholders and the opportunity it presents to 

deliver benefits to existing and future residents of Canterbury.   

  



 

 

 

4 APPENDICES  

 Appendix 1: Land east of Canterbury Vision Document 
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This Vision Document has been prepared by Mosaic 
on behalf of Wates Developments Ltd (Wates) and 
Gladman Development Ltd (Gladman) to support 

the allocation at Land East of Canterbury (the “site”) 
to deliver much-needed new family and affordable 
homes, two new mixed use community hubs and a 

three form primary school as part of the sustainable 
growth of Canterbury. 

The s i te  presents  a  fantast ic  opportun i ty  to  susta inab ly  support 
Canterbury  C i ty  Counc i l ’ s  fu ture  growth .   In  par t icu lar ,  the  s i te  w i l l 
he lp  the  Counc i l  to  ach ieve  i t s  v i s ion  by  c reat ing  a  best  pract ice 
benchmark  pro ject  for  how a  new ne ighbourhood w i l l  address 
the  cha l lenges  of  c l imate  change and seek  to  improve  the  hea l th 
and  we l lbe ing  of  i t s  communi t ies .  I t  a l so  prov ides  an  opportun i ty 
to  enab l ing  the  de l i very  o f  an  Eastern  Movement  Cor r idor  (EMC) 
to  he lp  a l lev ia te  congest ion  and a i r  po l lu t ion  in  the  h is tor ic  c i ty 
cent re .

The  s i te  complements  the  growth  of  Canterbury  by  prov id ing  new 
homes ,  communi ty  serv ices  and  fac i l i t ies  a longs ide  bus iness  and
commerc ia l  spaces ,  inc lud ing  f lex ib le  work-space .  Th is  serves 
to  c reate  opportun i t ies  for  loca l  employment  and  enhance 
the  susta inab i l i ty  o f  the  overa l l  s t ra teg ic  deve lopment  area . 
Fur thermore ,  the  Land east  o f  Canterbury  presents  a  log ica l 
extens ion  to  Canterbury  in  the  context  the  Mount f ie ld  Park 
s t ra teg ic  a l locat ion  for  4 ,000 homes ,  inc lud ing  schools ,  shops ,  a 
medica l  cent re  and  green  spaces . 

Th is  document  demonst rates  the  Land east  o f  Canterbury  i s 
de l i verab le ,  techn ica l ly  unconst ra ined  and a  susta inab le  locat ion 
for  new deve lopment .  Th is  document  sets  out  our  in i t ia l  overa l l 
v i s ion  for  the  s i te  and  exp lores  a  masterp lan  f ramework  for 
ach iev ing  th is  v i s ion  in  the  context  o f  the  draf t  a l locat ion  for 
deve lopment  in  the  draf t  loca l  p lan .
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ABOUT WATES DEVELOPMENTS 

Wates  Deve lopments  i s  an  exper t  in  land , 
p lann ing  and res ident ia l  deve lopment 
throughout  Southern  Eng land .  The  bus iness 
focuses  on  secur ing  land  and de l i ver ing 
p lann ing  consents  in  susta inab le  locat ions  in 
a reas  of  h igh  demand .  The  bus iness  par tners 
w i th  a  number  of  nat iona l  housebu i lders  in 
jo int  ventures  to  de l i ver  much-needed hous ing 
deve lopments .

Everyth ing  we do  i s  gu ided  by  our  purpose 
of  work ing  together  to  insp i re  bet ter  ways 
of  c reat ing  the  p laces ,  communi t ies  and 
bus inesses  of  tomorrow.  Our  goa ls  a re  to  be 
more  susta inab le ,  t rusted  and progress ive ,  and 
our  people  are  dr iven  by  our  behav iours  o f  ‘we 
care ’ ,  ‘we  are  fa i r ’  and  ‘we  look for  a  better 
way ’ .

At  Wates ,  we  are  commit ted  to  reduc ing  our 
indust ry ’ s  env i ronmenta l  impact  and  our 
f i ve-year  s t ra tegy  sets  out  th is  commitment 
and  how we can  be  bet ter  custod ians  of  the 
env i ronment  and  protect  our  Ear th ’ s  prec ious 
resources  and hab i ta ts  for  future  generat ions .
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ABOUT GLADMAN DEVELOPMENT LTD

Gladman are  an  innovat ive  bus iness  that 
has  en joyed s ign i f i cant  success  in  a  range 
of  proper ty  sectors .  Wi th  over  30  years ’ 
exper ience  in  obta in ing  p lann ing  permiss ions , 
G ladman i s  the  UK’s  most  act ive  and 
successfu l  land  promoter .  F rom i ts  beg inn ings 
in  housebu i ld ing ,  through to  commerc ia l 
and  indust r ia l  p roper t ies ,  the  bus iness  i s 
p roud to  have  a  cons is tent  h is tory  o f  work ing 
e f fect ive ly  w i th  Loca l  P lann ing  Author i t ies 
to  de l i ver  susta inab le  s i tes  respons ib ly  and 
e f f i c ient ly .  

G ladman i s  dr iven  by  empower ing 
communi t ies ,  s t rengthen ing  c l imate  res i l ience , 
and  increas ing  loca l  economic  spend ing 
by  de l i ver ing  h igh  qua l i ty  deve lopments . 
I t  s t r i ves  to  un lock  the  benef i t s  brought 
by  deve lopment  by  work ing  co l laborat ive ly 
w i th  counc i l s  and  loca l  communi t ies  so 
loca l  needs  and sens i t i v i t ies  a re  responded 
to  appropr ia te ly .   Over  the  past  9  years , 
these  benef i t s  inc lude ,  £68m in  educat ion 
contr ibut ions ,  425  hectares  o f  open space  and 
b iod ivers i ty  a reas ,  154  p lay  areas  and £5m in 
spor ts  cont r ibut ions . 
G ladman ’s  goa l  i s  to  de l i ver  schemes  that 
res idents  a re  proud to  ca l l  home,  that 
in tegrate  seamless ly  w i th  ex is t ing  set t lements 
and  that  a id  in  meet ing  the  po l icy  ob ject ives 
o f  Loca l  P lans . 
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THE SITES -  POLICY C12  AND C13

Land east  o f  Canterbury  compr ises  two 
separate  parce ls  o f  land  C12  (Land south  of 
L i t t lebourne  Road)  wh ich  i s  be ing  promoted 
by  G ladman Deve lopment  Ltd  and C13  (Land 
south  of  Bekesborne  Lane)  promoted by  Wates 
Deve lopments . 

The  s i tes  a re  located  to  the  south-east  o f 
Canterbury ,  w i th in  a  20  minute  wa lk  o f  the  c i ty 
cent re . 

The  s i tes  extend to  some 120 .32  hectares  and 
compr ises  arab le  f ie lds ,  o rchards ,  Lampen 
St ream,  estab l i shed hedgerows ,  t ree  be l ts 
and  b locks .  Par t  o f  the  s i te  i s  t raversed  by 

two h igh  vo l tage  overhead power l ines  and  a 
number  of  pub l ic  r ights  o f  way .  Bekesbourne 
Lane  b isects  the  s i tes  and  prov ides  access  to 
a  smal l  number  of  dwel l ings ,  two permi t ted 
homes  and a  proposed a l locat ion  (C14 )  for  67 
dwel l ings . 

The  s i tes  a re  bound to  the :
• 	 nor th  by  L i t t lebourne  Road
• 	 nor th-west  by  a  t ree  be l t  by  the  Canterbury 

Camping  & Caravann ing  C lub  Camps i te  and 
St  Mart ins  Hosp i ta l  beyond

• 	 west  by  res ident ia l  homes  and Dorset  Road
• 	 south  by  a  ra i lway  l ine  and Mount f ie ld  Park 

s t ra teg ic  a l locat ion  s i te  beyond
• 	 east  by  woodland and Lampen St ream

Railway line

St Martin’s Hospital

Canterbury Camping & 
Caravanning Club Campsite 

Mountfield Park strategic allocation for 4,000 homes 
including schools, shops, a medical centre and green spaces

Littlebourne Road (A257) 

Mapp ing  source :  Google  Ear th

Barton Manor School
Dorset Road 

The site. Not to scale 

THE SITE 
Policy C13

THE SITE 
Policy C12

N. 

Footbridge

Polo Farm Sports Club 

Lampen Stream

Bekesbourne Lane

Policy C14 - 
Land north of 
Bekesbourne Lane 
at Hoath Farm Area for potential 

expansion to be 
explored
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N.N.

Bekesbourne Lane

Canterbury Camping & 
Caravanning Club Campsite 

Railway line

St Martin’s Hospital

Barton Manor School

Railway Line

CANTERBURY  CITY CENTRE

St Martin’s Hospital

Canterbury Camping & 
Caravanning Club Campsite 

Littlebourne Road 
(A257) 

Bekesbourne Lane 

Mountfield Park strategic allocation for 4,000 homes 
including schools, shops, a medical centre and green spaces

Mountfield Park strategic allocation for 
4,000 homes including schools, shops, a 
medical centre and green spaces

Mapp ing  source :  Google  Ear th

View looking north across the site 

View looking north-west towards Canterbury city centre 

New Dover Road (A2050)  

Canterbury College   

Polo Farm Sports Club Canterbury Golf Club 

Footbridge

Lampen Stream

Footbridge

Littlebourne Road (A257) 

THE SITE 
Policy C13

THE SITE 
Policy C13

THE SITE 
Policy C12

THE SITE 
Policy C12

N. 

N. 

Polo Farm Sports Club 

Lampen Stream
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LAND EAST OF CANTERBURY:  A  21ST 
CENTURY GARDEN COMMUNITY

Land east of  Canterbury is of  a scale that 
enables the garden city principles to be met.

Land east  o f  Canterbury  a ims  to  be  a 
ho l i s t i ca l l y  p lanned new ne ighbourhood that 
enhances  the  susta inab i l i ty  o f  Canterbury 
and  i t s  natura l  env i ronment  wh i le  o f fer ing 
h igh-qua l i ty  a f fordab le  hous ing  and loca l ly 
access ib le  work . 

The  h is tor ic  Garden C i ty  movement  has  led 
to  comparat ive ly  success fu l  p laces  wh ich 
are ,  in  genera l ,  p laces  that  a re  s t i l l  a t t ract ive 
to  l i ve  in  today .  To  c reate  a  2 1s t  century 
Garden Communi ty ,  Wates  Deve lopment 
and  G ladman ’s  co l laborat ive  approach w i th 
Canterbury  C i ty  Counc i l  w i l l  bu i ld  upon 
and supp lement  the  or ig ina l  Garden C i ty 
Movement ’ s  model .

Land east  o f  Canterbury  w i l l  adhere  to  Garden 
C i ty  Pr inc ip les  as  s tated  in  Po l icy  C12  and  C13 
o f  the  draf t  Loca l  P lan .  Th is  inc ludes :

P r inciple  One:  Land va lue  capture 
for  the  benef i t  o f  the  communi ty .

Response:  Potent ia l  to  work  a longs ide 
communi ty - focused s tewardsh ip  body . 
Ensur ing  that  assets  would  generate  long-
term revenue that  can  be  re invested  in  the 
communi ty  (e .g .  commerc ia l  un i ts  that  a re  le t 
or  loca l ly -generated  energy  that  i s  so ld  to  the 
communi ty ) .

Principle  Two:  S t rong v i s ion , 
leadersh ip  and  communi ty 
engagement .

Response:  Wates  Deve lopments  and  G ladman 
are  keen to  work  w i th  Canterbury  C i ty  Counc i l 
on  a  v i s ion  for  the  C i ty .  Engagement  w i th 
loca l  s takeholders  w i l l  be  under taken and 
any  feedback  w i l l  be  taken  on  board  before 
f ina l i s ing  proposa ls ,  th i s  cou ld  be  done 
through des ign  char ret tes .  Counc i l  o f f i cers 
would  be  inv i ted  as  par t  o f  pre-app l icat ion 
d iscuss ions .

Principle  Three:  Communi ty 
ownersh ip  of  land  and long- term 
stewardsh ip  of  assets .

Response:  Potent ia l  to  exp lore  the 
estab l i shment  of  an  appropr ia te  s tewardsh ip 
body  to  own and/or  manage land  in  the 
in terests  o f  the  ex is t ing  and new communi ty .

Principle  Four :  Mixed- tenure 
homes  and hous ing  types  that  a re 
genu ine ly  a f fordab le .

Response:  C reate  a  new ne ighbourhood 
for  Canterbury  that  o f fers  a  la rge  var ie ty  o f 
house  types  and tenures  to  su i t  a  w ide  range 
of  households  look ing  to  get  on  the  hous ing 
ladder ,  buy  a  fami ly  home or  to  downs ize . 
Access ib le  and  adaptab le  homes  as  we l l  as 
o lder  person  accommodat ion  enab le  people  to 
s tay  in  the i r  homes  as  the i r  needs  change .
In  add i t ion  to  meet ing  min imum requ i rements 
for  a f fordab le  hous ing ,  we  would  exp lore 
loca l  needs  to  prov ide  for  an  in formed mix  o f 
house  types  and tenures  that  a l ign  w i th  loca l 
incomes .

£
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Pr inciple  F ive:  A  w ide  range  of 
loca l  jobs  in  the  Garden C i ty  w i th in 
easy  commut ing  d is tance  of  homes .

Response:  The  s i te  prov ides  new homes  near 
to  the  reg iona l ly  s ign i f i cant  employment  in 
the  cent re  o f  Canterbury .  The  proposed loca l 
cent res  and  three  form ent ry  pr imary  school 
w i l l  p rov ide  add i t iona l  job  opportun i t ies  for 
the  res idents  o f  Canterbury .  The  proposa ls  a im 
to  reduce  commut ing  d is tances  by  support ing 
growth  in  locat ions  c lose  to  ex is t ing  bus iness 
areas  and  t ransport  connect ions . 

Homes  w i l l  a l so  be  des igned to  fac i l i ta te 
comfortab le  home work ing  and be  future-
proofed  for  f lex ib le  work ing  ar rangements . 

P r inciple  S ix :  Beaut i fu l l y  and 
imag inat ive ly  des igned homes 
w i th  gardens ,  combin ing  the  best 
o f  town and country  to  c reate 
hea l thy  communi t ies ,  and  inc lud ing 
opportun i t ies  to  grow food .

Response:  Mak ing  prov is ion  for  des ign 
char ret tes  w i th  loca l  s takeholders ,  as  we l l 
as  a  des ign  rev iew wi th  a  recogn ised  pane l . 
New homes  w i l l  a l so  be  bu i l t  in  l ine  w i th  the 
bu i ld ing  regu lat ions  in  p lace  at  the  t ime and 
in  accordance  w i th  bu i ld ing  for  a  hea l thy  l i fe 
s tandards .

P r inciple  Seven:  Deve lopment 
that  enhances  the  natura l 
env i ronment ,  p rov id ing  a 
comprehens ive  green  in f rast ructure 

network  and net  b iod ivers i ty  ga ins ,  and 
that  uses  zero-carbon and energy-pos i t i ve 
technology  to  ensure  c l imate  res i l ience .

Response:  Embedding  green  in f rast ructure 
and b iod ivers i ty  ga ins  in  des igns  and layouts , 
as  in formed by  ex is t ing  loca l  p rov is ion  and 
any  ident i f ied  def ic ienc ies/opportun i t ies .
Des ign ing  bu i ld ings  to  requ i red  susta inab i l i ty 
s tandards .

Principle  Eight:  S t rong cu l tura l , 
recreat iona l  and  shopp ing  fac i l i t ies 
in  wa lkab le ,  v ib rant ,  soc iab le 
ne ighbourhoods .

Response:  The  s i te  prov ides  two mixed 
use  communi ty  hubs  and i s  based  upon the 
pr inc ip les  estab l i shed by  the  20-minute 
ne ighbourhood ,  wh ich  encourages  wa lk ing 
and cyc l ing  through thr  prov is ion  of  everyday 
needs  ons i te .

Principle  Nine:  In tegrated  and 
access ib le  t ransport  systems , 
w i th  wa lk ing ,  cyc l ing  and pub l ic 
t ransport  des igned to  be  the  most 
a t t ract ive  forms of  loca l  t ransport .

Response:  The  s i te  has  the  potent ia l  to 
prov ide  two mobi l i ty  hubs  wh ich  w i l l  b r ing 
together  pub l ic  t ransport  and  act ive  t rave l  in 
spaces  des igned to  improve  the  pub l ic  rea lm 
for  a l l .  Des ign ing  roads  and pavements  in  such 
a  way  that  pr ior i t i ses  wa lk ing  and cyc l ing ,  and 
makes  them an  appea l ing  form of  t ransport . 
Connect ing  to  of f -s i te  wa lk ing  and cyc l ing 
routes  to  loca l  jobs ,  serv ices ,  fac i l i t ies ,  bus 
s tops ,  t ra in  s tat ions  etc .

The design and layout of  the site should be 
developed with garden city
principles

Policy C12/C13  draft local plan
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Framework in context. Not to scale 

THE FRAMEWORK IN CONTEXT

A log ica l  and  seamless  expans ion  in  the 
natura l  evo lut ion  of  Canterbury  based 
upon the  pr inc ip les  estab l i shed by  garden 
c i t ies  and  the  concept  o f  “L iv ing  Loca l ly ” 
(See  page  22 )

Kent and Canterbury Hospital

Barton Manor SchoolCanterbury East 
Train Station 

CANTERBURY  CITY CENTRE 

Canterbury College

A28 

A28 
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N.

A2

Railway line

St Martin’s Hospital

Barton Manor School

Canterbury Camping & 
Caravanning Club Campsite 

Canterbury Golf Club

Bekesbourne Lane

Littlebourne Road

Mountfield Park strategic allocation for 4,000 homes 
including schools, shops, a medical centre and green spaces
(CA//16/00600)

Littlebourne Road (A257) 

Footbridge

Polo Farm Sports Club 
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A HIGHLY SUSTAINABLE LOCATION

The s i tes  a re  in  a  h igh ly  susta inab le  locat ion 
due  to  i t s  re la t ionsh ip  w i th  Canterbury  c i ty 
cent re  and  the  w ide  range  of  fac i l i t ies ,  re ta i l , 
employment  and  educat iona l  opportun i t ies  on 
of fer . 

The  s i te  benef i t s  f rom good access  to  the  loca l 
and  s t rateg ic  road  network .  There  are  a  number 
of  bus  s tops  w i th in  less  than  a  10  minute  wa lk 
to  susta inab ly  connect  the  s i te  w i th  Canterbury 
c i ty  cent re  and  the  w ider  a rea .  The  s i te  i s 
t raversed  by  a  number  of  pub l ic  r ights  o f  way 
(PRoWs)  prov id ing  connect ions  to  a  w ider  and 
comprehens ive  network  of  PRoWs ,  footpaths  and 
footways  inc lud ing  connect ions  to  Bekesbourne 
H i l l  S tat ion  and an  ex is t ing  footbr idge  over 
the  ra i lway  l ine ,  to  Mount f ie ld  Park  s t ra teg ic 
a l locat ion  s i te .

The  s i te  presents  an  opportun i ty  to  enhance 
susta inab i l i ty  in  the  ex is t ing  sur round ing 
communi t ies  by  prov id ing  a  range  of  on-s i te 
benef i t s .  Th is  i s  exp lored  in  the  v i s ion  sect ion  of 
the  document . 

Key

Primary road

Railway line

Bus route

Cycle route

Public rights of way

Railway station

Nearest bus stop

Proposed alignment 
of eastern movement 
corridor

Recreation ground

Sports facility

Parks and/or woodland

Canterbury Christ Church 
University 

Secondary school 
(including grammar 
schools)

Primary school 

Hospital

GP and/or surgery

Dental practice

Post Office

Supermarkets and food 
store

Cafe

Pub

Restaurant

Library

Hotels/B&B

Site boundary

Proposed facilities at 
Mountfeild Park strategic 
allocation site

Primary school

Site for new Kent and 
Canterbury Hospital

Community hub to 
include shops, healthcare, 
employment and community 
centre

Community playing fields

Community allotments
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A2

Bekesbourne Lane

C14 Site allocation

C15 Site allocation

Littlebourne Road

Mountfield Park, strategic allocation for 4,000 homes 
including schools, shops, a medical centre and green spaces

Not to scale 

N. 

Footbridge



16

THE CONSIDERATIONS

Our  emerg ing  techn ica l  rev iew of  Land east  o f 
Canterbury  conc ludes  there  i s  re la t ive ly  l i t t le 
to  const ra in  deve lopment .  Cons iderat ions  to  be 
addressed  through the  masterp lan ing  process :

• 	 Potent ia l  s i te  access  to  be  exp lored  f rom 
L i t t lebourne  Road ,  Bekesborne  Lane  and Dorset 
Road

• 	 Opportun i ty  to  enab le  the  de l i very  and 
safeguard  land  of  an  Eastern  Movement  Cor r idor 
as  s tated  in  Po l icy  C1 1  o f  the  draf t  Loca l  P lan

• 	 A  susta inab le  dra inage  system (SuDs)  should 
be  located  at  the  lowest  par t  o f  the  s i te  and 
cou ld  form par t  o f  an  eco log ica l ly  themed semi-
wet land  park land  landscape

• 	 Ex is t ing  boundary  hedgerows  and mature  t rees 
should  be  reta ined  where  poss ib le

• 	 Anc ient  Woodland should  be  reta ined  w i th  a  15m 
of fset  to  proposed deve lopment

• 	 The  set t ing  of  the  conservat ion  areas  and 
l i s ted  bu i ld ings  ad jacent  to  the  s i te  should  be 
cons idered  through the  masterp lan  process

• 	 The  masterp lan  in ter face  w i th  the  sur round ing 
countrys ide  should  be  cons idered .  The  eco logy 
of  th is  a rea  cou ld  be  enhanced as  par t  o f  a 
w ider  s t ra tegy  to  c reate  a  b iod ivers i ty  net  ga in 
across  the  s i te

• 	 The  ex is t ing  pub l ic  r ights  o f  way  c ross ing  the 
s i te  w i l l  be  reta ined  and in tegrated  in to  the 
green  in f rast ructure  of  the  proposa ls

• 	 Ground ing  and d iver t ing  the  e lect r ic i ty  cab les  i s 
be ing  exp lored 

Site boundary

5m contours

Opportunity for site vehicular access

Existing public right of way 

Listed buildings

Conservation area 

Railway line

St Martin’s Hospital Canterbury Camping & 
Caravanning Club Campsite 

Dorset Road 

Local wildlife Sites LB7

Ancient Woodland 

Surface water flooding 1 in 30

Surface water flooding 1 in 100

Surface water flooding 1 in 1000

Strategic allocation SP3

132kV electricity cables with 30m 
easement (to be confirmed from further 
utilities advice)

Option 2 bypass route

Potential noise constraints from railway

Neighbouring properties

Pedestrian footbridge

Existing vegetation

Little Barton Farm 
Conservation Area 

St Martins Hospital 
Conservation Area 
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N.

Canterbury Camping & 
Caravanning Club Campsite 

Area of potential 
expansion

Chequer’s Wood and Old 
Park Site of Scientific 
Interest (SSSI)

Bekesbourne Lane

Littlebourne Road (A257) 

THE SITE 

THE SITE 

N. 

Footbridge

Polo Farm Sports Club 

Lampen Stream

132kV electricity cables with 30m 
easement (to be confirmed from further 
utilities advice)

Option 2 bypass route

Potential noise constraints from railway

Neighbouring properties

Pedestrian footbridge

Existing vegetation

Policy C14 - 
Land north of 
Bekesbourne Lane
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LAND EAST OF CANTERBURY:  L IVING 
LOCALLY

Land east of  Canterbury presents a unique 
opportunity to create a new, sustainable, 
21st century garden community based on the 
principles of  ‘living locally’.

‘ L i v ing  loca l ly ’  seeks  to  meet  everyday  needs , 
nearby .  The  wor ld  has  changed ,  and  change 
presents  a  once  in  a  generat ion  opportun i ty 
to  recons ider  the  way  we l i ve ,  work  and 
p lay  to  promote  susta inab le  p lacemak ing . 
The  COVID-19  pandemic  has  revea led  a 
d i f fe rent  way  of  l i v ing  and work ing  that  w i l l 
echo long  in to  the  future .  Recent  ev idence 
shows (Advanced Workp lace  Assoc ia tes ) 
we  now en joy  and expect  a  d i f fe rent  and 
more  ba lanced way  of  l i v ing  and work ing , 
w i th  par t  o f  the  week  spent  a t  the  home 
and the  remainder  in  the  workp lace .  People 
have  red iscovered  the  en joyment  of  ‘ l i v ing 
loca l ly ’  w i th  doorstep  access  to  parks , 
g reen  spaces  and other  fac i l i t ies  inc lud ing 
shops ,  employment  and  schools  now h igh 
up  the  agenda .  The  outcome i s  a  greater 
emphas is  on  hea l th  and  we l lbe ing ,  reduc ing 
car  dependency  and carbon emiss ions  and a 
respect  for  nature .

The  concept  o f  ‘ l i v ing  loca l ly ’  i s  a t  the  hear t 
o f  our  proposa ls  and  i s  des igned to  meet  the 
sh i f t ing  needs  in  a  post  pandemic  wor ld .  Put 
s imply ,  the  ‘ l i v ing  loca l ly ’  concept  seeks  to 
c reate  ‘20  minute  ne ighbourhoods ’ ,  p laces 
where  res idents  do  not  have  to  t rave l  fa r 
to  meet  the i r  da i l y  needs .  Our  proposa l  w i l l 
a l low people  of  a l l  ages  and ab i l i t ies  to  grow 
the i r  own food ,  en joy  opportun i t ies  outdoors 
to  promote  hea l th  and  we l lbe ing ,  wa lk  to  the 
loca l  shop and school ,  work  comfortab ly  f rom 
home,  par t ic ipate  in  loca l  soc ia l  networks 
and  groups ,  converse  w i th  ne ighbours  and 
conven ient ly  and  susta inab ly  t rave l  fur ther 
a f ie ld  for  work ,  learn ing  or  le i sure . 

“On average UK workers are now only 
going into offices less than 1.5 days a week, 
making where we live even more important”

Advanced Workplace Associates
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LIVING LOCALLY:  FOUR THEMES
Coupled  w i th  Canterbury  C i ty  Counc i l ’ s  d ra f t 
v i s ion  and s t rateg ic  ob ject ives  and  garden 
c i ty  pr inc ip les ,  the  v i s ion  sets  out  four  core 
in ter lock ing  p lacemak ing  themes  of  ‘ l i v ing 
loca l ly ’  to  c reate  a  v ibrant  and  susta inab le 
2 1s t  century  garden communi ty . 

Diversify vibrant local economies

Improve health and 
wellbeing of our communities

Promote good mental health 
wellbeing

Enhance ecological biodiversity

Reduce health and 

care demand

Supporting existing 

wildlife and habitats

Increase physical 
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The four  themes  are  set  out  be low and are 
exp lored  in  greater  deta i l  on  the  fo l lowing 
pages :

• 	 PROTECT AND ENHANCE OUR RICH 
ENVIRONMENT

• 	 HEALTHY COMMUNITIES 
• 	 IMPROVE CONNECTIVITY AND ACTIVE 

TRAVEL
• 	 ACHIEVING NET ZERO TO ADAPT TO 

AND REDUCE THE IMPACTS OF CLIMATE 
CHANGE
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ich
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nvi
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ment	       Active Travel 	

     H
ealthy Communities		     N

et Z
ero



Native trees Education landscapesEcological wetland features Orchard planting 

Sports pitches 

Edible landscapes

Orchard planting 
retained for 
landscape, 
ecological and 
historical value 

Enhanced hedgerows

Ecological wetland features

Protect and enhance our rich environment, 
creating spaces, supporting wildlife and 
biodiversity and improving the health and 
wellbeing of  our communities.

Canterbury City Council’s draft strategic objective

PROTECT AND ENHANCE OUR RICH 
ENVIRONMENT

There  i s  an  opportun i ty  for  the  s i te  to  prov ide  a 
pos i t i ve  cont r ibut ion  to  the  green  in f rast ructure 
and pub l ic  open space  of  Canterbury ,  inc lud ing 
a  s ign i f i cant  b iod ivers i ty  net  ga in .  The  land  i s 
cur rent ly  used  for  agr icu l tura l  purposes  and 
other  than  the  ex is t ing  pub l ic  r ight  o f  ways ,  i s 
inaccess ib le  to  the  pub l ic . 

A  network  of  mul t i funct iona l  open spaces  w i l l 
be  c reated  across  the  ne ighbourhood to  support 
a  range  of  act iv i t ies  inc lud ing  spor t ,  recreat ion 
and p lay  p lus  other  b iod iverse  landscape  features 
inc lud ing  susta inab le  dra inage  systems (SuDS) , 
woodland ,  w i ld l i fe  hab i ta t  and  product ive 
landscapes  inc lud ing  a l lo tments  and  orchards . 
Fac i l i t ies  for  spor t ,  recreat ion  and p lay  w i l l  be  of 
an  appropr ia te  sca le  and  pos i t ioned in  prominent 
locat ions .

L inear  landscape  features  and  green  cor r idors  w i l l 
in tegrate  key  landscape  assets  w i th in  and  around 
the  s i te ,  c reat ing  movement  cor r idors  for  people 
and  w i ld l i fe  as  we l l  as  a reas  for  a t tenuat ion .



Wildlife habitatsEdible landscapesWild meadow planting Natural play spaces

Parkland planting 

Wildlife habitats

Wildlife corridors

Increased woodland 
planting, providing 
increased habitat 
connectivity 

Woodland planting 

Sports pitches 

Allotments

Natural play spaces

Retain rural 
character of 
existing lane

Natural play spaces

Orchard planting 

Dog walking paths

Enhanced hedgerows

Ecological wetland features

Dog walking paths Picnic / seating areas Sports pitches

Education landscapes

Education landscapes



Country ParkRecreational spacesSafe environmentsPrimary school

Public Rights of Way

Employment opportunities

Public transport and cycle corridor

Working from home

Neighbourhood spacesHEALTHY COMMUNITIES

Placemak ing  i s  more  than  just  housebu i ld ing , 
i t  i s  about  c reat ing  great  p laces  where  people 
are  proud to  l i ve .  As  par t  o f  the  l i v ing  loca l ly 
approach ,  the  s i te  proposes  a  s t rong focus 
on  hea l th  and  we l lbe ing  and soc iab le  spaces 
through the  co- locat ion  of  mixed  land  uses  and 
the  des ign  of  pub l ic  open space  to  improve  the 
qua l i ty  o f  l i fe  for  a l l  who l i ve  in  Canterbury . 

The  s i te  env isages  a  new garden communi ty 
that  o f fers  two new mixed-use  communi ty 
hubs ,  p rov id ing  a  foca l  po int  to  he lp  res idents 
to  meet  day  to  day  needs  and to  enhance 
the  susta inab i l i ty  o f  proposa ls  for  Land 
east  o f  Canterbury  and  sur round ing  ex is t ing 
communi t ies .  The  scheme a lso  inc ludes 
prov is ion  for  a  new three- form ent ry  pr imary 
school  and  assoc ia ted  p lay ing  f ie lds .

Homes w i l l  come in  a  la rge  var ie ty  o f  house 
types  and tenures  to  su i t  a  w ide  range  of 
households  look ing  to  get  on  the  hous ing 
ladder ,  buy  a  fami ly  home,  to  downs ize  or 
custom bu i ld .  Access ib le  and  adaptab le  homes 
as  we l l  as  o lder  person  accommodat ion  enab le 
people  to  s tay  in  the i r  homes  as  the i r  needs 
change ,  and  w i l l  a l so  be  inc luded in  any 
proposed hous ing  mix  for  the  s i te .

“New healthy communities will be of  high quality, 
low carbon design; with good public transport to the 
city and beyond.”

Canterbury City Council’s draft vision for the district

Local shop facilities

Mixed-use  community  hubs  to 
inc lude :
• 	 Bus iness  space
• 	 F lex ib le  work ing  space
• 	 Commerc ia l  space
• 	 Communi ty  fac i l i t ies 

inc lud ing  “chang ing  p laces”
• 	 Loca l  shopp ing  fac i l i t ies
• 	 F lex ib le  outdoor  space
• 	 Mobi l i ty  hubs  ( see  fo l lowing 

pages )



Community space Co-working locationNeighbourhood spaces Play spaces

Country Park

Public Rights of Way

Public transport and cycle corridor

Employment opportunities

Working from home

Working from home

Co-working location

Community space

Primary school

Neighbourhood spaces

Play spaces

Play spaces

Recreational spaces

Recreational spaces

“Capitalise on our rich and distinctive heritage 
and culture, enhancing character, sense of  place 
and quality of  life”

Canterbury City Council’s draft strategic objectives

Walking routes

Employment opportunitiesWorking from homeMobility hub Local shop facilities



Walking routesDog walking pathsOutdoor trim trail Cycle routes 

“Creating a local transport network which 
means most residents can access their day-to-
day needs within 15 minutes through healthy, 
environmentally friendly journeys”

Canterbury City Council’s draft strategic objective 

IMPROVE CONNECTIVITY AND ACTIVE 
TRAVEL

The scheme wi l l  seek  to  promote  act ive  t rave l 
such  as  wa lk ing  and cyc l ing ,  in terna l ly  and 
to  onward  susta inab le  t ransport  connect ions 
inc lud ing  Beckesborune  t ra in  s tat ion  and 
ex is t ing  pub l ic  r ights  o f  way  through the 
c reat ion  of  sa fe ,  a t t ract ive  and  conven ient 
routes .  Routes  must  be  safe  for  a l l ,  we l l  l i t , 
over looked ,  we lcoming ,  we l l  ma inta ined , 
durab le  and  c lear ly  s ignposted .

Mobi l i ty  hubs  to  serve  res idents  and 
bus inesses  w i l l  a l so  be  prov ided  w i th in  the 
mix-use  communi ty  hubs .  These  w i l l  be 
des igned to  of fer  a  var ie ty  o f  t ransport  modes 
and prov ide  fur ther  connect iv i ty  to  pub l ic 
t ransport  networks .  Th is  approach serves  to 
reduce  re l iance  on  the  car ,  reduce  carbon 
emiss ions  and he lp  to  promote  the  hea l th  and 
we l lbe ing  for  a l l .

“Create transport network with a focus on 
low carbon travel to improve air quality and 
peoples health, while making sure theres 
excellent access to city and town centre on 
foot, cycle and by public transport, including 
intelligent transport systems”

Canterbury City Council’s draft strategic objective

Re-designation 
of Bekesbourne 
Lane to walking/
cycle only

Strategic cycle routes 

Mobi l i ty  hub to  inc lude :
• 	 EV  charg ing  po ints
• 	 Covered/secure  cyc le  park ing
• 	 E lect r ic  b ikes
• 	 B ike  repa i r/pumps
• 	 Safer  c ross ing  po ints
• 	 Wi f i /phone charg ing
• 	 Car  c lub  veh ic les
• 	 Secure  l ight ing



Bus connections Mobility hub

Route signagee-car / e-scooter schemesNew strategic road Cycle hire / parking

Dog walking paths

Bus connections

Outdoor trim trail

Walking routesIncorporated 
and enhanced 
existing public 
rights of way

Walking routes

Walking / cycling 
improvements to 
Bekesbourne Hill 

station to be explored

New strategic road 

Cycle hire / parking

e-car / e-scooter schemes

EV charging points

EV charging points

Strategic cycle routes 

Safe pedestrian 
crossing points

Safe pedestrian 
crossing points



Solar panels Water efficiency Walking /Cycle routes Local food production

Local food production

Sustainable urban drainage

Walking routes

“Adapt to and reduce the impacts of  climate 
change by making sure new development is 
highly energy efficient and encourages low 
carbon lifestyles.”

Canterbury City Council’s draft strategic objective 

ACHIEVING NET ZERO TO ADAPT TO AND 
REDUCE THE IMPACTS OF CLIMATE CHANGE

Fo l lowing  Canterbury  County  Counc i l ’ s 
dec larat ion  of  a  c l imate  emergency  in  Ju ly 
2019 ,  Land east  o f  Canterbury  should  s t r i ve 
for  best  pract ice ,  innovat ion  and examplar 
susta inab i l i ty  s tandards  in  order  to  adapt  to 
c l imate  change .  Susta inab i l i ty  respons ib i l i t ies 
w i l l  be  put  a t  the  foref ront  o f  the  proposa ls . 

F i r s t ly ,  the  s i te  has  embedded ho l i s t i c 
soc ia l  and  economic  s i te -w ide  s t ra teg ies 
that  embrace  susta inab le  l i fes ty les  such  as 
wa lk ing ,  cyc l ing ,  g reen ing  the  pub l ic  rea lm 
and loca l  food product ion  in to  the  proposa ls . 

Secondly ,  the  des ign  inc ludes  s i te -w ise 
env i ronmenta l  p rotect ion  and enhancement 
so lut ions  to  mi t igate  the  e f fects  o f  c l imate 
change –  such  as  susta inab le  urban  dra inage 
systems ,  woodland p lant ing  and hab i ta t 
c reat ion . 

Th i rd ly ,  the  approach to  susta inab le  energy 
product ion ,  mi t igat ing  and adapt ing  to  c l imate 
change i s  re f lected  in  ind iv idua l  p lots  and 
homes  through energy  reduct ion  technolog ies .



Local centresGreen the public realmSustainable drainageLow energy housing

Local food production

Strategic cycle route 

Employment 
opportunities within 

walking distance

Opportunity to reduce 
traffic with walkable 

neighbourhoods 
and integrated public 

transport network

Walking routes

Increased tree planting

Increased tree planting

Low energy housing

Low energy housing

Water collection 
and re-use

EV charging / zero carbon

Sustainable urban drainage
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01 Vehicular  access  f rom A257/Li t t leborne Road

02 Vehicular  access  to  Dorset  Road /  Sussex 
Avenue 

03 Opportunity  to  safeguard land for  a  connect ion 
to Mountf ie ld  Park

04 Reta ined Ancient  Woodland plant ing

05 Reta ined boundary hedgerows

06 Development set  back f rom ex ist ing propert ies

07 Exist ing publ ic  r ights  of  way set  with in  green 
corr idors

08 Susta inable  dra inage system (SuDS)

09 Edible  landscaping inc luding community 
gardens and/or  f ru i t  bear ing t rees and plants 

10 Eastern Movement Corr idor

11 Centra l  ne ighbourhood greens

12 Three-form entry  pr imary school 

13 Overhead power l ines to  be reta ined

14 Power l ines grounded and re-routed a long green 
corr idor

15 Country  Park  with potent ia l  for  b iodivers i ty  and 
health and wel lbe ing benef i ts

16 Orchard p lant ing

17 Al lotments

18 Proposed sports  p i tches

20 Exist ing publ ic  r ights  of  way network

21 Proposed community  hubs inc luding ,  local 
centres ,  co-work ing ,  bus iness  hub and mobi l i ty 
hub 

22 Meadow plant ing 

Proposed res ident ia l  development

Potent ia l  locat ions for  water  t reatment  p lants . 
To be explored further

Opportunity to create a new, sustainably 
located, high quality 21st century 
neighbourhood based upon garden city 
principles and the concept of  ‘Living 
Locally’

THE FRAMEWORK

Mountfield Park strategic allocation for 4,000 homes 
including schools, shops, a medical centre and green spaces

Canterbury Camping & 
Caravanning Club Campsite 

Proposed 
Community Hub

Railway line

Sussex Avenue

02
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22

18 07

07

08

16
16

22
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21

03

Re-designation 
of Bekesbourne 
Lane to walking/
cycle only

Orchard planting 
retained for 
landscape, 
ecological and 
historical value 

400m / 5
 minute walking 

40
0m

 / 
5 m

inute walking 

06
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Our  proposa ls  inc lude :
• 	 approx imate ly  1600-1900 new homes
• 	 two mixed  use  communi ty  hubs  inc lud ing  loca l 

cent res ,  bus iness  space ,  commerc ia l  space , 
mobi l i ty  hubs  and communi ty  fac i l i t ies

• 	 new s t rateg ic  road
• 	 new park land  and w i ld f lower  meadows
• 	 nature  recovery  network  inc lud ing  ch i ld ren ’s 

p lay  space 
• 	 spor ts  p i tches  and recreat ion  opportun i ty
• 	 a l lo tments ,  communi ty  gardens  and orchards 

Bekesbourne Lane

A257 / Littlebourne Road

Polo Farm Sports Club

Proposed 
Community Hub
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11
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Footbridge

0105

Walking / cycling 
improvements to 
Bekesbourne Hill station 
to be explored

Proposed 
Community Hub

400m / 5
 minute walking 

40
0m

 / 
5 m

inute walking 
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120.32 Hectares
77.17 Hectares
43.15 Hectares

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 27.63 35.8% 967 1,036 1,105 Units 27.05 35.0% 947 1,014 1,082 Units
Local centre including, 140 units of older person 
accomodation, commercial (880m2 min.), local shopping 
and community uses (350m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 5.20 6.7% 5.20 6.7%

3fe primary school F1 3.00 3.9% 3.00 3.9%
Strategic road 2.84 3.7% 3.75 4.9%
Water treatment plant 0.75 1.0% 0.75 1.0%
Green infrastructure 37.75 48.9% 37.42 48.5%
TOTAL 77.17 100% 77.17 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 15.43 35.76% 540 579 617 Units 15.11 35.0% 529 567 604 Units
Local centre including, 65 units of older person 
accomodation, commercial (400m2 min.), local shopping 
and community uses (160m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 2.38 5.5% 2.38 5.5%

Strategic road 1.01 2.34% 1.48 3.4%
Water treatement plant 0.75 1.74% 0.75 1.7%
Green infrastructure 23.58 54.64% 23.43 54.3%
TOTAL 43.15 100% 43.15 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 43.07 35.79% 1,507 1,615 1,723 Units 42.16 35.0% 1,476 1,581 1,686 Units
Local centre including, older person accomodation, 
commercial, local shopping and community uses, business 
space including flexible working space, a mobility hub and 
a changing places facility

C2, E, F1 
and F2 7.58 6.30% 7.58 6.3%

3fe primary school 3.00 2.49% 3.00 2.5%
Strategic road 3.85 3.20% 5.23 4.3%
Water treatment plant 1.50 1.25% 1.50 1.2%
Green infrastructure 61.33 50.97% 60.85 50.6%
SITE TOTAL 120.32 100% 120.32 100%

Project Land east of Canterbury
Drawing Title Summary land budget: Council
Revision B
Date 18/10/2022
Gross site area (redline)
Gladman site area (redline) 
Wates site area (redline) 

Option 2 (road section: 25m)

Gladman site Use Class Net developable area (ha) % of total
Unit generation

Net developable area (ha) % of total
Unit generation

Option 1 (road section: 17m)

Option 1 (road section: 17m) Option 2 (road section: 25m)

Wates site Use Class Net developable area (ha) % of total
Unit generation

Net developable area (ha)

Site total

Option 1 (road section: 17m) Option 2 (road section: 25m)

Use Class Net developable area (ha) % of total

% of total
Unit generation

Unit generation
Net developable area (ha) % of total

Unit generation

SUMMARY LAND BUDGET:  OPTION 1
DRAFT POLICY COMPLIANT LOCAL CENTRE
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120.32 Hectares
77.17 Hectares
43.15 Hectares

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 27.63 35.8% 967 1,036 1,105 Units 27.05 35.0% 947 1,014 1,082 Units
Local centre including, 140 units of older person 
accomodation, commercial (880m2 min.), local shopping 
and community uses (350m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 5.20 6.7% 5.20 6.7%

3fe primary school F1 3.00 3.9% 3.00 3.9%
Strategic road 2.84 3.7% 3.75 4.9%
Water treatment plant 0.75 1.0% 0.75 1.0%
Green infrastructure 37.75 48.9% 37.42 48.5%
TOTAL 77.17 100% 77.17 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 15.43 35.76% 540 579 617 Units 15.11 35.0% 529 567 604 Units
Local centre including, 65 units of older person 
accomodation, commercial (400m2 min.), local shopping 
and community uses (160m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 2.38 5.5% 2.38 5.5%

Strategic road 1.01 2.34% 1.48 3.4%
Water treatement plant 0.75 1.74% 0.75 1.7%
Green infrastructure 23.58 54.64% 23.43 54.3%
TOTAL 43.15 100% 43.15 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 43.07 35.79% 1,507 1,615 1,723 Units 42.16 35.0% 1,476 1,581 1,686 Units
Local centre including, older person accomodation, 
commercial, local shopping and community uses, business 
space including flexible working space, a mobility hub and 
a changing places facility

C2, E, F1 
and F2 7.58 6.30% 7.58 6.3%

3fe primary school 3.00 2.49% 3.00 2.5%
Strategic road 3.85 3.20% 5.23 4.3%
Water treatment plant 1.50 1.25% 1.50 1.2%
Green infrastructure 61.33 50.97% 60.85 50.6%
SITE TOTAL 120.32 100% 120.32 100%

Project Land east of Canterbury
Drawing Title Summary land budget: Council
Revision B
Date 18/10/2022
Gross site area (redline)
Gladman site area (redline) 
Wates site area (redline) 

Option 2 (road section: 25m)

Gladman site Use Class Net developable area (ha) % of total
Unit generation

Net developable area (ha) % of total
Unit generation

Option 1 (road section: 17m)

Option 1 (road section: 17m) Option 2 (road section: 25m)

Wates site Use Class Net developable area (ha) % of total
Unit generation

Net developable area (ha)

Site total

Option 1 (road section: 17m) Option 2 (road section: 25m)

Use Class Net developable area (ha) % of total

% of total
Unit generation

Unit generation
Net developable area (ha) % of total

Unit generation
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120.32 Hectares
77.17 Hectares
43.15 Hectares

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 31.30 40.6% 1,095 1,174 1,252 Units 30.71 39.8% 1,075 1,152 1,228 Units
Local centre including, 140 units of older person 
accomodation, commercial (880m2 min.), local shopping 
and community uses (350m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 1.54 2.0% 1.54 2.0%

3fe primary school F1 3.00 3.9% 3.00 3.9%
Strategic road 2.84 3.7% 3.75 4.9%
Water treatment plant 0.75 1.0% 0.75 1.0%
Green infrastructure 37.75 48.9% 37.42 48.5%
TOTAL 77.17 100% 77.17 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 16.56 38.38% 580 621 662 Units 16.24 37.6% 568 609 650 Units
Local centre including, 65 units of older person 
accomodation, commercial (400m2 min.), local shopping 
and community uses (160m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 1.25 2.9% 1.25 2.9%

Strategic road 1.01 2.34% 1.48 3.4%
Water treatement plant 0.75 1.74% 0.75 1.7%
Green infrastructure 23.58 54.64% 23.43 54.3%
TOTAL 43.15 100% 43.15 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 47.86 39.77% 1,675 1,795 1,914 Units 46.95 39.0% 1,643 1,761 1,878 Units
Local centre including, older person accomodation, 
commercial, local shopping and community uses, business 
space including flexible working space, a mobility hub and a 
changing places facility

C2, E, F1 
and F2 2.79 2.32% 2.79 2.3%

3fe primary school 3.00 2.49% 3.00 2.5%
Strategic road 3.85 3.20% 5.23 4.3%
Water treatment plant 1.50 1.25% 1.50 1.2%
Green infrastructure 61.33 50.97% 60.85 50.6%
SITE TOTAL 120.32 100% 120.32 100%

Site total Net developable area (ha) % of total Net developable area (ha)

Option 1 (road section: 17m) Option 2 (road section: 25m)

Option 2 (road section: 25m)

Net developable area (ha) % of total

Land east of Canterbury
Summary land budget: Preferred
B
18/10/2022

Net developable area (ha) % of totalUse Class
Unit generation

Project
Drawing Title
Revision
Date
Gross site area (redline)
Gladman site area (redline) 
Wates site area (redline) 

Option 1 (road section: 17m)

Gladman site

Wates site Use Class Net developable area (ha) % of total
Unit generation

Use Class
Unit generation Unit generation

Option 1 (road section: 17m) Option 2 (road section: 25m)

Net developable area (ha) % of total

% of total

Unit generation

Unit generation

SUMMARY LAND BUDGET:  OPTION 2
RATIONALISED LOCAL CENTRE LAND TAKE 
BASED ON THREE STOREY BUILDINGS
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“Provide a high quality built environment, in line 
with Policy DS6, with an average net density
of  around 35 dph outside of  the community hub”

Canterbury City Coucil’s Local Plan Policy C12 and C13120.32 Hectares
77.17 Hectares
43.15 Hectares

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 31.30 40.6% 1,095 1,174 1,252 Units 30.71 39.8% 1,075 1,152 1,228 Units
Local centre including, 140 units of older person 
accomodation, commercial (880m2 min.), local shopping 
and community uses (350m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 1.54 2.0% 1.54 2.0%

3fe primary school F1 3.00 3.9% 3.00 3.9%
Strategic road 2.84 3.7% 3.75 4.9%
Water treatment plant 0.75 1.0% 0.75 1.0%
Green infrastructure 37.75 48.9% 37.42 48.5%
TOTAL 77.17 100% 77.17 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 16.56 38.38% 580 621 662 Units 16.24 37.6% 568 609 650 Units
Local centre including, 65 units of older person 
accomodation, commercial (400m2 min.), local shopping 
and community uses (160m2 min.), business space 
(4,000m2) inlcuding flexible working space, a mobility hub 
and a changing places facility

C2, E, F1 
and F2 1.25 2.9% 1.25 2.9%

Strategic road 1.01 2.34% 1.48 3.4%
Water treatement plant 0.75 1.74% 0.75 1.7%
Green infrastructure 23.58 54.64% 23.43 54.3%
TOTAL 43.15 100% 43.15 100%

35 37.5 40 Dph 35 37.5 40 Dph
Residential, including self build and custom plots C3 47.86 39.77% 1,675 1,795 1,914 Units 46.95 39.0% 1,643 1,761 1,878 Units
Local centre including, older person accomodation, 
commercial, local shopping and community uses, business 
space including flexible working space, a mobility hub and a 
changing places facility

C2, E, F1 
and F2 2.79 2.32% 2.79 2.3%

3fe primary school 3.00 2.49% 3.00 2.5%
Strategic road 3.85 3.20% 5.23 4.3%
Water treatment plant 1.50 1.25% 1.50 1.2%
Green infrastructure 61.33 50.97% 60.85 50.6%
SITE TOTAL 120.32 100% 120.32 100%

Site total Net developable area (ha) % of total Net developable area (ha)

Option 1 (road section: 17m) Option 2 (road section: 25m)

Option 2 (road section: 25m)

Net developable area (ha) % of total

Land east of Canterbury
Summary land budget: Preferred
B
18/10/2022

Net developable area (ha) % of totalUse Class
Unit generation

Project
Drawing Title
Revision
Date
Gross site area (redline)
Gladman site area (redline) 
Wates site area (redline) 

Option 1 (road section: 17m)

Gladman site

Wates site Use Class Net developable area (ha) % of total
Unit generation

Use Class
Unit generation Unit generation

Option 1 (road section: 17m) Option 2 (road section: 25m)

Net developable area (ha) % of total

% of total

Unit generation

Unit generation
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CONCLUSION
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This document has demonstrated the site is 
deliverable, technically unconstrained and 

is an inherently sustainable location for new 
development. 

This  document  has  a lso  set  out  our  overa l l 
v i s ion  for  the  s i te  and  deve lopment  capac i ty 
opt ions .

Overa l l ,  Land east  o f  Canterbury  prov ides 
an  exce l lent  opportun i ty  to  de l i ver  a  new 
susta inab le ,  2 1s t  century  garden communi ty 
based  on  the  pr inc ip les  o f  “ l i v ing  loca l ly ”

In  add i t ion  to  prov id ing  much needed new 
hous ing  in  a  su i tab le  locat ion ,  the  s i te  o f fers 
the  opportun i ty  to  he lp  the  Counc i l  ach ieve 
i t s  a im in  mi t igat ing  c l imate  change and 
improv ing  the  hea l th  and  we l lbe ing  of  i t s 
communi t ies  wh i l s t  increas ing  b iod ivers i ty . 

A  new three  form ent ry  pr imary  school , 
communi ty  serv ices  and  fac i l i t ies  a longs ide 
bus iness  and  commerc ia l  spaces ,  inc lud ing 
f lex ib le  work-space ,  w i l l  p rov ide  opportun i t ies 
for  loca l  employment  and  enhance  the 
susta inab i l i ty  o f  the  overa l l  s t ra teg ic 
deve lopment  area .





 

 

 

 


