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Our ref:  AL/17/04451 
 
Date:  16 January 2023 

Dear Sirs, 

RE: REPRESENTATIONS FOR THE DRAFT CANTERBURY DISTRICT LOCAL PLAN TO 2045 
CONSULTATION – LAND ADJACENT TO MILBOROUGHS - RESIDENTIAL ALLOCATION UNDER 
DRAFT POLICY R18 (LAND TO THE NORTH OF POPES LANE). 

We act on behalf of Mr Paul 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 R18 (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. We believe 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.  

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 II 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. 
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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:  
 

- Broad Oak - 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.  
 

- 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.  

 

LOCAL PLAN CONSULTATION HISTORY 

Our client’s site was previously put forward to the Canterbury City Council Call for Sites consultation 
under ref: SLAA091 (see Appendix 1), 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 SLAA011 (Housing). Site SLAA011 is now allocated under draft 
Policy R18 for potential housing development. The Council identified that site ref: SLAA011 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).  
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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. 

 

 

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 
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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 2045 SITE ALLOCATION 

Draft Policy R18 (Land north of Popes Lane) within the Draft Canterbury District Local Plan to 2045 
includes our client’s site though wholly designated within the Green Gap element of this allocation.   
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This Policy provides a concept masterplan and allocates the site for the residential development, 
subject to meeting the following development mix criteria: 

Across the site, which measures 9.31 ha the development mix will include: 

a) Approximately 110 new dwellings across circa 3.12 ha; 
 

i. 30% affordable housing in line with Policy DS1 
ii. 10% bungalows 
iii. 15% of new homes to be built to M4 (2) standards, and 5% to be built to M4 (3) 

standards 
iv. An appropriate housing mix, in line with Policy DS2; and 
v. Self and custom-built plots in line with Policy DS2. 

The residential allocation within draft Policy R18 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 R18 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 R18 

This approach is further examined in the following section and assesses how the revised masterplan 
can benefit draft Policy R18 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 
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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 R18. 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 has been 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 in support of these local plan 
representations to justify the revisions of the concept masterplan under draft Policy R18.  

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. 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 1) 

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 
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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).
- Transport Note prepared by TPP.
- Architectural Drawings Prepared by McConkey Architects.

o Location Plan (Appendix 2)
o Site Plan (Appendix 3)
o Sweech Farm Design Precedent (Appendix 4)

SUMMARY AND CONCLUSION 

The foregoing commentary confirms that the revisions to the masterplan for the residential 
allocation under draft Policy R18, 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 2045 consultation exercise. 

Yours faithfully, 

Abraham Laker 
BA (Hons) MA MRTPI FRSA 
Senior Associate 
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APPENDIX 1: CALL FOR SITES REPRESENTATIONS 
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APPENDIX 2: LOCATION PLAN 
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APPENDIX 3: SITE PLAN 
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APPENDIX 4: SWEECH FARM DESIGN PRECEDENTS 
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