
Canterbury City Council
Highways and Transportation
Ashford Highway Depot
4 Javelin Way
Ashford
TN24 8AD

Tel: 03000 418181
Date: 7 October 2019

Application - CA/18/00868/FOS
Location - Broad Oak Farm, Sweechgate, Broad Oak, Sturry, CT2 0QR
Proposal - Hybrid planning application comprising: detailed planning application for

456 residential dwellings (405 houses and 51 flats) with associated open
space, landscaping, car parking, access and other infrastructure (following
demolition of 52 Shalloak Road, existing agricultural buildings and
structures); outline planning application (with all matters reserved) for the
development of a commercial area with up to 212sqm of retail and 617sqm
of office/light industrial use.

Thank you for your further consultation in relation to the above planning application. I have the
following comments to make with respect to highway matters :-

 Base traffic flows 

The explanation for the variances of the modelling is accepted however a further specific base junction
assessment is requested as the combined 2018 Northbound flows at the Sweechgate/A291 junction
appear irregularly low. The applicant is requested to complete a stand-alone assessment uplifting the
2015 observed figures by the agreed TEMPRO rates and provide a base assessment of that junction
using the revised figures. A demonstration of the updated flows for this junction will need to be
demonstrated.

Trip Rates

The applicants have submitted a detailed breakdown of trips by development parcel as requested by
the highway authority (HA) and these have been assessed against the expected trip rates. The trips
assessed in the junction modelling is slightly higher than our calculations and as such considered robust.
For the AM peak there are an anticipated 46 arrivals and 102 departures for the Northern access. For
the Southern access there are an anticipated 40 arrivals and 54 departures.

Phasing of development

It has been confirmed that occupation of 325 homes on Land at Sturry have been assumed to be built
prior to the completion of the Sturry Link Road and that the 325 dwellings are expected to be built by
2024.  The development provides appropriate contributions towards the Sturry Link Road making an
£8.8m contribution towards the viaduct. Notwithstanding this, it is imperative that the section of the
link road through the Sturry application is, where possible, delivered in accordance with the Heads of



Terms agreed as part of the Local Plan process. In that process it was accepted by the HA that some
temporary deterioration of highways conditions would need to be tolerated. Nonetheless, it is the
responsibility of the HA to seek to manage and minimise this deterioration in conditions and therefore it
is recommended that a S.106 obligation be secured, whereby after the 325th house is occupied, a
mechanism is provided to restrict the number of annual occupations at the development until such a
time as the Sturry Link Road is open and available.

In the event that the Sturry Link Road is not open and available to the public on occupation of the
325th dwelling, further annual occupations would be subject to restrictions subject to agreement with
KCC as HA and dependant on the prevailing conditions.

Popes Lane

An assessment of the Popes Lane junction has been completed as requested. This has been reviewed
and the findings accepted. The current performance demonstrates that the junction is operating at
capacity with and an RFC of 0.95 in the AM peak with long delays in both the AM and PM peaks. The
2031 scenario with the link road in place provides a significant improvement to the junctions
performance. 

The performance of this junction is a consideration for additional movements being generated from the
application. The Northern site access has now been amended to a roundabout and this will introduce
both a reduction to speeds and create gaps for traffic exiting Popes Lane. It is therefore recommended
that the Northern site access is provided prior to the 1st occupation.

Northern Site Access 

The proposed roundabout performance has been reviewed and is agreed as having spare capacity.
Whilst the turning movements out of the site do not accord with the submitted update note, the
difference of modelled PM arrival movements (62) against the TRIC's calculated and expected (86)
would not unduly impact the junction’s performance to a level of risk to the Highway.

The access as demonstrated on drawing 13-037-54 REV D has been reviewed in respect of tracking and
layout and is agreed as appropriate. Tracking has been provided to demonstrate that the proposed
compact roundabout is suitable for all movements, including 16.5 metre long articulated lorries on the
A291 arms. Before the HA can approve the new junction a full stage 1 road safety audit (RSA) will need
to be carried out and submitted to the HA for comment. It is noted that the bus stop located between
the proposed roundabout and the Sweechgate junction may obstruct junction visibility and cause
queueing back onto the new roundabout. This will need to be assessed in detail through a stage 1 RSA
and an alternative location for the bus stop may need to be identified. A Toucan crossing is
demonstrated on the drawing; however, it has been agreed that this would be provided by other
developments.

Southern Site Access

The updated drawing for the T-junction access for the Southern parcel is agreed as demonstrated in
drawing 13-037-056 REV B.

Performance modelling and tracking has been reviewed and is agreed as appropriate. An RSA of the
layout will be required prior to approval.



Cycling 

To assist with a future cycle route improvement / connection between Mayton Lane and Giles Lane /
Kent University, the applicants have agreed to provide a £100,000 contribution and this is detailed
within the submitted travel plan.

In addition to the contribution towards cycle route improvements the existing footways on Herne Bay
Road A291 are to be widened either side of the new Toucan crossing to allow for a 3 metre wide shared
use footway / cycleway into the development site which will terminate at Popes Lane. The HA have
requested a 3 metre wide cycle route connection be provided between the two development sites at
Sturry and Broad Oak, however due to the existing planting and tree alignment of the ancient woodland
this is not possible. Instead the applicants have proposed to include a footway / cycleway to the
perimeter of the ancient woodland, on both sides, with a provision for dismounting for a short section
of unbound surfaced route through the woodland. The HA agrees with this as a suitable measure.

Comments on the detailed layout

Footways were requested for a number of shared space streets (serving plots 278-281 and 324-329),
these have now been included on the updated drawings.

Parking

No second space parking bays are required for flats, instead it is recommended that the 2nd space be
provided as unallocated visitor parking bays, the applicants will need to ensure that the site parking and
cycle storage plan is updated accordingly.

The applicants have advised that additional parking bays have been provided to assist with the high use
of tandem parking spaces serving plots 24-37, this will need to be shown on the revised parking plan. It
is also noted that there are no visitor parking bays to serve plots 288-297, at least 2 visitor spaces will
need to be provided.

The parking bay widths and chamfered edges to parallel visitor bays have all been amended accordingly
to comply with the HA's recommendations.

Emergency Access Arrangement

 The proposed emergency access locations are agreed.

Travel Plan

Hard measures - Measures include appropriate walking and cycling connectivity between the Sturry and
Broad Oak sites and existing amenities.

Two additional bus stops are to be provided along Broad Oak Road which will both benefit new
residents on the Western side of the development and existing residents of Broad Oak.

All on plot residential parking will include passive electrical supply provided to allow a simple upgrade to
live provision. The developer will also provide a free upgrade for the first 10% of new households to the
active provision of their choice. 10% of all off-plot shared parking will be passively provided for.

Cycle parking will be provided for in accordance with policy.



It is noted that increases in population would result in additional vehicular trips being made through the
existing community in Sturry. An inclusion to provide a 20MPH zone between the existing settlement
bound between Popes Lane and the A28 should be made for reasons of highway safety. An additional
cost to be capped at £10,000 should be provided to facilitate the 20MPH zone delivering reduced
speeds and providing safer streets for the existing community in Sturry.

Soft Measures -

A Travel Plan co-ordinator (TPC) will be appointed prior to the first occupation. The TPC should be in
place until the final occupation of the development and performance reviewed every three years.

The triangle bus service will divert, at times, through the newly provided link and associated
infrastructure avoiding the Sturry crossing and as such improving journey time reliability.

The strategy for free bus use however needs to be clarified. The Framework Travel Plan (FTP) as
updated appears inconsistent referencing free bus use for a week, a month and a year. The HA see bus
accessibility prior to the link road as and imperative component of promoting sustainable access and
reducing the impact on the highway. The FTP needs to be explicit on the offer being made. The HA
recommends that each household is offered free bus vouchers for 6 months.

Summary

Should the applicant provide the above-mentioned outstanding information the HA would suggest that
there are no highways grounds to refuse the application subject to the following conditions and Section
106 inclusions.  For clarity, the outstanding information yet to be agreed with the HA are in respect of;
a revised Parking Plan, an assessment of the Sweechgate/A291 junction and Road Safety Audits for the
two access junctions.

Section 106

1. A contribution of £8,800,000.00 (eight million, eight hundred thousand) to be payable towards the
Sturry Link Road apportioned equally against the first 320 dwellings and paid quarterly on occupation.

2. Availability of a financial bond to cover the above Link Road contribution from the 1st April 2020 and
all terms agreed prior to commencement of the development.

3. Indemnify any costs incurred by the County Council associated with the planning and preparation
costs of the Sturry Link Road to a cap of £250,000 should the conditions of the SELEP funding not be
met.

4. A contribution of £100,000 towards the Broad Oak to University of Kent cycle route.

5. A commitment to provide each household with 6 months free bus travel in Canterbury.

7. A contribution of £5,000 to the County Council for the purposes of monitoring the Travel Plan.

8. The applicant will be obliged to cover one third of the £5.9m SELEP grant should it be unable to be
secured by the County Council.

10. A commitment within the Framework Travel Plan to provide a 20MPH zone through the existing
community at Sturry between Popes Lane and the A28 capped at £10,000.



Conditions are subject to further information being supplied and agreed by the Highway Authority and
as such are proposed as indicative only at this time;

1. The Northern Access roundabout as shown on drawing 13-037-54 Rev D is delivered through a
Section 278 agreement and is open and available for public use prior to the occupation of the first
dwelling.

2. The Southern Access as shown on drawing 13-037-56 Rev B is delivered through a Section 278
agreement and is open and available for public use prior to any occupations of a unit accessing that
point.

 3. Submission of a Construction Management Plan to be approved by the Planning Authority before the
commencement of any development on site to include the following:

(a) Routing of construction and delivery vehicles to / from site

(b) Parking and turning areas for construction and delivery vehicles and site personnel

(c) Timing of deliveries

(d) Provision of wheel washing facilities

(e) Temporary traffic management / signage

4. Provision and permanent retention of the cycle parking facilities shown on the submitted plans prior
to the use of the site commencing.

5. The development shall not be brought into use until a Travel Plan, to reduce dependency on the
private car, has been submitted to and approved in writing by the Local Planning Authority. The Travel
Plan shall include objectives and modal-split targets, a programme of implementation and provision for
monitoring, review and improvement. Thereafter, the Travel Plan shall be put into action and adhered
to throughout the life of the development, or that of the Travel Plan itself, whichever is the shorter.

6. The proposed roads, footways, footpaths, verges, junctions, street lighting, sewers, drains, retaining
walls, service routes, surface water outfall, vehicle overhang margins, embankments, visibility splays,
accesses, carriageway gradients, driveway gradients, car parking and street furniture to be laid out and
constructed in accordance with details to be submitted to and approved by the Local Planning
Authority.

7. Provision and permanent retention of the vehicle parking spaces and/or garages shown on the
submitted plans prior to the use of the site commencing.

8. Completion of the following works between a dwelling and the adopted highway prior to first
occupation of the dwelling:

(a) Footways and/or footpaths, with the exception of the wearing course;

(b) Carriageways, with the exception of the wearing course but including a turning facility, highway
drainage, visibility splays, street lighting, street nameplates and highway structures (if any).

9. In the event that the Sturry Link Road is not open and available to the public on occupation of the
325th dwelling a restriction on the number of annual occupations should be agreed with the Highway
Authority dependant on the prevailing highway conditions.



10. The proposed roads, footways, footpaths, verges, junctions, street lighting, and visibility splays to be
laid out as indicatively demonstrated on drawing 17.2045/SK-01 REV P

INFORMATIVE: It is the responsibility of the applicant to ensure, before the development hereby
approved is commenced, that all necessary highway approvals and consents where required are
obtained and that the limits of highway boundary are clearly established in order to avoid any
enforcement action being taken by the Highway Authority.

Across the county there are pieces of land next to private homes and gardens that do not look like
roads or pavements but are actually part of the road. This is called ‘highway land’. Some of this land is
owned by The Kent County Council (KCC) whilst some are owned by third party owners. Irrespective of
the ownership, this land may have ‘highway rights’ over the topsoil.  Information about how to clarify
the highway boundary can be found at
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-enqui
ries

The applicant must also ensure that the details shown on the approved plans agree in every aspect with
those approved under such legislation and common law. It is therefore important for the applicant to
contact KCC Highways and Transportation to progress this aspect of the works prior to commencement
on site.

Yours faithfully

Colin Finch
Principal Transport & Development Planner

http://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land

