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We are proud to present the Wincheap Development Brief as a catalyst for
delivering the Council’s vision for the Wincheap Regeneration Zone.

The results of this formal consultation will be fed into a final Development
Brief, which will be considered for adoption by the Council. This will have
to take full account of viability issues arising from the mix of development
and infrastructure costs, traffic impact studies and any potential impact on
the City Centre.

In the preparation of the Wincheap Development Brief, the Council and
Capital & Counties have sought the views of local residents, businesses,
community groups and other stakeholders. We would like to express our
thanks to all members of the public, landowners, local businesses and
stakeholders who have taken the time to attend the series of Open Days
and offer their comments during this initial consultation period.

Canterbury City Council has selected Capital & Counties as its preferred
development partner for the regeneration of the Wincheap Regeneration
Zone. The Wincheap Development Brief has been prepared in partnership
and provides the City Council with a framework for wider consultation
on the future of the Wincheap Regeneration Zone. It is the aim of
the Development Brief to achieve a high quality mixed use development,
with major improvements to traffic management/highways and other
regeneration benefits.

Canterbury City Council is committed to reinvigorating the Wincheap
Regeneration Zone not only for the improvement of the Wincheap Estate
itself, but as a gateway to the historic City of Canterbury.
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STRUCTURE OF THE WINCHEAP DEVELOPMENT BRIEF
The Wincheap Development Brief sets out the background and vision, the
context, the development Framework, design and development principles,
implementation and relocation strategy and the consultation strategy.
Additionally there are appendices that address the detailed planning policy
context and community consultation.

AIMS OF THE WINCHEAP DEVELOPMENT BRIEF
The primary aim of the Wincheap Development Brief is to produce a clear urban
strategy that sets out the means to create a new neighbourhood or place within
the historic context of the City of Canterbury. This involves the resolution of
highways issues, the distribution of different uses across the Regeneration Zone
and the formulation of a set of design principles which will direct and inform the
architecture of the proposed development. Further details of the aims of the
Wincheap Development Brief are set out within the Introduction to this document.

THE WINCHEAP DEVELOPMENT BRIEF
The Wincheap Development Brief has been prepared in partnership by Canterbury
City Council and Capital & Counties. The area covered comprises the whole of the
Wincheap Regeneration Zone (see Figure 1.6), including the Wincheap Estate,
which is in Council ownership, the existing retail park located at the western end
of the Regeneration Zone, which is owned by Capital & Counties and the other
areas of the Regeneration Zone in third party ownership.

Preface

December 2007

The Wincheap Development Brief will now be the subject of public consultation
by Canterbury City Council to ensure that all stakeholders and interested parties
have an opportunity to make their views known.

In response to the public consultation to date, changes have been made to the
proposed scale and massing of development; to the range of community uses; to
the number of smaller units suitable for independent businesses which could be
provided; to the provision of the Park & Ride facility; to the design character of
potential new buildings; and to the potential of enhanced public realm
improvements and landscaping.

PUBLIC CONSULTATION
In the preparation of the Wincheap Development Brief, the Council and Capital &
Counties have sought the views of local residents, businesses, community groups
and other stakeholders. This has had a significant impact on the nature of the
development framework and many of the suggestions made have been
incorporated within the Wincheap Development Brief.

Fig.1.3

Fig.1.2

Fig.1.1

Fig.1.4 Wincheap Regeneration Zone and its wider context
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1.18 Following consultation and subsequent amendments, it is intended that this
Development Brief will be approved and adopted by the Council. Once
adopted, it will be a material consideration to be taken into account in the
determination of future planning applications for development of the
Regeneration Zone.

1.10 The Wincheap Regeneration Zone was designated within the City of
Canterbury Local Plan – 1985 for industrial use. The area to the north of
the river was allocated as a local landscape area and as a riverside
protection area.
1.11 Within the Canterbury District Local Plan – November 1998 – the Wincheap
Estate was designated as a retail node for large food/retail warehousing
under Policy C10, which referred to proposals outside the city centre for the
provision of retail warehousing or large food shopping subject to certain
criteria. The area to the north was designated as a site of Nature
Conservation Interest.

1.17 The purpose of this Development Brief is to provide detailed guidance for
the future development of the Regeneration Zone and to set out the mix and
scale of uses which the Council considers would be appropriate. This
Development Brief will therefore set the framework for and inform the
preparation of a future planning application for the comprehensive
redevelopment of the Regeneration Zone.

PURPOSE AND FORMAT OF THE WINCHEAP DEVELOPMENT BRIEF
1.15 The Wincheap Development Brief has been prepared in partnership by
Canterbury City Council and Capital & Counties and their professional team,
to guide the future development of the Regeneration Zone as illustrated at
Figure 1.6.
1.16 The publication of this document follows extensive public consultation and
stakeholder consultation. Further details of the consultation held to date
and details of the further consultation programme over the coming months
as the proposals for the Regeneration Zone are developed, are set out in
Section 7 – Consultation Strategy.

This Development Brief covers the whole of the area designated as the
Wincheap Regeneration Zone within Canterbury District Local Plan under
Policy TC15. The area is defined as covering Wincheap itself and adjoining
properties, a large trading estate (from Simmonds Road through to Ten
Perch Road), the area adjoining Wincheap Green Roundabout and St
Andrew’s Close and the important natural habitats adjoining the Great Stour
River (see Figure 1.6).

1.14 In addition to the City Council and Capital & Counties, there are various
other individual private ownerships within the area. These are
predominantly located along the A28 but also include the Wincheap Retail
Park (Morrison’s, etc).

LAND OWNERSHIP
1.13 Within the Regeneration Zone, Canterbury City Council is one of the principal
land owners. The Council’s freehold interest is subject to a series of long
leasehold interests from which the City Council receives ground rental
income. Figure 1.5 sets out Canterbury City Council’s freehold ownership of
the Regeneration Zone as well as land owned by Capital & Counties.

1.12 The current Wincheap Regeneration Zone was designated in the Canterbury
District Local Plan – July 2006, under Policy TC15, for mixed use
development including retail, housing, transport infrastructure, business,
leisure and recreation and open space.

BACKGROUND TO THE WINCHEAP ESTATE AND THE REGENERATION ZONE
1.9 The Regeneration Zone was originally an employment site occupied by light
industrial warehouse properties built in the early 1970s. Over the years the
emphasis of the Wincheap Estate has changed, with many of the properties
gaining consent to provide retail warehouse accommodation. The Wincheap
Estate therefore currently comprises a mix of retail, employment and
industrial uses.

DECEMBER 2007

Wincheap is lined on both sides with small high street style retail units and
residential properties with the northern side being located within the
Wincheap Regeneration Zone. To the east lies the Canterbury’s historic city
centre and to the west, modern retail units, a Park and Ride car park and the
A2 London to Dover road.

1.5

01 WINCHEAP DRAFT DEVELOPMENT BRIEF

The area of the Regeneration Zone is shown on Figure 1.6. It is located
south west of Canterbury City Centre, less than 0.5 miles from Canterbury
East railway station and 1 mile from Canterbury West railway station, and
covers an area of approximately 25 acres (10 hectares). To the north is an
area of natural open space, which is bordered by the Great Stour River. The
site is bordered to the south by Wincheap, which is currently the main
vehicular route (A28) into the City Centre from the south west (Ashford) (see
Figure 1.1)

1.4

THE WINCHEAP REGENERATION ZONE
1.3 The Wincheap Regeneration Zone (the Regeneration Zone) is identified in
Policy TC15 of the Canterbury District Local Plan (the Local Plan), as follows;
“A Regeneration Zone is designated for the redevelopment of the Wincheap
area as shown on the Proposals Map (insets 1 and 2). Unless already
allocated in the Proposals Map, development appropriate within the
Wincheap Estate includes retail, housing, transport infrastructure, business,
leisure and recreation and open space. All development should provide a
mixed use and comply with the provisions set out in the Development
Brief. Development will be expected to contribute towards improving
traffic management in Wincheap and environmental enhancements in
the public realm”.
1.8

Redevelopment of the Regeneration Zone should create a new foreground
to the historic city core and traffic should be redirected through the
Regeneration Zone in order to significantly reduce congestion along
Wincheap itself. There is also an opportunity to connect and integrate a
new mixed use quarter into both the adjacent communities and the
extensive landscape margins of the River Stour Valley, which forms the
northern boundary to the Wincheap Estate.

1.7

1.2

Canterbury City Council is committed to delivering regeneration in
Canterbury and has taken steps to accelerate the regeneration of the City.
This has seen the development of a number of schemes, and it is intended
that the regeneration of the Wincheap Regeneration Zone should be
prioritised in order to improve the social and physical environment within
this part of the City.

Whilst the existing pattern of buildings, uses and linkages within the
Wincheap Regeneration Zone makes a limited contribution to the area, the
site itself offers enormous opportunities for regeneration. The Regeneration
Zone is in many regards a Gateway into the City from road and rail
approaches from the west.

1.6

BACKGROUND
1.1 Canterbury is recognised as an important historic city as well as a major
tourist and retail centre strategically located in the heart of Kent. Over time
Canterbury has evolved from its ancient roots and is now a modern city
which both respects and complements the remaining medieval fabric.
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1.22 This Development Brief identifies the potential mix and distribution of uses
suitable for the Wincheap Regeneration Zone. It sets out the principles by
which the Regeneration Zone should be redeveloped and the challenges to
be faced in achieving this vision. It identifies the solutions necessary to
ensure the satisfactory integration of the proposed new development into
the surrounding area. The Council’s overall aims for the Wincheap
Regeneration Zone are as follows;
• Delivery of key infrastructure required to unlock the redevelopment of
the Wincheap Regeneration Zone, including a new slip road and
junction off the A2;
• New main distributor road linking Rheims Way through the Wincheap
Estate, re-aligning the A28, improved pedestrian permeability from
Wincheap into a new community, new public transportation
routes/facilities and improved safety for pedestrians and cyclists;
• Reduction in traffic using Wincheap thus reducing congestion and
enabling environmental upgrade of this important historic thoroughfare;
• The comprehensive development of the Wincheap Regeneration Zone;
• Regeneration of the run down and outdated industrial estate;
• A new mixed use quarter, linked to the City Centre, adjacent
communities and landscape margins of the Great Stour River;
• New gateway to Canterbury from the west, including highway and
transport accessibility improvements;
• New public realm in the form of a new public square with active
frontages, public open space, green corridors and sensitive access to
nature area of the Great Stour River as well as protection and
enhancement of its biodiversity value;
• Comprehensive energy and sustainability strategy for the whole site.

1.21 Canterbury City Council is committed to regenerating the Wincheap
Regeneration Zone. The aim is to create a diverse and attractive place to
live and work, a destination for visitors and shoppers and a sustainable,
effective and productive workplace with improved connectivity to the City.
It is an important urban initiative in the continuing growth of the City of
Canterbury.
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1.20 The key requirements of the Wincheap Marketing Brief (October 2007) are
as follows;
Highway improvements that;
• Reduce the congestion along the A28;
• Improve the environment along the existing A28;
• Facilitate the redevelopment of the Wincheap Estate;
• Provide a new Gateway into Canterbury city centre;
Enhancement of the area through;
• Redevelopment that provides a viable mix of uses;
• Development that reflects a high standard in design and sustainability;
• Working closely with the community and existing occupiers on the
Wincheap Estate.

1.19 The Council’s overall aim for the Wincheap Regeneration Zone is to
“Achieve a high quality mixed use development, with major improvements
to traffic management/highways whilst maintaining the viability and
character of Wincheap”. (Paragraph 5.1 Wincheap Marketing Brief,
October 2006)
• The Council wishes to ensure that the redevelopment of the Wincheap
Regeneration Zone is delivered in a planned and comprehensive
manner. The Council’s vision is to create a diverse and attractive place
to live and work, a destination for visitors and shoppers and a
sustainable, effective and productive workplace with improved
connectivity to the City. It is an important urban initiative in the
continuing growth of the city of Canterbury.

Fig.1.6
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The purpose of this section is to set out the planning policy context within
which the Wincheap Development Brief has been prepared. It reflects the
policy position in relation to the Regeneration Zone and the aims and
objectives set out within the Local Plan and broader policy issues at the
national and regional level. A detailed planning policy review is included at
Appendix 1.
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LOCAL PLANNING POLICY
2.6 Local planning policy is provided in the Canterbury District Local Plan – first
review (The Local Plan), which was adopted in July 2006 and covers the
period to 2011. Under the provisions of the Planning and Compulsory
Purchase Act 2004, the Local Plan will be “saved” for 3 years from adoption
until July 2009. The following local policies should be considered in respect
of any proposals for the Wincheap Regeneration Zone.
• Regeneration Zone (Policy TC15)
• Housing (Policies H1, H2, H3 and H4)
• Transport (Policies C1, C4, C5, C9)
• Retail (Policies TC2, TC4, TC17)
• Urban Design (Policies BE1, BE2, BE3)
• Conservation Areas (Policy BE7)
• Flood Zone Protection (Policies C31, C33)
• Archaeology (Policies BE14, BE15, BE16)
• Landscape (Policies R7)
• Nature Conservation (Policies (NE1, NE2, NE5)
• Open Space (Policies C26, C28)
• Community Facilities (Policies C11, C14)
• Sustainability (Policy C38)

COUNTY PLANNING POLICY
2.5 At the county level, planning policy is provided within the Kent and Medway
Structure Plan, which was adopted in 2006 and covers the period to 2016.
Policies of relevance to Canterbury, and in particular the Wincheap
Regeneration Zone, include:
• Canterbury (Policy CA1)
• Mix of uses in new development (Policy QL5)
• Provision of social and community facilities (Policy QL12)
• Affordable housing provision (Policy HP7)
• Protection of local wildlife sites (Policy EN7)
• Travel Plans (Policy HP3)
• Major Transport Corridors (including A2 Canterbury junctions)
(Policy TP6)

DECEMBER 2007

The South East Plan was submitted to Government on 31 March 2006. The
Examination in Public (EiP) ran from late 2006 until early 2007 and is
expected to lead to Government approval of a final South East Plan in early
2008. Policies of particular relevance to Canterbury include:
• Canterbury as a Regional Hub (Policy CC8b)
• Development and Infrastructure (Policy CC5)

05 WINCHEAP DRAFT DEVELOPMENT BRIEF

2.4

REGIONAL PLANNING GUIDANCE
2.3 Regional Planning Guidance for the South East (RPG9) was adopted in 2000
and covers the period to 2016. The Draft South East Plan provides the basis
for regional policy to cover the period to 2026 and will supersede RPG9
when adopted.

NATIONAL PLANNING GUIDANCE
2.2 National Planning Guidance relevant to the Wincheap Regeneration Zone is
set out within the following national policy documents.
• PPS1: Delivering Sustainable Communities (2005)
• PPS3: Housing (2006)
• PPG4: Industrial Development and Small Firms (1992)
• PPS6: Planning for Town Centres (2005)
• PPS9: Biodiversity and Geological Conservation (2005)
• PPG13: Transport (2001)
• PPG15: Planning and the Historic Environment (1994)
• PPG16: Archaeology and Planning (1990)
• PPG17: Planning for Open Space, Sport and Recreation (2002)
• PPS22: Renewable Energy (2006)
• PPS25: Development and Flood Risk (2007)

2.1

2. Planning Policy Framework

Background work has begun to inform the Core Strategy and evidence
gathering is being carried out to inform the Development Land Allocations
DPD. The City Council commissioned a “Futures Study” in 2006 to identify,
in consultation with the local communities and key stakeholders, the future
direction of development within the district of Canterbury.

2.11 The Canterbury District Transport Action Plan is founded upon a number of
studies and strategies, including the A2 (T) slip roads, the A28 corridor
multi-modal and Wincheap traffic. Additionally, the Transport Action Plan
aims to improve travel choices, reduce traffic congestion, improve road
safety, reduce travel demand and improve public awareness.

THE LOCAL TRANSPORT PLAN
2.10 The Local Transport Plan for Kent (Kent County Council) and a review of the
local urban transport strategies form the basis of the Canterbury District
Transport Action Plan, a District-wide strategy, including the issues faced at
the coastal towns, which will be the basis for transport planning throughout
the life span of the Local Plan.

2.9

CANTERBURY LOCAL DEVELOPMENT FRAMEWORK
2.8 The City Council published a Local Development Scheme (LDS) in
September 2007 which sets out the scope and timescales for producing the
series of documents which will comprise the Local Development Framework
for Canterbury District. These include the Core Strategy, Housing Strategy
and Allocations Development Plan Document (DPD), Area Action Plans and
Supplementary Planning Documents.

SUPPLEMENTARY PLANNING DOCUMENTS
2.7 The following Supplementary Planning Documents (SPD’s) and
Supplementary Planning Guidance (SPG) prepared by Canterbury City
Council are also applicable;
• Developer Contributions: The use of Planning Obligations for the
provision of Community Infrastructure SPD (January 2007)
• Riverside Strategy SPG (September 2003)
• Heritage, Archaeology and Conservation SPD (March 2007)
• Sustainable Construction SPD (April 2007)
• Kent Design (Adopted as SPD by the Council in September 2007)
• Outdoor Lighting SPD (July 2006)
• Crime Prevention through Design SPG (September 2003)

2.18 Affordable Housing Provision – Policy HP7 refers to the provision of all
affordable housing involving net additions to the housing stock and
additionally contributes to meeting the overall housing targets for
the County.

2.17 Provision for new community services and infrastructure – Policy
QL12 seeks to ensure that provision is made to accommodate additional
requirements for local community services within new residential,
commercial and mixed use developments, or through the provision
or upgrading of facilities nearby in response to needs generated by
new development.

2.16 Mix of uses on Sites – Policy QL5 refers to the requirement for a mix of
residential and employment uses on new large scale developments,
incorporating appropriate community and other services.

COUNTY POLICIES – THE KENT AND MEDWAY STRUCTURE PLAN
2.15 Canterbury – The overall policy for Canterbury is set out within Policy CA1
and specifies the requirements for housing, employment and transport
including urban regeneration and junction improvements on the A2.

2.14 Infrastructure and Implementation – Policy CC5 relates specifically to
the scale and pace of development being dependent on the sufficient
capacity in existing infrastructure to meet the area’s current needs and the
provision of new infrastructure to meet the needs of new development.

REGIONAL POLICIES – THE SOUTH EAST PLAN
2.13 Regional Hubs – Policy CC8B refers to Canterbury as a “Regional Hub”
within the South East. This policy requires that Local Development
Documents and Local Transport Plans should support and develop the role
of regional hubs through a number of measures, including increased level of
accessibility through public transport, walking and cycling and encouraging
higher density land uses and /or mixed land uses that require a high level
of accessibility so as to create “living centres”.

POLICY INTERPRETATION
2.12 The following section provides an outline interpretation of the key policies
in relation to the Wincheap Regeneration Zone at the Regional, County and
Local levels.

CANTERBURY
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2.30 Conservation Areas (Policy BE7) – The conservation area designation
covers the north eastern part of the site along Wincheap. Development
within this area must protect or enhance all views and architectural
features that contribute to the areas character, pay special attention to
impacts on the townscape, roofscape, skyline and scale of buildings, and
consider the protection of trees and landscaping.
2.31 Heritage and Archaeology (Policies BE14, BE15 and BE16) – The City

2.29 Sustainability (Policy C38) – The City Council is committed to promoting
sustainable development. Specifically, Policy C38 sets out that planning
permission will be granted for developments which utilise renewable
energy resources, including combined heat and power generation, subject
to other policies within the plan. Policies BE1 and BE3 also address
this issue.

2.28 Urban Design (Policies BE1, BE2 and BE3) – These policies promote
high quality design and summarise the objectives of urban design as
character, continuity and enclosure, quality of the public realm, ease of
movement, legibility, adaptability and diversity. The policies promote the
importance of good design and consider that the treatment of the public
realm is as important as the design of the buildings themselves.

2.27 Retail (Policies TC2, TC4 and TC17) – Any retail development proposed
for the Regeneration Zone must accord with Policy TC2, in that there is a
recognised need for the development and that it is sequentially the best
location as well as a number of other criteria. Policy TC4 promotes mixeduse development within the Regeneration Zones and Policy TC17 sets out
the criteria for assessing retail development proposals including new retail
development, extensions to existing retail development and variations to
existing planning permissions.

2.26 Policy C5 more specifically seeks the implementation of improvements to
the A2 junctions and the Wincheap Traffic relief scheme. Additionally, any
proposal will be required to apply the adopted vehicle parking standards
under policy C9.

2.25 Transport (Policies C1, C4, C5 and C9) – In considering the location or
control of new development, the Council will consider the principles set out
within the adopted 2004 Canterbury District Transport Action Plan, which is
reflected in Policy C1 and development proposals considered by the Council
to have significant transport implications should be supported by transport
assessments and a travel plan in accordance with Policy C4.

WINCHEAP DRAFT DEVELOPMENT BRIEF

2.24 Housing (Policies H1 and H4)"– New housing development is considered
appropriate for the Wincheap Regeneration Zone. Any new housing
development should have regard to Policy H1, in that the City Council will
permit residential development on sites allocated for housing or mixed-use
and Policy H4 through the provision of affordable housing and mixed
housing types and sizes on all appropriate sites. This should take account of
prevailing market and site conditions.

2.23 Further, specific, local planning policies which are of significance to the
Wincheap Regeneration Zone are detailed below;

LOCAL POLICIES – THE LOCAL PLAN
2.22 Wincheap Regeneration Zone (Policy TC15) - The site specific development
plan policy which relates to the Wincheap Regeneration Zone as previously
referred to, is Policy TC15 of the Local Plan, which provides as follows;
“A Regeneration Zone is designated for the redevelopment of the Wincheap
area as shown on the Proposals Map (insets 1 and 2). Unless already allocated
in the Proposals Map, development appropriate within the Wincheap Estate
includes retail, housing, transport infrastructure, business, leisure and
recreation and open space. All development should provide a mixed use and
comply with the provisions set out in the Development Brief. Development will
be expected to contribute towards improving traffic management in Wincheap
and environmental enhancements in the public realm”.

2.21 Major Transport Corridors – Policy TP6 refers to major and integrated
transport solutions throughout Kent and includes the A2 Canterbury Bypass
junctions to enable the redistribution of traffic in and around the city.

2.20 Transport and the Location of Development – Policy TP3 seeks to
ensure that development is well served by public transport, walking and
cycling and that travel plans should be established for larger developments
that generate significant demand for travel.

2.19 Protection of Local Wildlife Sites – Policy EN7 requires that
development which would materially harm nature conservation interests
would not be permitted unless there is a need which outweighs the local
nature conservation interest and any adverse impacts should be
adequately compensated.

PLANNING
POLICY
FRAMEWORK
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2.38 Through the application of these principles, and drawing upon the common
themes arising from the planning policy framework, the areas of key
significance to the Wincheap Regeneration Zone and set out within the
following sections relate to:
• Integrating land use and effective transport planning;
• Concentrating retail, leisure, business and tourism development in
central and edge-of-town locations;
• Maximising the re-use of previously developed land;
• Creating mixed and sustainable communities;
• Providing wider housing choice and mix in terms of size, type, tenure
and location;
• Promoting good design in new developments in order to create
attractive, high quality environments in which people will choose to live,
work and visit.

FORMULATING THE DEVELOPMENT BRIEF
2.37 This Development Brief responds to national, regional and local policies in
a positive and creative way:
• Generating good urban design – creating a development framework
capable of producing a cohesive and visionary plan to redevelop the
Wincheap Regeneration Zone;
• Developing a mixed-use district – a new neighbourhood which
includes a variety of residential types and tenures, leisure, retail and
commercial uses.
• Improving the public realm – providing a development and open space
framework which recognises the potential to improve environmental
quality, provide better access and connectivity;
• Supporting conservation measures – working with both the area’s
natural assets (River Stour Corridor and established landscape features)
and man-made assets (the built heritage);
• Improving accessibility – reducing reliance on the car and prioritising
pedestrian movement and accessibility;
• Placemaking – creating a “sense of place” for Wincheap, one that
complements the existing urban character of Canterbury but in a
contemporary and sensitive manner;
• Fostering community involvement – developing a collaborative approach
and promoting extensive public consultation throughout the
redevelopment process.
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2.36 Community Facilities (Policies C11 and C14) – Community facilities
include a range of community, leisure, health and educational facilities
which contribute to the life of the district and local communities. Policy C11
encourages proposals for new buildings for local communities and Policy
C14 refers specifically to the provision of health facilities arising from the
impact of new development.

2.35 Open Space (Policies C26 and C28) – Provision of open space should be
an important element of any scheme put forward for the Wincheap
Regeneration Zone. Of particular importance is the Riverside Strategy and
the River Stour corridors set out within Policy C26. Additionally, the
provision of outdoor playing space should be incorporated as part of any
housing development under Policy C28.

2.34 Nature Conservation (Policies NE1, NE2 and NE5) – The City Council
seeks to ensure that species protected by legislation and species identified
in national and local biodiversity Action Plans are safeguarded during
development. Therefore any development proposals for areas which may
have an impact on designated nature conservation areas should have regard
to Policies NE1 (Protected species and habitats), NE2 (semi-natural
habitats), NE5 (retention of trees, hedgerows, woodland or other
landscape features).

2.33 Landscape (Policy R7) – The Stour Valley is designated as an Area of
High Landscape Value and is protected under Policy R7. New development
within these areas must pay particular attention to the impact of the
proposals on the local landscape character.

2.32 Flood Zone Protection (Policies C31 and C33) – All development
proposals within known areas of risk of flooding will be subject to a flood
risk assessment where relevant under policy C31. Development on
previously developed land, as defined by the Environment Agency as Zone
2 and 3 will be subject to Policy C33.

Council seeks to preserve the archaeological resource through the planning
process and to ensure the adequate recording of archaeological sites which
cannot be preserved. Any development which affects archaeological sites
and monuments must accord with Policies BE14, BE15 and BE16.

This heritage comprises buried deposits, artefacts and structures, as well as
standing structures and buildings. The resource includes not just physical
artefacts but also the historic landscape as a whole. Preserving this resource
is an important part of the City Council’s commitment to conservation.

Fig.3.4 Detail from Bayly’s Plan of the Antient City of Canterbury, 1795

Fig.3.3 Detail from Andrews’ and Wren’s Plan of the City of Canterbury, 1768
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During more recent years, the Wincheap Estate has undergone significant
changes, mainly in regard to the increased retail development and in
particular the retail parks at the western end of the Regeneration Zone.
Additionally, the site known as Telephone House was redeveloped for
residential use within the last couple of years, introducing residential
development in the immediate vicinity of the existing industrial estate.

3.8

Fig.3.5 Detail from Bingley’s Canterbury, 1822

The majority of buildings of architectural interest are found on the
north-west side of Wincheap. Facades dating from the 18th and 19th
century have been added to much earlier buildings, and this has given a
composite architectural quality to groups of buildings that make up the
character of Wincheap.

By the early 13th Century, Wincheap was well established as a suburb of
Canterbury, with meadow-land on its north west side extending to the Great
Stour River. It contains a number of buildings dating from the 15th Century
which were once inns and hostelries; the Kings Head was one of them.
A gallows was sited at the junction of Wincheap and Hollow Lane in the
Middle Ages, together with a hospital, which was later transformed into an
almshouse that closed in 1550.

3.7

3.6

Fig.3.6 From Collard’s Plan of the City of Canterbury. 1843

The name “Wincheap” derives from the Saxon “Wenchiape”, possibly an
ancient wine-market once held there. An alternative name, “Wain-market”
for the sale of wagons has also been suggested. A timber-market is known
to have existed halfway along this street in about 1200 and an annual cherry
fair was held for the sale of fruit on Wincheap Green until the early 19th
Century. Wincheap Green lay to the north east of the present day Wincheap
but was obliterated by the inner ring road in the 1960s. The width of the
street can probably be explained by the early presence of the market.

Fig.3.2 Detail from W. & H. Doldge’s Plan of the City of Canterbury, 1752

3.5

HISTORICAL DEVELOPMENT OF WINCHEAP
3.4 Wincheap probably originated as the first part of an ancient trackway along
the eastern bank of the Great Stour River, later used by the Romans as a line
of communication to the ironworking area in the Weald via Ashford and the
Great Stour Valley to Canterbury. It crossed the river at Godmersham to link
up with ancient trackway and probably continued over Julliberrie Downs
and Chartham Downs into Canterbury by Cockering Road and Wincheap.

Fig.3.1 Detail from Braun and Hogenbury’s Cantuarbury c.1572

HISTORY OF CANTERBURY
3.3 Canterbury City has been the site of human habitation for at least two
thousand years. The Romans established a military base at Canterbury,
known as “Durovernum Cantiacorum”, circa AD 100. A new town was laid
out in the regular Roman street pattern and was soon a flourishing centre
with the usual Roman public and civic buildings. The settlement became the
principal trading and administrative centre for the area, being on the main
route from the south-east coast ports to London.

3.2

HISTORY, HERITAGE AND ARCHAEOLOGY
3.1 Canterbury possesses an extremely rich and varied heritage, created as a
result of the impact of 2 millennia of human settlement on the natural
environment, which in turn has determined the present character of the
District’s rural and urban landscape.

3. The Site and its Context
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CONSERVATION AREA AND LISTED BUILDINGS
3.9 The Regeneration Zone falls partly within the Canterbury Conservation Area
(designated September 1968) illustrated in Figure 3.8. The Conservation Area
boundary includes the properties along Wincheap and abuts Simmonds Road
at the northern end. The designated area of archaeological importance also
covers this area.

3.14 It is the continuous frontages and changing alignment of the street that
gives Wincheap its particular character as illustrated in Figure 3.10.
The streetscape is predominantly one of definition and enclosure. Pavement
widths and street widths vary as buildings come forward and retreat,
creating an idiosyncratic and distinctive street alignment. Views of the
Cathedral occur straight ahead at various points, as the street makes its
subtle changes in direction. Apart from a few specific buildings of merit, the
character of the street results from the composite quality of groups of
buildings rather than the architectural value of single buildings.

WINCHEAP CHARACTER AREA
3.13 Wincheap as a character area provides a useful frame of reference for the
document as it borders the entire south-eastern side of the Regeneration
Zone, and provides a historic connection to the City. The character area is
based on the linear form of the single road, Wincheap, and the side roads
on its south-eastern side leading to residential areas.

Fig.3.8

3.10 The Conservation Area boundary at the western end of Wincheap was
extended in November 1996 as far as the A2 junction. The area was then
further extended in December 1996 to include properties in Seymour Place
and Victoria Road. However, the demolition of the Thanington Water
Pumping Station in the late 1990s has partially removed the reason for the
extension of the Conservation Area. This site is now occupied by the Courts
Store, constructed in 2001. Additionally, a number of important listed
buildings are located along Wincheap itself.

3.12 The two areas are in contrast to each other, and while appraisal of the
Wincheap Estate is necessary to identify its current failings and future
opportunities, it is the study of traditional Wincheap as a character area
that will inform the pattern of new development, landscape and activity on
the estate.

CONTEXT APPRAISAL
3.11 Wincheap has two distinct areas as defined for the purposes of this
assessment in Figure 3.9:
• The traditional urban street and associated buildings and spaces; and
• The existing industrial estate and retail parks.

Fig.3.9

Fig.3.13

Fig.3.14

Fig.3.11

Fig.3.12

Fig.3.10

Fig.3.16

Fig.3.15
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3.17 In contrast, the south-eastern side of the street is punctuated by entrances
to residential streets at regular intervals. These residential streets begin
with a tight urban grain closest to Wincheap, consisting of attractive
terraced houses lining the streets. The character soon gives way to a more
suburban and looser arrangement of buildings.

WINCHEAP DRAFT DEVELOPMENT BRIEF

3.16 The north-west façade is generally more strongly articulated, with
numerous chimneys, gables, hips and dormers punctuating the skyline.
Footpaths and alleyways towards the estate and the Great Stour valley are
a characteristic of this side of the street, creating narrow gaps in the terrace
of buildings.

3.15 A few exceptions create gaps in the strong façade of the street – these
include the play area and park on the south-eastern side of the street, and
the petrol station on the north-western side.
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Fig.3.21

Fig.3.22

Fig.3.19

Fig.3.20

Fig.3.18

Fig.3.17
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3.21 Wincheap contains a high proportion of fair-face brick buildings, and stucco
and painted buildings are also common. Roofing materials are predominantly
clay tile, but with significant quantities of slate and modern materials
interspersed. The general character is one of variety and articulation, in
material terms as well as the form and rhythm of buildings and roofscape.

3.20 A favourable characteristic of Wincheap, and Canterbury in general is the
use of walls to continue the enclosure and definition of the street where
gaps between buildings occur. An obvious example is the attractive brick
boundary wall of the burial ground. Various other examples are evident
along Wincheap itself and on the residential streets. The walls become a
positive feature of the streetscape, as they are high quality materials, not
too long, and are always adjacent to or opposite an active frontage.

3.19 Wincheap is predominantly an urban street, devoid of trees. The main
groups of trees occur at the playground on the south-eastern side of the
street, and the Non-Conformist Burial Ground. These “green lungs” add
value to the street even if they cause breaks in the strong building frontage.
The low wall and railings to the children’s playground give it a sense of
enclosure, and the attractive trees in the playground have a positive impact
on the general streetscape.

3.18 These residential streets provide useful clues to the streetscape of the more
low-rise family housing in the Wincheap Regeneration Zone. The houses
are arranged in continuous terraces, with front doors onto the street and
parking on one side of the street. The streets enjoy a good sense of
enclosure without compromising privacy between homes. In some streets,
subtle changes in direction give them a certain intimacy and an element of
surprise as vistas are revealed.

Fig.3.25

Fig.3.26

Fig.3.23

Fig.3.24

Fig.3.28

Fig.3.27
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3.24 There is no sense of enclosure to the street, as buildings are generally set
back from the street, relying on advertising boards rather than prominent
building facades to attract customers. This lack of building frontage and
enclosure means that there is little definition between public and private
space, resulting in no hierarchy between service spaces, parking and the
public realm. This unattractive environment is not inviting for pedestrians,
and does not feel safe.

WINCHEAP DRAFT DEVELOPMENT BRIEF

3.23 The Wincheap Estate, with its homogenous mostly single storey
development, offers minimal variety in form or scale. Over such a large area
this makes the estate quite illegible, helped only by the orthogonal grid of
streets. The architecture of the buildings and townscape of the area are
generally poor, which together with a lack of landscaping, render a grey and
uninspiring environment. There is a reliance on advertising clutter to draw
attention to buildings. In contrast to the neighbouring Wincheap Character
Area buildings, there is very little architectural modulation or articulation of
the estate buildings. Buildings are generally large freestanding pavilions
with flat or slightly pitched roofs, resulting in a bland and uneventful
roofscape and no continuity of frontage.

URBAN GRAIN
3.22 The existing urban grain of buildings and spaces within the Wincheap
Estate is defined by the 80m grid of parallel streets and is illustrated within
Figure 3.23. Although efficient in terms of access to industrial and retail
properties, this grid is out of scale with both the historic grid of medieval
streets within the city core and the softer suburban geometries within
Martyr Fields. The disparity between the size and relationship of buildings
and spaces on the estate compared with the traditional urban pattern of the
rest of Wincheap is very clear.
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Fig.3.29
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3.28 Wincheap does not provide an attractive cycling route because of the
interaction with motor vehicles and pedestrians. Work is underway to
create a new cycle route through a tunnel beneath the railway line linking
towards the new residential development north east of the Wincheap
Estate and thence to a cycle route to the City Centre. The only alternative
route for cyclists accessing the City Centre is to negotiate the busy
Wincheap Green roundabout.

3.27 Historically there were a number of pedestrian links from Wincheap into the
pasture and to the river, e.g. Coopers Lane and Spring Gardens. These
routes still exist but are not well maintained and are not a legible part of a
movement network within the estate. Some of these routes are attractive
and characterful in places, if not immediately obvious, and this has a certain
local charm that is beneficial to the Wincheap Estate and its future
development. In other cases, ‘gaps’ in the Wincheap frontage, while
appearing to be obvious and legible connections through to the estate, are
in fact private property through which pedestrian access is prohibited.

3.26 The estate has footways and crossing facilities typical of a busy urban
highway. The ring road (Rheims Way) forms a particular barrier to
pedestrian movement between the estate, and the surrounding area, and
the City centre. No surface level crossing facilities are provided at the
Wincheap Green junction. A pedestrian subway exists which, although
reasonably well maintained, has many blind corners and is unattractive to
users. Those not wishing to use the subway are able to use a pedestrian
over-bridge from Canterbury East station towards the City Centre. A limited
number of crossing facilities are provided along the length of Wincheap.

ACCESS AND MOVEMENT
3.25 The existing movement network is illustrated in Figure 3.29. Movement
within the existing Wincheap Estate is predominantly by motor vehicles.
The existing layout has wide carriageways with car parking and servicing
areas in front of buildings. People view the Wincheap Estate as car
dominated and tend to drive to it for services or to make purchases. There is
very little active provision for pedestrian or cycle use within the estate and
there are few, if, any, facilities for secure parking of cycles for the users of the
existing premises. This contributes to the surrounding low level of individual
activity outside the buildings with little sense of place in the public realm.

Proposed Cycle Route 2003

Existing Cycle Route

Pedestrian Routes

Vehicular Routes

Bus Routes

Park & Ride Route

3.30 Canterbury East station is approximately 10 minutes walk from the
Wincheap Estate. This offers services to Dover Priory and to London via
Faversham with approximately 30 minute frequencies. Canterbury West
station is approximately 20 minutes walk from the site. From that station
faster services to London are available and it will provide a link to Channel
Tunnel Rail Link (CTRL) domestic services in 2009.

3.29 The Park and Ride bus route between Wincheap Park and Ride and the City
Centre runs through the Wincheap Estate but there are no facilities for
users along that route. Through traffic has also been allowed to use the
estate linking Ten Perch Road with Wincheap, close to the railway bridge
via the estate roads. This may have contributed to congestion in peak hours
and increased car dominance in the area. Service buses run on Wincheap
at a combination of hourly and half hourly frequencies during parts of the
day. The estate is within convenient walking distance (within 400 metres
of these bus routes on Wincheap).

Fig.3.30
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3.34 The layout and arrangement of the buildings and spaces invite very little
interaction between visitors and occupants as most of the buildings are set
back from the road.

EXISTING USES
3.33 Uses on the Wincheap Estate include a mix of industrial, commercial and
retail uses forming an established retail hub on the west side of the estate,
and industrial, office, trade counters and other retail uses towards the east of
the estate. While there is a mix of activities within the Regeneration Zone
from large scale retail to warehousing to small offices, there is very little
residential and community use. However, along Wincheap itself, there is a
mix of residential and commercial uses and to the north east of the Wincheap
Estate a new housing development lies within the Regeneration Zone. There
is currently no formal evening activity within the Regeneration Zone.

WINCHEAP DRAFT DEVELOPMENT BRIEF

3.32 Park and Ride services were in the past provided with a priority route to
avoid this congestion using a bus gate into the Wincheap Estate from where
they could approach the head of the queue towards the City Centre. This
gate has been taken out of operation permanently to allow all traffic to use
the Wincheap Estate as well as the A28 Wincheap to access the City
Centre. It is apparent that significant congestion now also occurs during the
peak periods in the Wincheap Estate itself.

3.31 The A28 forms the principal access to Canterbury from the south west and
the link from the A2 (for traffic from the south east) and the City Centre.
It is very heavily congested during peak hours. Congestion on the ring road
in the evening peak may be attributed to queues tailing back from Wincheap.

Fig.3.31
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Fig.3.32
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3.40 Any application for development must be accompanied by a full visual
assessment of the impact of the development on the views of the estate
and the city from the surrounding countryside.

3.39 The slow rise in ground level up towards Wincheap means that the backs of
properties along the north-west side of Wincheap form a consistent
backdrop to the Wincheap Estate. These properties, although belonging to
the Wincheap character area, are very much part of the interface with the
estate, and the general attractiveness of their rear elevations is an attribute.

3.38 Views of the cathedral from the Regeneration Zone are accidental rather
than planned (see Figure 3.33), and the building arrangement does little to
frame or celebrate the views. Apart from glimpses of green beyond the
existing buildings, there are no formal visual links to the Great Stour Valley.
The gasometer and vegetated railway embankment are strong landmarks to
the north and aid way-finding within the Wincheap Estate.

3.37 Views along the flood plain from the southwest are restricted by the
topography of the North Downs and dense vegetation around the gravel
pits. Views to the city open up as the A28 Ashford road crosses the Great
Stour River and moves towards Thanington, allowing intermittent glimpses
of the Cathedral.

3.36 Train commuters travelling to Canterbury East can appreciate the entire
Regeneration Zone from the north from a raised vantage point and motorists
along the A2 travelling south also catch a view of the site from the west
towards the Cathedral from a raised vantage point. Existing roof tops
including Staples may be glimpsed intermittently from the surrounding road
network as the land rises. Figure C illustrates the view of the site from the
north west. The existing structural tree line during the winter reveals a
discernible building profile. During the summer these buildings will be
barely visible. The view from the road junction south west of the site is
illustrated in Figure L.

EXISTING VIEWS
3.35 Long views from the surrounding landscape into the Wincheap
Regeneration Zone from the north west are obstructed by the natural
topography of the North Downs, the vegetated embankment in the flood
plain and the A2 trunk road (see Figure 3.32). Views from the north east are
obscured by the railway embankment and from the south east by the strong,
continuous building facade along Wincheap.

Fig.3.33
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Fig.B

Fig.G

Fig.C

Fig.H

Fig.L

Fig.K

Fig.I

Fig.J

WINCHEAP DRAFT DEVELOPMENT BRIEF

CANTERBURY

|

DECEMBER 2007

18

ITS CONTEXT

THE SITE AND

03

ITS CONTEXT

THE SITE AND

03

CANTERBURY

|

DECEMBER 2007

3.44 The broad character of the river corridor is affected by the level alluvial
floodplain, which is waterlogged, and so traditionally managed for grazing,
arable crops and settlements are unsuitable to the terrain. The meadows
around Canterbury were noted in the Domesday Survey of 1086 and the
landscape remained largely unchanged until the advent of railway

3.42 The Canterbury Landscape Appraisal (November 1998) identifies 8
Character Areas that directly relate to the City of Canterbury. They includes
the Stour Valley (Wincheap and Thanington) Character Area, which
recognises that the Stour Valley is an important link between the City and
the countryside.

19 WINCHEAP DRAFT DEVELOPMENT BRIEF

3.43 The Stour rises on Wealden Clay as streams south and west of Ashford,
combining to become the Great Stour River, which passes north through a
gap in the North Downs. At this point the river becomes a “chalk stream”
with a particular character and ecological value as ground water from the
downs regulates river temperatures. The Great Stour Valley falls into
several county landscape character areas as described in the Kent
Landscape Characterisation Study 2001.

Fig.3.36

LANDSCAPE CONTEXT
3.41 The Wincheap Regeneration Zone is located on the edge of the Great Stour
floodplain upstream from Canterbury City Centre. The land to the north of
the site is mainly unmanaged, former wet meadows along the Great Stour
River and is part of the Whitehall Meadows Area of High Landscape Value
(AHLV) providing the setting for the City from the south. The Kent Downs
area of Outstanding Natural Beauty (AONB) lies to the south with views
towards the City.

Fig.3.34

Fig.3.35

infrastructure in the 19th Century. Further change in the 20th Century was as
a result of gravel extraction, modern agricultural techniques and the growth
of the city, which together have destroyed much of the historic landscape.

3.47 The river is an important link between the City and countryside and
historically has been an important transport route. Today it is crossed by the
A2, and its course is followed by the A28 from Ashford, the Ashford to
Canterbury railway lines and the Faversham to Canterbury railway line. The
Ashford to Canterbury railway and the disused Elham Valley railway both
cross the valley floor on embankment which becomes a significant feature
in the valley floor subdividing the area, restricting and enclosing views.

3.46 A key consideration in protecting the landscape setting of this historic City
is the prime landmark of the Bell Harry Tower of the Cathedral. Jacobs
Babtie produced a zone of visual influence map of the tower as a means of
recommending a boundary for the area of high landscape value as part of
the review of the Local Plan in December 2005. The Wincheap Estate and
adjacent floodplain falls within this zone.

LANDSCAPE CHARACTER AREA
3.45 The Wincheap and Thanington section of the Great Stour Valley as referred to
above is recognised as a highly sensitive landscape and is sensitive to new
features. Because this sensitivity has not been respected in the past the
general quality of place has deteriorated. It is constrained and linear with land
rising either side, following the river floodplain south west of the City. It is
flanked by the North Kent Fruit Belt and East Kent Arable county landscape
types that are in turn framed by the Mid Kent Downs and the East Kent Downs.

Fig.3.37

Fig.3.38

RIVERINE SETTING
3.49 The City Council has prepared a Riverside Strategy (September 2003) to
safeguard the open space north of the Wincheap Estate which is to be part
of a green corridor passing through the City with safe, accessible pedestrian
and cycle routes next to the river forming part of the wider Great Stour River
Valley. In particular, it states the intention to protect the Great Stour River
corridors in the City from development, noting allocations of land adjacent
to the river for open space and a footpath.

3.48 Former gravel workings at Thanington have left a legacy of large water
bodies and mature wetland vegetation. Around Wincheap, the valley feels
enclosed and has a suburban fringe character of recreation grounds,
allotments and dominant commercial buildings and the large gasometer
located on the Wincheap Estate. The special qualities of the floodplain are
a network of drainage ditches and meadows with clusters of light foliaged
poplars and willows.

Fig.3.39
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TOPOGRAPHY
3.54 The basic site topography is shown below in Figure 3.42. This illustrates the
fairly steady natural gradient from Wincheap down to the river with a drop
of 7 metres. The built-up levels north of Maynard Road create an almost flat
area to the bund on the edge of the floodplain. It also highlights the fact that
the railway embankment is very prominent in that it obstructs views
between the site and the City. Site sections set out in Figure 3.43.

3.53 A preliminary ecological survey of the site has been undertaken by WSP in
October 2007 and presents the findings of an environmental baseline study
of ecology and natural habitats present in the Wincheap Regeneration
Zone. The report comprises two phases: a desk study consultation exercise
and an extended Phase 1 Habitat survey following the methods prescribed
by the Joint Nature Conservation Committee. The broad findings of this
initial study are set out at paragraph 4.68 below.

3.52 Part of the Wincheap Regeneration Zone comprises semi-natural habitat in
the form of Whitehall Meadows Local Nature Reserve and Local Wildlife
Site and the Great Stour River, Ashford to Fordwich Local Wildlife Site,
which acts as a corridor for the movement of wildlife. Within 2 km of the
Regeneration Zone are the Larkey Valley Wood Site of Scientific Interest,
Bus Company Island Local Nature Reserve and St Augustine’s Abbey Local
Wildlife Site.

WINCHEAP DRAFT DEVELOPMENT BRIEF

ECOLOGICAL SETTING
3.51 The Wincheap Regeneration Zone lies between residential and industrial
urban areas, and the river floodplain. The residential areas with gardens
provide habitats that can be contiguous with or form major habitat mosaics
that link larger habitats in the area. The river and its floodplain is a major
wildlife habitat that runs through the City.

3.50 There are four key riverside policies:
• A co-ordinated system of linked open spaces will be created between
Milton Bridge and Fordwich Bridge;
• A hierarchy of access routes will be created including long distance
walks, town centre footpath links, riverside paths and cycle routes;
• Recreational use of the river for boating will be linked to the provision
of launching ramps;
• The wildlife interest and biodiversity of the river will be safeguarded
and enhanced.
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The following section provides detailed background information and
analysis in respect of the Wincheap Regeneration Zone, considering the
regeneration benefits, the wider impact on the City Centre and an
appreciation of policy and environmental constraints relevant to the
Regeneration Zone as well as an appreciation of sustainability objectives.

The study will assess such issues as retail impact on the City Centre, transport
impacts on the local and wider transport networks, and the impact of the
proposed housing development on housing land supply within Canterbury.

4.9

Housing
4.13 Local Plan Policy TC15 recognises that housing would be an appropriate use
within the Regeneration Zone and therefore any redevelopment proposals
should include additional residential development.

LAND USE CONTEXT
4.12 The following section sets out an assessment of the land uses that the
Council considers are appropriate as part of a comprehensive development
of the Wincheap Regeneration Zone. This list is not exhaustive and other
appropriate and acceptable uses may come forward as part of the mix.

CONTEXTUAL INTERPRETATION OF POLICY CONSTRAINTS
4.11 There are a number of policy and environmental constraints within the
Wincheap Regeneration Zone which may impact upon future development
proposals and which must therefore be considered in the preparation of a
planning application.

4.10 It is expected that the study should commence early in 2008 and therefore
any detrimental impacts identified should be addressed and incorporated
into the Development Brief during the formal consultation period before it is
finalised in Spring 2008.

4.15 A blend of housing types and styles is encouraged, including 1, 2, 3 and 4
bedroom units subject to market demand, identified local need and the
development of a mixed and sustainable community. The findings of the
East Kent Housing Market Assessment currently being carried out on behalf
of the Council, will feed into these considerations.

However, the proposals for the Wincheap Regeneration Zone will need to
be considered in the context of the City of Canterbury as a whole. It is
intended that Canterbury City Council will commission an independent
impact study in order to assess the wider implications of the proposals on
the City Centre.

4.8

4.18 Housing provision is supported as part of a mixed use scheme for the
Wincheap Regeneration Zone under Local Plan policies TC15 and H4. The
Council will give significant weight to housing regeneration objectives and
housing supply in determining planning applications for comprehensive
mixed use proposals for the redevelopment of the Wincheap Regeneration
Zone where it forms part of a comprehensive mixed use scheme.

4.17 The level of residential development within the scheme should be
determined by delivery of the regeneration objectives for the area with
successful delivery providing housing choice within the area in order to
meet the needs and changing demands of current and potential residents.
Housing development is likely to provide most of the financial value to drive
regeneration delivery in the area and will provide overall economic and
social benefits to the area as a whole.

4.16 The provision of affordable housing should be assessed against Local Plan
Policy H4 targeting up to 35% of housing provided by any scheme, and the
Council’s SPD on Development Contributions, of which the target mix should
be 20% social rented and 15% intermediate cost. Provision of affordable
housing should however be subject to viability of the development scheme
and considered alongside other regeneration benefits. Any affordable
housing should be dispersed throughout the development, reflecting the
overall development and local housing need as required through the
Council’s SPD on Development Contributions.

4.14 The proposed location of the residential units is towards the eastern end of
the site. It would be possible to achieve up to 1300 units dependent on
density, size and mix of housing types in accordance with national and
regional guidance and Local Plan Policy H4, which sets out the requirements
for housing provision allocated or identified for the Regeneration Zones.

ASSESSMENT OF THE IMPACT OF THE DEVELOPMENT ON THE
CITY CENTRE
4.7 The redevelopment of the Wincheap Regeneration Zone will bring
about substantial regeneration and environmental benefits to this area
of Canterbury.

DECEMBER 2007

Comprehensive proposals for the redevelopment of the Wincheap
Regeneration Zone would vastly improve this prominent gateway into
Canterbury, enhancing the image of the City and the District as a whole.

4.6

|

The mix of uses set out in this Development Brief will provide a catalyst for
the regeneration of the area, through greatly improved transport provision
and associated environmental benefits and the creation of a new
community with a variety of community uses and facilities, business and
employment opportunities.

4.5

CANTERBURY

Recent research has been undertaken on behalf of Canterbury City Council
to look at demographic information relating to Wincheap. This looked at a
number of issues, including employment sectors, unemployment, crime,
ethnicity and health. The research concluded that the Wincheap ward is
within the 30th/40th percentile in terms of the most deprived wards in
the country.

4.4
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Regeneration Zones have been allocated because of their significant
potential to improve the quality of life, built environment and economic
prospects of the districts residents, visitors and workers. In the Council’s
view, these areas perform poorly at the moment, in terms of their potential
to contribute to the regeneration of the City. These particular areas need
physical improvements to the built environment to enable urban renaissance
through economic, design, social and environmental improvements.

4.3

REGENERATION BENEFITS
4.2 Regeneration Zones have been allocated around Canterbury where the City
Council considers that these areas are under performing in terms of their
uses, the physical environment and their contribution to the attractiveness
of the City. The zones have been identified in the Local Plan to give a clear
indication of the strategy the City Council wishes to follow within these
specific areas.

4.1

4. The Development Framework

4.25 Creating such an environment could be achieved through the development
of restaurants, cafes and other leisure related uses such as theatres,
community centres or arts centres to sit alongside other potential activities

Leisure
4.24 Leisure, entertainment, eating and drinking are important components in
delivering a vibrant, inviting, mixed use redevelopment of the Wincheap
Regeneration Zone. Equally, the introduction of such uses will assist in
encouraging activity beyond conventional business hours in appropriate
locations, promoting a safe and pleasant environment.

4.23 Existing retail floorspace is subject to a number of restrictions on use. As such
some retail units are restricted to bulky goods, while others are available for core
comparison goods, such as clothes or food. Re-provision of retail floorspace
needs to respond to existing use restrictions, as well as total floorspace.

4.22 Any planning application put forward for the retail component as part of a
mixed use scheme in accordance with Policy TC15, will need to include a
retail impact assessment, addressing the redevelopment of the retail uses
in this location of the Wincheap Regeneration Zone and the availability and
impact on other alternative sites within the City, including first the City
Centre, second, the edge of centre and then the designated retail nodes in
accordance with Policy TC17 of the Local Plan.

4.21 Redevelopment proposals should include the re-provision of the existing
retail floorspace in a consolidated layout within the Regeneration Zone, as
part of a comprehensive mixed use scheme comprising a number of
complementary uses. It is not the intention that the overall retail floorspace
will be increased, but that proposals should provide a qualitative
improvement in a large retail format.

4.20 The western end of the Regeneration Zone currently acts as an established
retail area and it is anticipated that this area should form a new “retail and
leisure destination”.

Retail
4.19 Canterbury City Council supports retail as an appropriate use within the
Regeneration Zone. This is further supported through the identification of
Wincheap as a retail node within the Local Plan under Policy TC17. More
specifically, paragraph 4.66 of the Local Plan acknowledges that the City
Council will permit the provision of retail development if it forms part of a
comprehensive development of the Regeneration Zone.
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4.37 Therefore, new community facilities should be provided as part of the
proposals which would contribute to the regeneration of the area and
provide additional employment as well as community and social benefits.

Community Facilities and Local Retail
4.36 A range of community facilities to support the additional housing
development should be incorporated within any proposals coming forward
for the Regeneration Zone, in accordance with National Policy, particularly
PPS1 – Delivering Sustainable Development, and Local Policy, which seeks
to provide continual investment in community facilities. Preferred facilities
identified through the consultation process to date include a possible new
health facility, a market, new community hall, cafes and local independent
shops.

4.35 The retention and relocation of any existing occupiers not included within
the proposals will be an important part of any development strategy coming
forward for the Regeneration Zone and is set out in further detail in section 6.

4.34 Development proposals should provide for a mix of employment generating
uses including offices, and other commercial uses within the region of
15,000 sq m of business floorspace across the Regeneration Zone.

4.33 Therefore provision should be made within any proposals coming forward
for the site to accommodate new, and where possible, existing businesses
as part of the mix of uses in order to regenerate the area through
the provision of new jobs and employment and improved access to services
and facilities.

Commercial
4.32 Although the Wincheap Estate has evolved from an industrial estate to its
current mix of uses, Local Plan Policy TC15 sets out that further business
use would be appropriate as part of a mixed use approach for the whole
Regeneration Zone. The Council is keen for any proposals coming forward
for the Regeneration Zone to include business uses within the mix of
development.
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4.31 Additionally, any new housing development proposed for the Wincheap
Regeneration Zone should make provision for outdoor playing space in
accordance with Local Plan Policy C28. This should be secured through the
use of legal agreements.

Open Space
4.30 Open spaces and leisure facilities provide opportunities for a range of
formal and informal leisure and social interaction. The presence and
promotion of these attractive spaces provides prospective developers with
the opportunity to enhance the value of individual sites through providing
for the leisure needs of existing and future residents and workers. This
should include formal and informal open spaces, including a new
“Wincheap Square” and other such spaces.

4.29 Therefore, building upon the uses being promoted in the Wincheap
Regeneration Zone, and the potential opportunities to capitalise upon
Canterbury’s attraction as a major tourist location, the provision of new
hotel accommodation would be a suitable use within the Wincheap
Regeneration Zone.

Hotel
4.28 It is the City and County Council’s view that the District’s tourism industry
would benefit from more hotels in the District. To facilitate the provision of
new hotels, the Local Plan encourages a number of possible hotel sites in
Canterbury through the allocation of the Regeneration Zones.

4.26 The consultation process to date has identified a number of leisure uses
which could be incorporated into the proposals for the Regeneration Zone
as part of the mix of uses, including a new community theatre, evening
entertainment and facilities for the young and elderly.
4.27 It will also be important to harness market interest in a positive manner
with a strong emphasis on urban design and architecture and the delivery
of an appropriate critical mass of leisure based accommodation in
appropriate locations within the Wincheap Regeneration Zone.

and uses such as commercial, retail and residential development.
Additionally, it may be appropriate to include temporary leisure uses,
including street markets and seasonal events.

THE
DEVELOPMENT
FRAMEWORK

04

THE
DEVELOPMENT
FRAMEWORK

04

23 WINCHEAP DRAFT DEVELOPMENT BRIEF

CANTERBURY

|

4.43 Some initial testing of the deliverability of these concepts has proved
positive. However, this is very much work in progress and it would be
necessary for further studies to be carried out in parallel with the Council’s
consultation work and be submitted alongside any planning application.
Additionally, any application must be accompanied by a full Transport
Assessment in accordance with current policy.

4.42 In order to deliver the Council’s strategic aims for the Regeneration Zone, any
proposed development must permit the creation of a replacement vehicular
link into the City from the southwest, to facilitate the development and
provide relief to the existing Wincheap. Such a route would permit an
appropriate level of accessibility to the development, links to the new slip
roads and provide a new and appropriately designed entry point to the City
from the south west. This would replace the existing route through Wincheap
and reduce traffic flows on the existing route to those needing local access.

4.41 The Council recognises that the extent of highway improvements which could
be delivered as part of the redevelopment of the Wincheap Regeneration
Zone, will not provide a solution to all of the congestion issues in south west
Canterbury. Indeed, it would be inappropriate to do so, as that would simply
draw additional traffic onto the local highway network, thereby exacerbating
problems in adjacent areas. It is important however to deliver sustainable
transport solutions for areas which are under critical pressure, whilst
ensuring that there are minimal disbenefits elsewhere. These solutions can
also provide opportunities for mode switch to reduce reliance on driver only
car journeys. Any proposals coming forward must therefore address the
requirements for travel by public transport, cycling and walking as well as by
motor vehicle.

TRANSPORT AND ACCESSIBILITY
4.40 The transport strategy for the Wincheap Regeneration Zone should be
consistent with the Council’s overall Transport Action Plan for the district,
titled “Unlocking the Gridlock”. A key element of this Action Plan is the
construction of slip roads at the City’s three A2 junctions. An improved A2
junction at the Wincheap Regeneration Zone will help to redistribute traffic
and make available highway capacity to deliver important sustainable
transport measures, including better public transport and improved facilities
for cyclists and pedestrians. The strategy also calls for measures to provide
relief to Wincheap (A28) so that environmental improvements might be
introduced.
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4.40 In terms of parking across the Regeneration Zone, a parking ratio in
accordance with Local Plan parking standards should be sought (less than
1.5 spaces per residential dwelling). Opportunities for reducing this ratio
through travel plans and sufficient public transport provision should be
encouraged. Specific proposals for parking provision for the retail and
commercial elements of any scheme coming forward should also be in
accordance with the Local Plan parking standards.

Parking
4.38 Any proposals coming forward for the Regeneration Zone would need to
include the re-provision of the Park and Ride facility on a convenient site
within the development, at the existing capacity. Studies should also be
carried out to determine the potential to increase the number of spaces to
provide an alternative to a fourth Park and Ride located at Harbledown.
These studies would need to consider transport, operational, planning,
visual and cost considerations.

Highways
4.46 The key highway requirement for any development proposals is the creation
of a new, diverted, A28 through the site. This could link to the existing A28
immediately north east of the A2 by means of a signalised gyratory junction.
The proposed off bound slip from the A2 north could link directly into this
junction. The road could then follow the approximate alignment of Ten Perch
Road, before turning north-east to form a spine through the site and linking to
a gyratory junction with Rheims Way, incorporating a new road bridge
beneath the railway line, and Wincheap. The junction with Rheims Way
would incorporate surface level pedestrian crossing and cycle crossings.
Construction of this road could be carried out in stages to suit the phasing of
the development progress and assessed transport demands.

4.45 Development proposals should allow the historic axis of Wincheap to be
redefined as a fine street for both people and local traffic. A restriction in
traffic flows to local access only and public transport would allow for an
increase in the width of pavements and landscaping which will improve the
setting of the existing historic properties along Wincheap and promote
regeneration and links between Martyrs Fields, the Wincheap Regeneration
Zone and the City Centre. It would also facilitate linkages between
developments to the south of the Regeneration Zone and the open riverside
space. The redefinition of Wincheap as a local traffic route would encourage
its use as a cycling and walking route by existing and new residents alike.

4.44 The key transport objective for the regeneration of the Wincheap
Regeneration Zone is to create a development where day to day facilities are
conveniently accessible by foot, cycle and public transport such that there is
a substantial reduction in demand for car travel. The location of the
residential elements of any scheme should be within easy walking distance
of local schools, retail facilities, rail station and the City Centre. Proposals
must recognise and address the need for improved linkages across the ring
road (Rheims Way) at Wincheap Green to create attractive walking and
cycling routes between the Wincheap Regeneration Zone and the City Centre.

4.51 Preliminary assessments suggest that a signalised gyratory junction of the
new spine road with Rheims Way (at St Andrew’s Close) and Wincheap
could operate satisfactorily. It could provide a surface level pedestrian and
cycle crossing of Rheims Way. These assessments also suggest that a
signalised gyratory junction of the A28, the A2 slips and the new spine road
could be an appropriate solution. Further studies would be required to verify
this solution.

4.50 Highway access to the residential units will be generally by means of
shared surfaces accessed from the main spine road. These shared surfaces
will be pedestrian dominated. Vehicle speeds will be very low and casual
parking facilities will be provided for residents.

4.49 In order to achieve this, the road, as it passes through the residential and
commercial core should contain convenient pedestrian and cycle crossing
facilities, whether controlled by signals or uncontrolled, to ensure that
severance does not occur. Footways should be provided on each side of the
road. On street parking should be provided close to residential and
commercial premises for short term visitors.

4.48 The A28 between Ashford and Canterbury is designated an inter-urban
primary route, reflecting its role as a traffic artery. Whilst it will be important
that the development spine road is designed to manage these through traffic
flows appropriately, a design that places priority on catering for through
traffic would repeat many of the environmental problems currently
experienced through Wincheap and would not contribute to creating a new
sense of place and regeneration. Instead, a mixed priority route should be
explored with the Highways Authority.

4.47 The new spine road is likely to be a single carriageway, generally with one
lane in each direction through the site, although an additional lane may be
needed locally to accommodate turning or queuing traffic. The opportunity
exists to provide a city bound bus lane on substantial portions of the route.
This together with measures at junctions could ensure priority for park and
ride buses.
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4.62 Any housing proposed for the eastern half of the site would extend to the
existing earth bund along the floodplain. The bund would be removed to
compensate for floodplain volume lost to embankment extensions for the
development in the western half of the Regeneration Zone. The housing
would continue to be protected by slightly raising some ground levels north
of Maynard Road. The new ground levels would ensure a dry means of
escape to the higher ground to the south via the site’s eastern end and
ground floors should be set at least 600mm above the 1 in 100 flood level.

4.61Development on the site would need to meet the requirements and
recommendations of Planning Policy Statement 25 (PPS25), implementation of
which is overseen by the Environment Agency (EA). Key requirements to
be met are:
• The scheme must not exacerbate flooding upstream or downstream;
• New buildings must not be at risk from the 1 in 100 year flood plus a
20% allowance for climate change, and residents must have a dry
means of escape;
• Any loss of the 1 in 100 + 20% floodplain volume must be replaced or
compensated for.

ENVIRONMENTAL CONSIDERATIONS
Flood Plain
4.60 The Wincheap Regeneration Zone is located beside the floodplain of the
Great Stour River, as it flows eastwards towards Canterbury. It is not at risk
from the “1 in 100 year” flood, which would extend to the bunds and
embankments along the edge of the floodplain.

4.59 In addition to a new signalised pedestrian/cycle crossing of the ring road at
Wincheap Green, pedestrian crossing facilities should be provided at other
signal controlled junctions within the development.

Pedestrian Movement
4.58 New residents should be within easy walking distance of the local facilities
within the Regeneration Zone, existing schools, Canterbury East railway
station and the City Centre. The design of the development should be
permeable to create attractive linkages with the existing Wincheap. These
routes will be available to the existing residents to gain access to the
development and riverside open spaces.

4.56 The development should contain secure cycle stores etc, and racks to make
cycling as attractive as possible.
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4.56 Development proposals should include an at grade crossing of the ring road
(Rheims Way) at Wincheap Green to replace the current unattractive
pedestrian subway. The existing facility is unattractive to users and
inconvenient. The new facility would provide a signalised crossing for cyclists
and pedestrians to improve the accessibility of the City Centre from the south
west. This would form an important commuter route for residents of the new
development, and areas to the south, employed within the City core.

4.55 New residential areas should be designed to be very permeable to cyclists
and pedestrians allowing routes to be developed between the Regeneration
Zone and the City core. These routes could link to the route which is being
developed through the “Horse and Goat” tunnel to the riverside cycle
corridor. This would provide an attractive recreational route. Alternatively,
cyclists could gain access using Wincheap and the surface level crossing of
Rheims Way at Wincheap Green.

Cyclists
4.54 Any development must be designed to provide an environment which is very
cycle friendly, both for new residents and existing users. The removal of
traffic from the existing Wincheap would create a much more attractive and
safe route for cyclists. This might form a route to the City centre for existing
residents of to the south of Wincheap and new residents.

4.53 Access to the rail services at Canterbury East would be convenient for
residents of the development, and visitors, as a consequence of improved
pedestrian and cycle links to the station. These facilities may also increase
the attractiveness for existing residents of the area.

Public Transport Strategy
4.52 Any development proposals must ensure that both Park and Ride and
service buses are given priority over other traffic so that bus journeys may
be quick and reliable. Service buses might remain on Wincheap which
would carry only local traffic. They could serve both the existing community
and the new development where walk distances to bus stops will be less
than 400 metres. Park and Ride buses could run outbound on Wincheap and
return to the City centre via the new spine road. It would be expected that
bus lanes and other priority measures should be provided on this route. Bus
lanes and other priority measures may also be created within any improved
junction at Wincheap Green. In this way it would be possible to offer public
transport routes which would suffer a minimum of delay.
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4.67 Any ecological mitigation and management strategy needs to be intimately
linked to the landscape design for both the meadows and the built areas,
taking into account historical landscape characterisation, the need to adapt
to climate change, and the maintenance of the current landscape character
of the area.

4.66 It is considered that the landscape surrounding the Wincheap Regeneration
Zone needs to be restored with the restoration of quality views to the
Cathedral by mitigating the visual impact of built up areas and protection
from further intrusion and the softening of the impact of the new
development by using local species.

Landscape
4.65 An initial landscape and visual assessment has assessed the importance of
the landscape character of the study area and has identified the approach
that should be carried out in this sensitive area.

Archaeology
4.64 An initial desk-based archaeological study indicates that although there are
a number of important buildings and structures located on Wincheap itself,
which should be respected and preserved as part of any development, the
Regeneration Zone as a whole has to date, yielded little archaeological
evidence which might cause any potential issues for redevelopment
proposals. The Council will nevertheless expect a watching brief to be
carried out and possible evaluation of previously undisturbed areas.

4.63 The EA has already been consulted to enable the flood modelling and
preparation of a flood risk assessment. Future consultation with the EA will
be required centred on the following points:
• The Council will apply the Sequential Test (PPS25) to the development.
As parts of the site will lie in Flood Zones 2 or 3, then the exception test
must be satisfied. Three main requirements must be met regarding the
site’s sustainability, use of previously developed land (the site is
previously developed) and exposure to minimal flood risk;
• The EA’s satisfaction with the hydraulic modelling undertaken to date
must be sought, and the need for any further modelling will be
identified;
• Acceptability of the preliminary Flood Risk Assessment and
identification of further issues must be addressed.

4.76 The surface water drainage system should use the three existing outfalls.
The central outfall is to a ditch that drains to the Great Stour River, the other
two outfalls, one at each end of the site, discharge directly into the river.

4.70 An arboricultural survey will be required, along with identification of any
Tree Preservation Orders (TPO’s) on the site. The general recommendation is
to retain all existing trees, however, in the context of such a large
development, it may be appropriate to plant new trees for the future.

4.73 The site setting is considered to be of moderate/high sensitivity, due to the
presence of an unprotected major aquifer beneath the Regeneration Zone,
the presence of the Groundwater Source Protection Zones in place on site
and the close proximity of the Great Stour River. Design and construction
works will need to take account of these risks and issues to minimize
pollution and risk to workers and the site’s eventual users and occupiers.

4.72 Potentially contaminative activities that have been carried out on or near
the site include general works and industrial use, gas works, and
engineering works. A former railway crossed the Regeneration Zone on an
embankment and a landfill is also located adjacent to the west of the
Regeneration Zone.

Contamination
4.71 The main issues result from the current and historical industrial use of the site
along with the site’s location within an environmentally sensitive area comprising
a major aquifer, Groundwater Source Protection Zone and the river.

4.75 The proposed foul drainage should utilise the existing public foul sewer
connection off site located in the north eastern corner of the site. Southern
Water is currently confirming whether there is sufficient capacity within
their sewerage capacity system to accommodate the additional
development flows. If there is insufficient capacity then an application will
need to be submitted to Southern Water to requisition a sewer off site
under section 98 of the Water Industry Act.

4.69 This study recommends further surveys of breeding birds, bats, reptiles,
otter, great crested newts and badger. There may also be populations of
water voles. Development would lead to some loss of semi-natural habitat
to the south of the river, but there is scope to bring about a net increase in
habitat provision within a comprehensive scheme. Of concern during the
construction phase in particular, would be implementing measures to
prevent spillage of contaminants into the floodplain.

4.79 Department for Environment Food and Rural Affairs (DEFRA) guidance
suggests that an Air Quality Strategy should consider all locations ‘where
members of the public are regularly present. Different durations of exposure
to pollutants should be assessed to reflect how long people will be
exposed. In general terms, long-term standards are lower than short-term
standards. However, due to the chronic health effects associated with
exposure to low level pollution for longer periods of time the consideration
of long term standards and objectives is important.

Air Quality
4.78 Air quality in this area of Canterbury complies with the Government’s Air
Quality Standards and Objectives at the current time. The development of
the Regeneration Zone should not worsen it.

4.77 The rates of the runoff from any proposed development should not exceed
the existing discharge rates, which could be achieved through incorporating
Sustainable Urban Drainage systems (SUDS) within the development. These
may include rain water harvesting, underground storage tanks, green roofs,
swales, soak away trenches and permeable paving. All SUDS and storm
water discharge rates would need to be agreed in advance with the
Environment Agency.

Utilities and Drainage
4.74 Some of the utilities may require upgrading to cope with the extra demand
from the development. The local gas, electricity and sewerage utility
companies are currently assessing what upgrades would be required.

Ecology
4.68 An Extended Phase 1 Habitat Survey has been carried out, which
incorporated a baseline study of ecology and natural habitats present within
the Wincheap Regeneration Zone.

4.81 It is expected, subject to confirmation using final traffic forecasts, that air
quality along the new diverted A28, which would be wider between buildings
and more open to air movement, would be no worse than exists at receptor
locations on Wincheap. Air quality would theoretically improve along Wincheap
as traffic is diverted off it onto the new road. However this will need to be
demonstrated when development proposals are brought forward.

4.80 Canterbury City Council’s air quality review and assessment has identified a
number of air quality “hot spots” within Canterbury, Broad Street and Sturry
Road, Rhodaus Town and North Lane. Along Wincheap itself, which is
congested at times, kerbside pollution levels have recently been recorded
as being near or slightly exceeding the Air Quality Strategy objective for
annual mean nitrogen dioxide concentrations. However, detailed
assessment or investigation is only triggered where such levels are
detected at the facades of sensitive receptors (e.g. residential properties or
schools). As these are set back from the kerbside along Wincheap, there
has been no requirement to proceed further at this stage. However, trends
in recent years show that pollution levels are generally increasing along
Wincheap itself.
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4.92 The Council’s Outdoor Lighting Supplementary Planning Document provides
detailed advice and further sources of information.

4.91 Subsequent lighting schemes will need to minimise upward spillage and
spillage beyond the site boundary. This will be of particular concern along
the boundary to the natural open space adjacent to the Great Stour Local
Wildlife Area and the adjoining Conservation Area.

Lighting
4.90 Due to the dark environment of the natural open space to the north of the
site and potential sensitivity of nocturnal views, both into and from the
historic city, a lighting impact assessment will need to be carried out. This
should consider the nocturnal relationship to neighbouring buildings, views
of the city and the need to maintain a dark night-time environment for the
nature conservation interest to the north of the site. The assessment should
determine lighting priorities.

4.89 The site is considered to represent a low - moderate risk with respect to
geotechnical considerations.

Geotechnical issues
4.88 A Stage 1 Desk Top Study of the site has been carried out.. It found that the
main geotechnical issues for the site’s redevelopment would include the
presence of Made Ground (including unfilled ditches and former railway
embankment), the possibility of relatively weak soils near the surface and
of dissolution features in the underlying chalk.
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4.87 In addition constructors will be expected to implement a Considerate
Contractors scheme, under which they would typically maintain regular
contact with the site’s neighbours, not least about construction traffic and
noisy operations. Construction of the new tunnel under the Canterbury East
railway line will very likely involve some work during night-time and/or
weekend track possessions which will require particular care to minimise
the effect on the new residential development of Bingley Court in St
Andrews Close.

4.86 Noise and vibration from construction operations must be limited by the
developer, adhering to the relevant legislation and guidance documents.
Noise Action Levels and procedures for implementing these will be agreed
in advance of construction work. Noise and vibration will need to be monitored
throughout the works and alternatives to particularly noisy techniques
considered to keep noise below the Noise and vibrations (NAV’s).

4.85 Removal of refrigeration plant near the site’s northern boundary and the
traffic flow reductions on Wincheap would reduce noise generation in those
locations, and provide noise relief to shops and dwellings along Wincheap.

4.84 There are no significant rail freight movements on the Canterbury East line.
That, and the considerable distance between proposed residential
properties and the railway line mean that the railway will cause no
significant vibration at the development.

4.83 The major noise source is the heavily trafficked A28 Wincheap, and the
Canterbury East railway line runs on embankment at the site’s eastern end.
On the retail and industrial Wincheap Estate, ambient noise levels are
dominated by road traffic and refrigeration plant, and there is a 24-hour
petrol filling station and a tyre repair garage on Wincheap.

Noise and Vibration
4.82 An initial study has been carried out to identify baseline characteristics and
the main contributors to current noise and vibration levels, and to determine
constraints to future development, including impacts of construction
operations.
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4.100 The likely construction programme means that some construction phases
will begin prior to 2016, before the requirement for a full zero carbon
development for housing. The proposed strategy is divided into two
stages as follows:

4.99 Any serious attempt to produce a low carbon development will require a
fully integrated approach utilising a district energy system such as
Combined Heat and Power (CHP) or a Combined Cooling, Heat and Power
System (CCHP). When combined with high specification base-level
standards for constructions and installed equipment it should be possible to
achieve the energy consumption / emission levels required for obtaining
Level 4 of the Code for Sustainable Homes while providing significant
financial savings to residents.

4.98 Methods and technologies have been considered which would lead to assist
the development to achieve compliance with potential energy consumption
sections of future Building Regulations, and minimise impact on the
environment. This includes an investigation into possible methods of meeting
the minimum requirements for 2016 Building Regulations and the stepped
improvements required for providing a fully zero carbon future development.

4.97 A preliminary review has been carried out by the Council to highlight
general sustainable design principles and identify potential use of low /
zero carbon technologies.

4.96 The Council’s SPD also requires all proposals for non-residential
development to meet the “very good” Building Research Establishment
Environmental Assessment Method (BREEAM) standard. The retail and
commercial elements will be required to comply with Part L2 of the Building
Regulations. Part L2 is anticipated to be far more stringent at the time of
construction than the current 2006 Building Regulations. It is likely to
include a reduction in CO2 emissions over 2006 regulations in the order of
50% and an obligation for the site to generate 15%-20% of its energy
requirements through on-site renewable technologies.
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4.95 The residential element of any development proposals will be expected to
adhere to the Code for Sustainable Homes. The Council’s Sustainable
Construction SPD requires all residential proposals to comply, as a
minimum, with Level 3 of the Code for Sustainable Homes. In addition;
• From 1 April 2010 all proposals will be required, as a minimum to meet
Level 4 of the Code for Sustainable Homes.
• From 1 April 2013 all will be required, as a minimum, to meet Level 5 of
the Code for Sustainable Homes.

Energy
4.94 Over the last decade, legislation has been gradually introduced and
tightened to drive the process of reversing the trend of increasing energy
use and carbon emissions. In preparation for these legislation changes the
Government has produced a series of consultation documents to clearly
define the future legislative strategies and to soften the transition.

SUSTAINABILITY
4.93 The central aim of sustainable development is to improve quality of life for
present and future generations. The Council is committed to delivering a
sustainable development of the Wincheap Regeneration Zone that meets
the requirements of Canterbury City Council and clearly addresses emerging
strategic planning policy and environmental and sustainable strategies.

4.106 Retail, leisure and commercial buildings should work towards achieving a
percentage of their energy requirements from on-site renewable
technologies. This is expected to be around 15% and therefore incorporation
of biomass CHP, solar PV and wind turbines will be considered.

Pre-2016 – Retail, Leisure and Commercial
4.105 Any retail, leisure and commercial elements coming forward during this
period should seek to achieve the same principles as for residential, for
reducing the overall energy requirements of the buildings. In line with the
Council’s SPD, the development should work towards achieving the “very
good” BREEAM standard for these elements.

4.104 Detailed proposals after April 2013 for residential buildings will incorporate
more stringent measures, to seek to achieve Level 5 of the Code for
Sustainable Homes in line with the Council’s Sustainable Construction SPD.

4.103 The site layout, building orientation and design should be arranged to
maximise the absorption of solar energy and to allow for future upgrade
options including incorporation of renewable technologies, such as solar
thermal panels on most dwelling types and district energy systems such as
CHP serving areas of the site such as higher density housing. Surplus
electricity could potentially be sold / exported to adjacent commercial or
retail areas of the site or the National Grid.

4.102 Reduce overall energy requirements of all residential buildings within the
development by following the principles and guidance set out in 2006
document “Energy efficiency best practice in housing programme (EEBPH)
Best Practice in New Housing – A Practical Guide”. This involves going
beyond minimum standards required by current Building Regulations in
specification of constructions and services equipment en route to achieving
the minimum standards that will be required.

Pre-2016 - Residential
4.101 Target Level 4 of the Code for Sustainable Homes (44% reduction in CO2
emissions over 2006 Part L) as the standard for any residential element
during this period and level 5 from 1 April 2013.

4.112 Subject to commercial and development phasing considerations, the most
effective solution would be for as much of the site as possible, to source its
energy from a single district distribution system being fed from a
centralised Biomass CHP. This form of scheme would allow the CHP to run
as efficiently as possible by providing the largest and most consistent “base
load” as possible. Allowances should be made at the time of installation for
any natural gas fired CHP systems within pre-2016 development phases to
be converted to a Biomass fuel source at a time when a credible distribution
network becomes available.

4.111 To assist with this percentage reduction in CO2 emissions and to achieve
the anticipated target of 20% of a buildings energy requirement to be met
from on-site renewables, technologies could be installed at both the local
and larger scale. This could include solar power, biomass boilers and CHP.

4.110 An option to incorporate green/sedum roofing on commercial and retail
buildings could help to reduce heat loss through the roof whilst also
reducing the amount of rainwater run-off. Whilst it is likely that a more cost
effective way to achieve this same level of heat loss reduction would be to
increase insulation levels in standard roofing constructions, ecological
considerations may make it desirable.

Post-2016 – Retail Leisure and Commercial
4.109 Retail, leisure and commercial elements coming forward during this period
would not have to be zero-carbon, but would need to achieve a percentage
reduction in CO2 emissions over 2006 Building Regulations. This would be
achievable through the specification of the most efficient building services
and building fabric.

4.108 Zero carbon may not be achievable using gas-fired CHP, and therefore any
gas-fired CHP plant installed before 2016 may need to be upgraded to run
on biofuels, potentially Biogas depending upon future supply structures.

Post-2016 – Residential: meeting Code for Sustainable Homes Level 6
4.107 The residential element coming forward during this period would be
required to be fully zero carbon from all sources. This would only be
achievable through the use of the highest standards of building fabric and
the reduction of energy requirements along with dwelling level renewable
technologies such as wind and solar photovoltaic (Solar PV), combined with
centralised energy provision such as a biomass CHP system serving the
whole site at a district level.

WINCHEAP DRAFT DEVELOPMENT BRIEF

4.117 The developer should ensure that the construction site is managed under
the Considerate Constructor’s Scheme or similar as a means of minimising
waste and pollution to water, air and land, in addition to complying with any
planning conditions covering these matters.

4.116 Construction waste should be carefully segregated for recycling or for
disposal by licensed waste operators. The developer should operate a site
Waste Management Plan throughout the construction period to plan and
implement waste management and to minimise waste generation.

Construction
4.115 Materials from the existing site should be reclaimed and recycled where
practicable, for example:
• Crush concrete paving, kerbs and bituminous materials and re-use them
in sub-base foundation; layers for buildings, roads and hardstandings;
• Recycle steel and other metals from buildings and reinforced concrete;
• Re-use excavated soils within the site by modifying levels.

4.114 Sustainable Urban Drainage Systems (SUDS) should be incorporated where
practicable and economic, to improve runoff water quality and to attenuate
and reduce the flow into watercourses and sewer systems. The SUDS
would be subject to agreement with the Environment Agency and may
include:
• Permeable paving to roads and hardstanding areas;
• Underground storage;
• Infiltration trenches, swales and unpaved areas;
• Green roofs;
• Rainwater recycling.

Waste
4.113 Waste management and minimisation is integral to the Code for
Sustainable Homes. Management of volumes and rates of surface water
runoff is a requirement of PPS25, implementation of which is overseen by
the Environment Agency.
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The following section sets out what are considered to be the key design
principles which should be adopted in future development proposals coming
forward for the Wincheap Regeneration Zone. This also includes an
appreciation of the architectural expression which should be taken account
of in any proposals coming forward for the Regeneration Zone.

As well as a mix of uses across the site, uses should also be mixed within
buildings and blocks, particularly in the residential-led section of the
development. Ground floor uses along the new thoroughfares and around the
public spaces should be largely commercial or community uses, with
residential uses above.

Community and leisure activities should be focused around new public
spaces including the new Wincheap square, reinforcing the “heart” of the
new Wincheap, and making it a destination in its own right, at different
times of the day.

5.7

5.8

Fig.5.2

Fig.5.1
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There is the potential to provide modern commercial buildings at the eastern
end of the area with convenient access to the existing railway station and
Rheims Way.

5.6

|

New large format retail units should replace the existing retail uses and
consolidate their locations to the western end of the Wincheap Regeneration
Zone.

5.5

CANTERBURY

A new Residential Quarter of mixed tenure housing and apartments, linked
to Wincheap should be provided with a mix of commercial and community
uses occupying the ground floor particularly along the new thoroughfares
and around the new public spaces, including the proposed Wincheap square.
(See Figure 5.35 and 5.4-5.6)

5.4
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This provides the basis for creating a new mixed-use, sustainable community
within the Wincheap Regeneration Zone. The aim is to provide an
appropriate density and mix of uses to generate activity on the streets
throughout the day and to deliver the Council’s regeneration objectives.

5.3

USES AND ACTIVITIES
5.2 This Development Brief sets out a mix of uses which could come forward as
part of a comprehensive mixed use development including but not
exhaustive; Retail, Housing, Transport Infrastructure, Commercial, Hotel,
Leisure, Community Facilities, Open Space and parking. This potential mix of
uses is illustrated in Figure 5.1

5.1

5. Design & Development Principles

5.10 A network of interconnected streets should be designed to be places, with the
focus on pedestrian and cycle movement. Traffic speeds should be low in
these areas and should be designed such that they do not form through
routes. The new Avenue through the area (the diverted A28) must be capable
of accommodating high volumes of peak hour traffic. The new road should be

MOVEMENT AND CONNECTIONS
5.9 Any new development should be able to provide a permeable movement
Fig.5.3
network with a hierarchy of streets and spaces that encourage walking and
cycling (see Figure 5.3). This network of interconnected streets should be for
people and should not encourage high speed vehicular traffic. While the
new diverted A28 or “Avenue” through the area should accommodate a high
volume of vehicle movement, this should not preclude providing a wellconnected and safe pedestrian and cycle network. These should link to the
city centre and to the facilities on the existing Wincheap.
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5.11 A pattern of new local streets and spaces should provide linkages into
Wincheap and give easy yet sensitive access to the Stour Valley.

designed to avoid severance by including well designed and convenient
pedestrian and cycle crossing facilities. The road should be provided with
wide footpaths, and cyclists should be able to use shared bus lanes.
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5.15 The development should respond both to the A28 and riverside frontages.
This riverside aspect is a frontage that particularly presents an opportunity
for an innovative design approach and to utilise the views of the natural
landscape of the Stour Valley. Development throughout the Wincheap
Regeneration Zone should be finished in high quality materials and
surfacing such as stone paving with integrated street furniture and
landscaping distinctive to Canterbury.

Fig.5.4

DECEMBER 2007

5.14 Other parts of the development should aim to create an authentic variety of
individual buildings, each with a different character and material palette.
The buildings shall be designed to innovatively integrate retail, leisure,
business, community and residential uses into the built form. Ground level
uses will generate active street frontages with residential uses above. The
residential buildings could be constructed from render and brickwork The
retail uses around the new square and along the major thoroughfare will be
predominantly single storey operations, although the desired non-retail
uses that will accompany it can be incorporated both at a ground floor and
first floor level. It is particularly important that the mix of uses is blended
across the development.

5.13 The importance of the appearance of the retail and leisure element of the
scheme at a major entrance into the city and as a destination in its own
right, together with its visual impact when viewed from the adjoining river
valley must be reflected in the quality of the architecture. This retail and
leisure use should provide a distinctive architectural gateway feature to the
City. Retail uses will be predominantly on ground and mezzanine levels,
with leisure uses on both ground and first floor levels. It is recognised this
aspect of the scheme will be predominantly retail led, it is therefore
important that the visual dominance of specific elements of such uses as
car parking and service areas is reduced through the siting of buildings and
the use of innovative design. Landscaping and boundary treatments should
also be used to address this point. Any proposals for servicing facilities
backing onto the river valley should demonstrate how they can be
effectively screened from wider views.

ARCHITECTURAL EXPRESSION
5.12 The intention of the Wincheap Development Brief is to set out the principles
for creating a development with an enduring and robust public realm, which
should provide an attractive setting to a vibrant new district. The proposed
development should seek to enhance this by the use of high quality
architecture incorporating appropriate local distinctiveness along what will
become the major thoroughfare into the city from the south. In design and
layout terms the development will need to effectively integrate the retail
and leisure aspect of the development proposed to the south west of the
site with the proposed residential, retail, community and commercial
elements closer to the City Centre.

Fig.5.6

Fig.5.5

5.17 As the proposals for the Wincheap Regeneration Zone are developed,
locations will be identified where public art can make a valued contribution
(see Figure 5.24). Wherever possible, local artists/craftsmen and women
should be considered.

PUBLIC ART
5.16 The introduction of Public Art within the Wincheap Regeneration Zone will
be actively encouraged in accordance with Local Plan Policy. Linked to
street furniture, signage and lighting, the introduction of appropriate public
art will assist in fostering and creating a sense of place.

Fig.5.12

Fig.5.13

Fig.5.14

Fig.5.8

Fig.5.9

Fig.5.10
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Fig.5.7
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Fig.5.17

Fig.5.16

Fig.5.15
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Fig.5.19

Fig.5.18

Fig.5.20

Timeless and civil architectural expression
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Fig.5.23

Fig.5.22

Fig.5.21
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5.25 Taller or distinctive buildings should be located at either end of the new
Avenue, providing local landmarks to aid legibility within the development.
The Stour Valley is a major natural landmark and asset, and views and
routes towards this space should be emphasised in any development, but
should also be sensitive to its interface with the Stour Valley and should
provide a new and attractive edge to the river valley (See Figure 5.34). See
also figure 5.24 illustrating important views and potential locations of
landmark buildings, open space and public art.

VIEWS AND LANDMARKS
5.24 Views towards the cathedral from the Regeneration Zone should be
celebrated and provide an important visual connection to the city.

DECEMBER 2007

5.23 Proposals should also respect the adjacent conservation area of Wincheap.
Any development proposals that may have an impact on the conservation
area or listed buildings must be designed to limit any adverse impacts and
enhance the character of the conservation area where possible.

5.22 A high quality series of large format retail units should replace the existing
retail offer to the western end of the site. Opportunities to utilise the views
of the natural landscape of the Stour Valley should be considered. A
landscaped surface car park would be expected to front the units and define
a retail promenade.

5.21 The ground floor frontage should consist primarily of active uses – retail,
commercial, community or residential units. Entrances to buildings should
be enhanced to articulate and enliven building facades.

5.20 Active frontages onto streets and spaces should provide animation and
informal surveillance of the public realm. Buildings should be generally
located on the back edge of footpaths and overlook streets and public
spaces, creating visual interest, activity and casual surveillance.

5.19 Building form should clearly define public and private space. Aligning
buildings along and around public spaces and streets will give them a sense
of enclosure, reinforcing their identity and legibility. It may also be possible
for individual elements and buildings to be “exemplars of sustainable
development” (See Figures 5.30-5.32).

BUILT FORM
5.18 The new development should reinforce and connect into the urban fabric of
Wincheap. The urban block layouts should have a similar grain and
permeability to the residential area south of Wincheap, based on a
perimeter block structure where there is a close relationship between
buildings and the public realm. A variety of block sizes and shapes should
give the urban form richness and variety, with each building or block
responding to its particular location and context.

Fig.5.24
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PARKING
5.32 A range of options for parking should be provided throughout the
Regeneration Zone, including; on street, parking courts, integral garages
and the re-provision of the existing park and ride facility with the
investigation of extended provision.

5.31 It would be appropriate to integrate the development with the Great Stour
Valley by drawing elements of the riverside into any scheme coming
forward. Additionally, the landscape strategy should incorporate integrated
vegetation in order to filter air, insulate buildings, cool streets and provide
a critical mass of wildlife habitat. The sections illustrated utilise landscape
signature planting as an edge treatment to provide a sense of place to
surface car parks, level changes and footways throughout the site. (See
Figure 5.29)

5.30 It would be appropriate to provide a landscape strategy which addresses
proposed tree planting of native species in order to screen buildings where
appropriate and to soften any impact on the surrounding landscape. This
should also be reflected in the strategy for the open and public spaces and
within the new Avenue which should be a central element of any scheme
coming forward.

LANDSCAPE
5.29 The landscape strategy should be influenced by the existing landscape
context. The Great Stour Valley between Thanington and Canterbury is
defined by the distinctive outline and colour of the predominant willows,
black poplars and Italian poplar tree species which accentuate the
recessions in the landscape. These species and the manner of their
management are termed “landscape signatures” and are key to the
gateway character of the Regeneration Zone.

DECEMBER 2007

OPEN SPACE STRATEGY
5.28 The strategy should be to create a clear hierarchy of open spaces and public
realm, with clear connections between them. The proximity of the Stour
Valley is considered to be a key asset and should be complemented by a
range of other spaces including a new public space in the form of
“Wincheap Square”, a series of local play spaces, semi-private and private
gardens and spaces and balconies and roof terraces maximising the views
of the Stour Valley and the Cathedral.

5.27 Building form, scale and height should respect the context and views within
and interfacing with the estate. Buildings adjacent to the Wincheap
Character Area should be domestic in scale, with a reinterpretation of the
traditional town house backing onto the fine grain of urban development
lining Wincheap. Varied types of urban blocks could gradually increase in
height and scale towards the centre of the development, and then back
down again towards the Stour Valley providing interest in scale and design.
The location of higher buildings must be directly linked to the points of
interest identified in the Gateways, Views and Landmarks diagram (see
Figure 5.24)

SCALE AND MASSING
5.26 The massing for the development should vary across the site, and be
responsive to building uses, townscape character and local vernacular
sensitivities. This variety in scale and massing, coupled with a range of
uses, types and densities should ensure a rich urban form is created.
Buildings could vary in height from 3 to 6 storeys with the opportunity for
taller landmark or iconic buildings in key locations. The acceptability of
taller buildings in relation to the context of the adjoining city scape will
need to be demonstrated through a visual assessment analysis.

Fig.5.26

Fig.5.25

Fig.5.28

Fig.5.27

Fig.5.29
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Fig.5.31

Fig.5.33
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ILLUSTRATIVE TYPICAL BLOCK
The sections illustrated utilise landscape signature planting as an edge treatment
to provide a sense of place to surface car parks, level changes and footways
throughout the site.

Fig.5.30

Fig.5.32

Fig.5.34
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Fig.5.35
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Captial & Counties Land Ownership

Riverside area
Canterbury City Council

Canterbury City Council
Wincheap Estate Land Ownership

ND

LA

A28 THANIINGTON ROAD

K

PA
R

IES

NT

U
CO
&
AL HIP
PIT RS
CA NE
OW

Drain

ER

CANTERBURY

P

EA

CH

WIN

|

HE
IM
SW
AY

Paragraph 4.44 of the Local Plan states;
“…Piecemeal proposals that come forward shall demonstrate how they
form part of the comprehensive approach to the wider area, and the overall
planning and design framework”.

6.6

6.9

It is envisaged that the comprehensive regeneration will be delivered in
several phases. The extent and timing of these phases will be defined
responding to market conditions and viability constraints. Commencement
dates for these phases will be determined by market forces and the
planning and implementation process. The proposed tunnel under the
railway bridge should be built in a phase to be determined, subject to
transport and market viability.

PROPOSED PHASING
6.8 The Council recognises that a comprehensive regeneration scheme is
required to fund the high infrastructure and land assembly costs. Given the
scale of the proposed development it will take a number of years to
successfully complete all the phases.

A piecemeal approach to redevelopment, through Individual and
uncoordinated planning applications, could seriously prejudice the
achievement of a comprehensive redevelopment scheme. Proposals which
by their scale and nature would either individually or cumulatively prejudice
or delay the comprehensive redevelopment of the Wincheap Regeneration
Zone will be resisted.

The comprehensive redevelopment of the Wincheap Regeneration Zone
should deliver a major development including the appropriate critical mass
of mixed use development necessary to deliver transport infrastructure and
regeneration objectives set out in paragraph 1.22.

6.5

6.7

A comprehensive scheme for the Wincheap Regeneration Zone will be
expected to deliver all necessary infrastructure required to unlock the
redevelopment of the Wincheap Regeneration Zone, including a new slip
road, junction and main distributor road through the Regeneration Zone.

It is a requirement of this Development Brief that proposals are brought
forward for the Wincheap Regeneration Zone on a comprehensive basis, in
order to meet the overall objectives identified by the Council for the
regeneration of the Wincheap Regeneration Zone and at the same time
ensuring that the proposals are viable and deliverable.

6.4

6.3

DECEMBER 2007

CAN
TE
RAIL RBURY
WAY
EA
STAT ST
ION

Well

This Development Brief thus covers the whole Regeneration Zone, including
the Wincheap Estate (see Figure 1.6), which is in Council ownership, the
existing retail park located to the west of the Zone, which is owned by
Capital & Counties and other areas of the Regeneration Zone in third party
ownership (see Figure 1.5). It is not intended that development proposals
will include the following parts of the Regeneration Zone:
• Properties fronting Wincheap and Wincheap itself, save where linkages
may be required;
• The Telephone House site, which has been developed for residential
development, by others; and
• The Wincheap Retail Park, including Morrison’s, Boots, Halfords and
Mothercare which is expected to remain as existing.

Drain

Fig.6.1

A2

6.2

NEED FOR COMPREHENSIVE DEVELOPMENT
6.1 The City Council is committed to delivering, in partnership with its
appointed partner, Capital & Counties, a comprehensive development of the
Wincheap Regeneration Zone, as provided for in Local Plan Policy TC15.

6. Implementation and Relocation Strategy

R

6.18 Phases may overlap and the order may change within and between
individual phases, according to market conditions.

PHASE FOUR AND FIVE
6.17 Phases Four and Five could see the delivery of the areas to the south of the
re-routed A28, which would complete the residential element of the
neighborhood and provide further community and local retail spaces along the
main route. Further open space provision should be delivered in these phases.

PHASE THREE
6.16 Phase three could then complete the development to the north side of the
re-routed A28, including new office and commercial development at the
eastern end of the Regeneration Zone.

6.15 Business located outside this phase should continue to operate as currently
with the benefit of improved access.

PHASE TWO
6.14 Phase Two could involve the development of a new residential quarter in
the heart of the Regeneration Zone, accessed by the re-routed A28 which
will continue eastwards through the Regeneration Zone. The residential
quarter will include a series of open spaces, including a public square and
residential amenity areas. Retail and community uses will also be included
in appropriate locations at ground floor level to create active frontages.

6.13 Construction of Phase One could start as early as 2010. During construction,
retail businesses will be offered the opportunity to re-locate into the new retail
and leisure destination. During the construction of this phase, other existing
businesses within the Wincheap Estate will be able to continue to operate.

6.12 The existing Park and Ride facility should be relocated first to enable the
provision of the new A2 slip roads and the new junction to be constructed
at the western end of the Zone.

PHASE ONE
6.11 Phase 1 should establish the key infrastructure for the site, provide the new
retail and leisure uses at the western end of the site and re-route the A28
traffic through the Regeneration Zone.

6.10 A typical phasing could be as follows, as illustrated within Figures 6.2 – 6.6

6.22 Chapter 8 of the Local Plan states that the City Council believes that planning
obligations have a positive role to play in the planning system where such
obligations are relevant to and commensurate with the scale and type of
development and essential to the granting of planning permission.
“The City Council will seek through sums paid or other means set out in s106
of the Town and Country Planning Act 1990 contributions from developers
that are necessary and directly relate in scale and kind to the development
granted planning permission. Such contributions might relate to the
provision of social, recreational or community facilities (including affordable
housing, education, transport or utilities infrastructure), which may arise
either at the development site, or at another suitable location elsewhere.
A planning obligation will be sought or conditions imposed by the City
Council to secure these contributions”.

PLANNING OBLIGATIONS/ SECTION 106
6.21 The Local Plan sets out the Council’s objectives for, and approach to, the use
of planning obligations in planning decisions. The Council adopted a
Development Contributions Supplementary Planning Document (SPD)
entitled “the use of planning obligations for the provision of community
infrastructure”, in January 2007. The SPD provides more background
information and detailed explanation of the Council’s policy objectives in
relation to planning obligations.

6.20 The Council would prefer to be able to deliver the development of the
Wincheap Regeneration Zone without using compulsory powers, but it will
apply for these powers to ensure that the development can take place.
The Council will consider using compulsory powers to deliver the
comprehensive redevelopment of the Regeneration Zone where the
necessary land cannot be assembled by agreement.

COMPULSORY PURCHASE ORDER
6.19 Paragraph 4.43 of the Local Plan recognises that development within
Regeneration Zones will require active partnership between landowners,
developer interest, the local community, interested parties and the planning
and highway authorities. It states that:
“The City Council is committed to using its Compulsory Purchase Order powers
to assist in bringing sites forward when appropriate. The development of these
areas will also require a clear strategy and vision to allow decisions to be
coordinated over a period of time, and the create certainty within these areas
for investment decisions to be made with confidence…..”

6.27 The development of the Wincheap Regeneration Zone will in itself bring
forward significant benefits for the area both locally and in terms of the
wider Canterbury area. In particular the development will deliver:
• The regeneration of a run down and outdated industrial estate;
• A new mixed use quarter/community, linked to the City Centre, adjacent
communities and landscape margins of the River Stour;
• A new gateway to Canterbury from the west;
• A new main distributor road link through the Wincheap Estate, improved
pedestrian permeability from Wincheap into the new community, new
public transportation routes/facilities and improved safety for
pedestrians and cyclists;
• A reduction in traffic using Wincheap thus reducing congestion and
enabling the environmental upgrading of an important historic Avenue;
• New public realm in the form of a new public square with active
frontages, public open space, green corridors;

6.26 Financial contributions paid through Section 106 agreements and arising
from development within the Wincheap Regeneration Zone will be held in
a suspense account specifically for the Regeneration Zone. These funds will
be used to help meet objectives set out in this Development Brief or related
objectives such as access improvements, environmental enhancements and
social and economic improvements, within the Plan period or within a
timescale agreed with the developer.

6.25 There are also other community related projects and objectives identified in
the Local Plan which should also be considered for inclusion in any planning
obligation, where relevant.

6.24 The Local Plan sets out the Council’s expectation that new development
should contribute towards associated new physical or social infrastructure,
or direct economic or environmental benefits. The Council considers that the
following four areas are consistently the most important in relation to
seeking developer contributions:
• Transport;
• Open Space;
• Affordable Housing;
• Education.

6.23 The requirement for planning obligations is additionally specified by Policy
IMP2 of the Local Plan.

Access to conservation interest of the Great Stour River, establishing an
ecological vision for public and educational use including a wetland nature
reserve and educational facility within the floodplain Careful consideration
must be taken of the sensitive nature of this location;
A comprehensive Energy Strategy for whole site, resulting in a reduction in
overall carbon emissions, plus renewable energy provision.
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6.28 It is envisaged that these benefits will be delivered via the proposals
themselves as well as specific obligations secured via a Section 106
agreement which will also seek to control the way the development is
delivered in terms of phasing and practical implementation/impact. The
detailed provisions of the Section 106 agreement and other agreements will
be subject to further discussion between the developers and the planning
and highway authorities. The following is a list of potential provisions of
such agreements:
• Provision of new highway works including: slip road from the A2,
provision of new road link under the railway to link A290 Rheims Way,
and off-site highway works including Wincheap Green roundabout,
surface crossing Rheims Way, reinstatement of Wincheap as a
pedestrian friendly environment;
• Provision of Park and Ride facility with at least 600 spaces and potential
for expansion;
• Affordable homes in high quality environment;
• New community facilities, including health facilities;
• Business relocation strategy – including employment
support/regeneration strategy/business starter units;
• Education contributions ;
• Contributions towards public art;
• Green travel plan including car sharing, walking, cycling and public transport;
• Business relocation strategy;
• Servicing strategy;
• Access strategy;
• Energy strategy;
• Lighting strategy;
• Waste and drainage strategies;
• Sustainability strategy;
• Landscape/Ecology strategy;
• Construction/phasing/delivery strategy/programme;
• Construction environmental management plan.

•
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6.38 It is likely that the majority of the Business Class B2 and B8 users on the
Estate will not be able to be relocated within the Regeneration Zone and
will need to move outside of the zone. The Council and Capital & Counties
have been working closely to identify suitable new homes for these
businesses. Questionnaires have been completed by the existing
businesses to identify their space requirements and preferences in terms of
possible relocations. The responses showed that very few businesses find
themselves in the ideal format for their businesses at present. The vast
majority of existing businesses indicated a willingness to consider sites
external to the Wincheap Estate.

6.37 There is currently a small amount of community (Class D1) use on the
Estate. It is anticipated that these users could be relocated as part of
proposals coming forward under the Development Brief.

6.36 This Development Brief proposes to retain the current area of retail
provision over the Wincheap Regeneration Zone and there will be an
opportunity for some retail and trade counter businesses currently operating
on the Estate to remain within the Regeneration Zone after the
redevelopment. It is anticipated that the majority of opportunities to remain
on the estate will be for retail rather than wholesale businesses due to the
proposed revised make-up of the Regeneration Zone.

6.35 There is a currently an unusual mixture of retail and light industrial
warehouse businesses on the Estate. These businesses have been meeting
for discussion with the Council for at least two years. Initially held in the
Council Offices on an ad hoc basis, these meetings were formalised into the
Wincheap Business Forum in January 2007. Since that date, meetings have
been held approximately on a quarterly basis and it is planned to maintain
the Business Forum as a proactive voice for the estate throughout the
regeneration scheme.

6.34 This Development Brief proposes a substantial change to the nature of the
Wincheap Regeneration Zone, creating a new mixed use neighbourhood.
Due to the long programme required to deliver such a substantial
regeneration, the majority of the existing Wincheap Estate will be able to
continue to trade in its current locations for several more years; see
previous section for more details on the programme for implementation.
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EXISTING BUSINESS RELOCATION AND SOCIO ECONOMIC BENEFITS
6.33 The vision for the Wincheap Regeneration Zone is to maximise the extent
to which local people and local businesses benefit from the business,
employment and training opportunities generated by the development. It is
hoped that a significant proportion of the jobs created will be filled by local
residents living within Canterbury City and a further proportion from the
District as a whole. It is also planned to work with local businesses to help
them compete effectively for contracts on site. Local Small and Medium
Enterprises will be able to access free independent business advice from
Business Link Kent and Locate in Kent in order to assist them to be make
the best possible decisions for their businesses.

6.32 Appendix 3 provides further advice on the planning application approach
expected for the comprehensive redevelopment of the Wincheap
Regeneration Zone. However details of the approach to be carried out
should be agreed with the Local Planning Authority at the time of the
submission of a comprehensive scheme and may reflect changes in
circumstances and planning guidance.

6.31 Any planning application coming forward for the Regeneration Zone will
need to be supported by a number of studies including a Design and Access
Statement, Full Environmental Impact Assessment (including a Retail
Impact Assessment and a Transport Assessment), a Business Relocation
Strategy, Development phasing strategy, proposed framework for planning
obligations and conditions, Statement of Community Involvement and a
Sustainability Statement. This list is not exhaustive and will need to be
considered at the time of the submission of an application.

6.30 It is expected that a planning application will come forward for the
Wincheap Regeneration Zone in order to establish the principles of the
development and enable the detailed design to be evolved within a series of
agreed development parameters. The scale of the development will require
the whole scheme to be implemented in phases over a period of years.

FORM AND CONTENT OF PLANNING APPLICATION
6.29 Any planning application submitted for the comprehensive development of
the Wincheap Regeneration Zone will need to address the range of planning
and design issues identified in this Development Brief.

6.42 Any proposals coming forward based on this Development Brief will be
expected to commit to using reasonable endeavours to deliver local
employment opportunities in partnership with the Council and local
agencies such as Canterbury College, Kent Works and Job Centre plus.

6.41 The delivery of proposals for the Regeneration Zone should provide
substantial local employment opportunities, both through the construction
period and from the employment uses resulting from the redevelopment.
Local people should be encouraged to access these new opportunities
through Council and Developer supported training, education and
employment schemes.

6.40 It is expected that any proposals coming forward based on this
Development Brief could allow for some business start up units, with more
flexible lease terms, in order to encourage enterprise and new businesses.

6.39 During the formulation of this Development Brief, support has been
provided to existing businesses through Business Link Kent and Locate in
Kent as well as local contracting being used wherever possible.
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7.8

This statement sets out in detail the methods used for the consultation
carried out, those groups/stakeholders who were invited and attended the
event and the broad outcomes of the event and how the outcomes were fed
back in to the emerging Development Brief proposals.

CONSULTATION STATEMENT
7.7 Under Regulation 17 of the Town and Country Planning (Local Development)
(England) Regulations 2004, Local Planning Authorities are required to
produce a consultation statement which outlines the consultation
undertaken during the preparation of the supplementary planning
document. Further details of the approach to the public consultation process
are set out within the Consultation Statement which forms Appendix 2 of
this Development Brief.

CONSULTEES
7.6 Although the new planning system sets out statutory minimum
requirements for consultation, there is a clear expectation that planning
authorities seek to exceed these and Canterbury City Council is committed
to seek to involve a wide range of groups and individuals in the preparation
of planning documents.

COMMUNITY CONSULTATION FOR THE WINCHEAP DEVELOPMENT BRIEF
7.5 The Statement of Community Involvement sets out the Consultation
requirements for the production of a Supplementary Planning Document.
This Development Brief broadly forms the same approach and status of an
SPD and therefore the Council’s consultation approach to the Development
Brief is the same as for that set out for the production of an SPD.
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Community involvement has significant benefits to the planning process.
It ensures that there is a focus on the issues that matter to local
communities, ensures there is community ownership of the planning
process and improves the likelihood of agreement between parties.

7.4

|

More specifically, it sets out how Canterbury City Council will seek to both
achieve the required continuous community involvement in the preparation
of Local Development Documents and consult communities on planning
applications. This should ensure that the community has a significant input
in where future developments will occur and the future distribution of uses.
Appropriate parts of the community, at the appropriate times, will be
engaged so that the relevance of that involvement is maximised and the
input most valuable.

7.3
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The Statement of Community Involvement sets the standards the Council
will achieve in engaging the community and other stakeholders in the
preparation, alteration and continuing review of all Local Development
Documents and in development control decisions. It also sets out how
Canterbury City Council will achieve these standards.

7.2
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Under the new planning system brought in under the Planning and
Compulsory Purchase Act 2004, the strengthening of community and
stakeholder involvement is an important part of the new planning system.
Councils are now required to reflect this through the production of a
Statement of Community Involvement as a key element of the Local
Development Framework.

7.1

7. Consultation Strategy

CONSULTATION PROCESS TO BE CARRIED OUT
7.11 The Council will carry out jointly with Capital & Counties a 6 week
consultation exercise commencing in mid January 2008. Interested parties
and stakeholders will be encouraged to make representations during this
period. Further details of the process and the consultation to be carried out
is included in Appendix 2.

7.10 To date, a number of key consultation events have been held in order to raise
awareness of the Wincheap Regeneration Zone and the emerging future
plans for the area. Details of these events are set out within Appendix 2.

CONSULTATION CARRIED OUT TO DATE
7.9 As part of the preparation of this document, the Council and the Capital &
Counties team have consulted widely at an early stage involving the public
and key stakeholders.
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7.13 It is expected that the Development Brief will then be adopted by the
Council in late Spring 2008.

FUTURE CONSULTATION
7.12 After the consultation period has ended, the Council and the Capital &
Counties team will carefully consider the representations received and
incorporate these in to the Development Brief where possible/ relevant.
A table which summarises the comments, the proposed response
and the resulting final draft of the Development Brief will be considered
by members.
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Overall the Development Brief represents a realistic, viable and deliverable
framework for the Wincheap Regeneration Zone that will deliver the
regeneration benefits identified. Once implemented, the proposals coming
forward for the Regeneration Zone will deliver a modern, vibrant and
exciting environment, to be used, lived in and enjoyed by residents, workers
and visitors alike.

8.2
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The preparation of the Wincheap Development Brief is part of a lengthy
consultation process, encompassing the public and private sector, together
with input from other interested parties. Overall Canterbury City Council has
sought to provide a strategic vision that is shared by all the relevant
stakeholders. The Council wishes to continue this co-operation as the
regeneration proposals proceed to implementation.

8.1

8. Conclusion

