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1. How was the site boundary defined and what is it based on? Are there any 
ownership constraints likely to affect the deliverability of the site?  

 

1.1. A greater extent of land owned by St John’s College was originally promoted through the Call for 

Sites/Regulation 18 consultation stages of the Local Plan production. This included land within the 

current draft allocation, as well as the land directly to the north, broadly extending up to the A299.   

1.2. It is understood that the Council opted to exclude the northern portion of the field from the allocation, as 

the resulting scale was considered more proportionate to the existing settlement.  

1.3. It is also noted that the land to the north of the allocation (notably the western section of that land) was 

found to have greater archaeological potential and discussions with the Archaeological Service at Kent 

County Council indicated support for this land being left undeveloped.  

1.4. The deliverability of this allocation and cooperation between the two landowners is indicated by the 

planning application for residential development and cemetery extension having already been submitted 

in October 2018. The application was submitted on behalf of both landowners who have entered into a 

Collaboration Agreement.  

1.5. However, as noted in the Regulation 19 representations submitted on behalf of St John’s College, the 

allocation HO12 boundary shown on Thanet District Council’s policies map is not considered accurate on 

two grounds:  

a) The northern boundary does not reflect the intended location of the cemetery extension; and 

b) The southern boundary includes land beyond the ownership of the two principal landowners who have 

promoted their land for development.  

 

1.6. Discussions have been held with Minster Parish Council regarding the location of the cemetery extension 

and the intention is for the cemetery to extend directly west from its existing western boundary. This 

location has also been selected for operational, archaeological and landscape reasons and so it is 

suggested that the policies map should be updated accordingly.  

1.7. The southern extent of the allocation includes land beyond that owned by St John’s College and other 

third party landowner. A water extraction station operated by Southern Water has been included, as too 

have some private garages. Land registry searches confirm that these garages are in the private 

individual ownership of numerous third parties and so are not assumed as deliverable for redevelopment. 

Furthermore Savills is not aware that Southern Water intends to close the Minster Public Water Supply 

groundwater abstraction station. In fact, the current outline planning application has ensured a 

coordinated approach with Southern Water and the Environment Agency, including the appropriate 

monitoring and modelling, to ensure this groundwater source is not adversely affected by the proposed 

development.  

1.8. It is therefore considered that allocation HO12 should be updated to reflect the red line boundary 

submitted with the Regulation 19 representations and indicated at Appendix 1. This reflects the land 

owned by St John’s College and the third party landowner and has the appropriate certainty of 

deliverability to ensure that the allocation is sound.   
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2. Unlike the strategic and non-strategic allocations, why does the policy not 
specify a dwelling yield or density for the site? Is it clear to decision makers, 
developers and local communities what scale of residential development is 
permitted?  

 

2.1. It is accepted as appropriate for the allocation to specify an anticipated dwelling yield. The Housing 

Trajectory at Appendix B of the submission version of the Local Plan indicates a yield of 250 dwellings. It 

is suggested that this quantum could be accommodated within the policy wording of HO12 as a 

maximum dwelling yield to provide greater certainty. However, as noted in the Regulation 19 

Representations, it is considered reasonable to term this a maximum capacity, as drainage solutions and 

archaeological preservation may lessen the net developable area. However, retaining a maximum yield 

of 250 dwellings secures positive adaptability within the policy should alternative design solutions come 

forward or should a different housing mix be proposed at the detailed design stage.  
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3. What is the justification for requiring development to be informed by a transport 
assessment and archaeological evaluation? How has the effect of the proposed 
development on the local road network and heritage assets been considered? Is 
the policy requirement justified?  
 

3.1. Archaeological surveys have already been undertaken on behalf of both landowners (one being St 

John’s College). This work was undertaken to inform the outline planning application that was submitted 

in October 2018. The scope of the archaeological work was agreed with the archaeological service at 

Kent County Council and implications on the scheme discussed. The potential archaeological remains 

are not of sufficient significance to hinder the deliverability of the site. Instead, considerate design 

solutions and additional precautionary field evaluation by way of condition can combine to secure 

adequate mitigation as has been agreed with Kent County Council (see relevant email correspondence 

at Appendix 2).  

3.2. In light of the above, it is considered reasonable for policy HO12 to refer to the need for archaeological 

evaluation. Indeed, such work has already been undertaken in any event.  

3.3. In terms of the requirement for a Transport Assessment, a scoping exercise was undertaken with Kent 

County Council as local highways authority as part of the preparation of the current outline planning 

application. Officers at the County Council and the transport consultant appointed by St John’s College 

agreed that a Transport Assessment would be appropriate for this scheme. Specific reference in the 

policy to a Transport Assessment being required is consequently not disputed, although it is deemed 

unnecessary as it duplicates the requirement set out in policy TP01.  

3.4. Given that an outline planning application has already been submitted for this proposed allocation, there 

is significant technical work regarding the highway network. The submitted Transport Assessment has 

indicated sufficient capacity in the existing highway network to accommodate the development. One 

exception is the Tothill Street arm of the roundabout to the north of the development, where flows would 

exceed capacity in the future scenario when including the proposed development. As such, a mitigation 

package has been proposed to upgrade this arm with road realignment and an additional lane. This plan 

was submitted as part of the outline planning application and has been subject to a Stage 1 Road Safety 

Audit at the request of Kent County Council.  

3.5. Other mitigation is focused on sustainable transport modes, including upgrades to the existing bus stops, 

new footways to connect the proposed access into the existing pedestrian footway to the west of Tothill 

Street and two new uncontrolled crossing points; one crossing the proposed new access, whilst the 

second crosses Tothill Street. A new shared cycleway/pedestrian/emergency access also connects onto 

Greenhill Gardens and a Travel Plan has been prepared and can be secured by way of condition.  

3.6. Kent County Council as local highways authority has confirmed that they accept the conclusions of the 

vast majority of the Transport Assessment and additional information supplied. Only two outstanding 

points now remain:  

 Whether or not any off site cycle improvements should be accommodated within the S.106; and 

 Whether off site junction improvements at the Spitfire Way/Manston Road junction to the north are 

warranted as a result of the proposed development.  
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3.7. Discussions with Kent County Council regarding the abovementioned points remain ongoing, though 

they are not envisaged to jeopardise the deliverability of the allocation.   
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4. How will the site be accessed, and is it clear to decision-makers, developers and 

local communities what the necessary highway improvements consist of? What 
are the costs of these improvements and have they been considered when 
assessing the viability of the allocation?  

 

4.1. It is considered that the policy wording in relation to the intended site access and need for off-site 

highway improvements is sufficiently clear to guide future development proposals, with one exception. 

There is a requirement for an emergency access off Greenhill Gardens to serve the development and so 

it is suggested that this should be specifically incorporated into the policy, as noted in the Regulation 19 

Representations submitted on behalf of St John’s College. This will ensure sufficient clarity for all parties.    

4.2. By way of context, an outline planning application has been submitted with all matters reserved except 

for the means of access. Detailed access plans have consequently been formally submitted to the local 

planning authority. Access proposals have also been discussed with the local community and Parish 

Council during the pre-application process, including meetings with the Parish Council and a public 

consultation event.   

4.3. The primary means of access is via a priority controlled junction off Tothill Street. A secondary 

emergency access is then proposed to the south, connecting onto Greenhill Gardens. This is designed 

with a bollard to restrict unpermitted vehicular access but does provide a pedestrian and cycle 

connection to promote social interaction and connectivity.  

4.4. Off-site highway improvements are also anticipated, namely:  

 a new uncontrolled pedestrian crossing on Tothill Street; and  

 lane reconfiguration on the northbound arm of Tothill Street as it joins the Minster roundabout. 

 
4.5. Whether the proposals will contribute towards upgrades at the Manston Road/Spitfire Way junction or 

propose additional off-site cycle upgrades remain points of discussion with Kent County Council.  

4.6. The way that the policy is worded currently provides a commitment to off-site highway works but also 

sufficient flexibility to agree the detailed off-site mitigation through the determination of any future 

planning application(s), taking into account the latest committed developments and modelling evidence 

at that time.  
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5. What is the justification for requiring land to be safeguarded within the site for 
the expansion of the existing cemetery, and for consultation to be carried out 
with Minster Parish Council? How will this affect the number of dwellings the site 
is expected to yield and the deliverability of the site?  

 

5.1. St John’s College has no objection to making land available for a cemetery extension. Indeed, this is 

reflected with this proposed use being incorporated within the current outline planning application. 

However, in order to meet the CIL Regulations, it is apparent that the application can only offer up the 

extent of land necessary to mitigate the proposed residential development with no associated cost for the 

land. Any additional extent of land beyond ‘mitigation’ would need to be purchased by the relevant party.  

5.2. The provision of this cemetery extension could adversely affect the deliverability of the intended 

residential development if the policies map is not updated to reflect the boundary identified at Appendix 

1. In liaison with Minster Parish Council, the location of the proposed cemetery extension is directly to the 

west of the existing cemetery and so it is deemed crucial that the policies map reflects this boundary. 

Without such a change, there would be a reduction in the number of dwellings that could be 

accommodated on the allocation and the cemetery extension would likely be forced south and so conflict 

with the intended point of access to Tothill Street. Locating the cemetery extension to the west of the 

existing also facilitates a greater buffer distance between the cemetery and intended residential 

development.  

5.3. Given the community benefit associated with the proposed cemetery extension, St John’s College has no 

objection to its incorporation, providing that the allocation boundary shown on the policies map is 

updated to reflect the above.    
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6. What is the justification for requiring the provision of open space in accordance 
with Policy SP31?  

 

6.1. It is not considered necessary for the allocation to make specific reference to policy SP31. If policy SP31 

is found sound itself, this policy would form part of the adopted Development Plan and so would need to 

be considered when reading the Local Plan as a whole.  

6.2. Whether or not there is an issue with complying with policy SP31 depends on what ‘Table 7’ is meant to 

reference. At the time of the Regulation 18 draft of the Local Plan, this reference to Table 7 involved a 

table of specified standards relating to draft policy GI04. However, in the submission version of the Local 

Plan, Table 7 lists the Landscape Character Areas. This is an inadvertent drafting error and it is 

anticipated that the required Table has been unintentionally removed from the Submission Version of the 

Local Plan. Clarification is required from Thanet District Council on this point.  
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Appendix 1: Revised HO12 Allocation Boundary  
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Appendix 2: Correspondence with Archaeological Service a Kent County Council 
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