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Chapter 1: Introduction

Purpose of the IDP

1.1

1.2

1.3

1.4

1.5

Government guidance requires that Local Planning Authorities understand the need
for infrastructure improvements required to support the delivery of planned development.
While key infrastructure requirements should be identified within Local Plans, the detail
concerning planned infrastructure provision can, more appropriately, be set out within
an IDP.

The Council produced a draft IDP in 2014 as part of the evidence base to support the
examination of the CDLP. At that stage, the primary purpose of the IDP was to identify
the key infrastructure requirements and to outline how and when these measures will
be delivered.

While this updated IDP continues to provide this overview, it is necessary now for the
document to provide additional information on the phasing and delivery of key
infrastructure requirements and to set out the Council’s proposed approach to developer
contributions, such as s106 (! agreements and the Community Infrastructure Levy
(CIL).

In doing so, the IDP provides evidence to support the development of the Council’s
CIL Charging Schedule.

The IDP is also an infrastructure planning tool which the Council can use to monitor
and support the delivery of necessary infrastructure improvements, as part of the
delivery of the CDLP as a whole. The IDP is a “living document”, which can be regularly
updated, and used as a framework to guide decision making relating to infrastructure
delivery, including the future allocation of monies from the CIL.

CDLP Policy Context

1.6

1.7

The Council adopted the CDLP in July 2017. The CDLP identifies land for the provision
of some 16,000 new homes, accompanied by employment and retail provision, to meet
identified development needs in the District. Much of this growth is allocated across
twelve residential-led strategic development sites as identified in CDLP Policy SP3,
while the strategic retail allocation at Wincheap is set out in Policy TCL7.

As required by the National Planning Policy Framework (NPPF), the CDLP identifies
the key infrastructure requirements on which the delivery of the CDLP will depend.
Key infrastructure requirements for the residential-led strategic development sites are
set out within Policy SP3, while further infrastructure policies are contained within the
CDLP chapters on transport, education, open space and quality of life.

1

Planning obligations made under Section 106 of the Town and Country Planning Act (1990) (as
amended)




1.8

1.9

1.10

Key highway and sustainable transport infrastructure measures reflect the adopted
Canterbury District Transport Strategy (2017), including the provision of new A2 slip
roads at Wincheap and Bridge, relief roads at Sturry, Herne and Wincheap, Park and
Ride provision at Whitstable, Wincheap, Sturry and New Dover Road and various
pedestrian and cycle improvement measures.

Significant investment in primary and secondary education infrastructure, health
infrastructure and other community infrastructure is also identified as necessary to
support the delivery of the CDLP, and the CDLP requires the provision of significant
new areas of open space, together with improvements to existing facilities.

CDLP Policy SP5 further highlights these key requirements, and establishes that the
Council will prepare an IDP for the allocations set out in the Local Plan, which will also
set out proposals for the use of s106 agreements and similar mechanisms, including
the CIL.

Relationship with the Local Plan and CIL

1.11

1.12

1.13

1.14

The CDLP sets out an expectation that s106 agreements (and similar mechanisms)
will continue to be the appropriate funding route for infrastructure required to deliver
the strategic development sites. The CDLP envisages that the CIL would operate
alongside this, to raise monies from smaller sites and windfall developments, in order
that the monies raised can be used to support the delivery of other projects which are
considered important to the implementation of the wider planning strategy.

In developing a CIL Charging Schedule the Council is required to publish a list of
infrastructure types and/or projects which will be eligible for CIL funding. This list must
be consistent with the infrastructure evidence and the viability evidence produced to
support the development of the CIL Charging Schedule, and therefore the infrastructure
list reflects the approach outlined above.

To provide clarity to developers, infrastructure providers and other stakeholders the
IDP provides a clear position on the expected funding route for individual infrastructure
schemes and, where appropriate, infrastructure types, to inform the infrastructure list.

Both the infrastructure list and the IDP will be subject to regular review over the period
of the CDLP.
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Chapter 2: Development of the IDP

Infrastructure Evidence

2.1

2.2

23

2.4

2.5

The draft IDP, produced in 2014, was a key evidence document at the examination of
the CDLP and reflected a series of strategies and studies, extensive engagement with
infrastructure providers, and wider consultation. It informed the CDLP which was found
sound at examination and adopted by the Council in July 2017. Accordingly, it is not
the role of this document to wholly review the 2014 IDP, or its underpinning technical
evidence, but rather to bring the information up to date.

Infrastructure evidence originates from a variety of sources, including the Council’s
own strategies for supporting the delivery of the CDLP, such as the Transport Strategy,
Open Space Strategy, Heritage Strategy and Green Infrastructure Strategy. These
documents have either been developed alongside the CDLP to inform its policies, or
policies within the CDLP require their production, and these strategies are clearly
relevant to the IDP.

Through the Council’s collaborative working and engagement with infrastructure
providers, plans and strategies such as Kent County Council’s (KCC) Commissioning
Plan for Education in Kent (CPEK), South East Water’s Water Resource Management
Plan (WRMP) and the NHS Clinical Commissioning Group’s (CCG) Estates Strategy
and Implementation Plan (ESIP) take account of the impacts of planned growth.

These strategies are themselves supported by detailed technical assessments of
infrastructure capacity and future pressure, and can provide a robust basis for the
identification of infrastructure schemes necessary to support planned growth. These
documents therefore provide key evidence and the Council seeks to align the IDP with
these strategies where appropriate.

Since 2014 a number of sites allocated within the CDLP have either been granted
planning permission or have been granted permission, subject to the completion of a
s106 agreement. Infrastructure evidence is often refined through the development
management process, where developers prepare detailed assessments for transport
and other issues, and infrastructure providers are invited to formally assess the impacts
of specific proposals on their services. This evidence is also clearly relevant to the
IDP, and in some cases provides more detailed information regarding the timing and
phasing of delivery. Where this evidence identifies new or amended infrastructure
requirements at the point of application, this can be taken into account when the IDP
is next reviewed.

Collaborative working with Infrastructure Providers

2.6

Council officers have established effective working relationships with key infrastructure
providers through the development of the CDLP, and these will continue to be important
as the CDLP is delivered. Ultimately, the physical delivery of many of the schemes




2.7

identified within the IDP will be the responsibility of infrastructure providers themselves
and the Council recognises that collaborative working is crucial to the successful
delivery of the CDLP.

The Council has undertaken further engagement with infrastructure providers in order
to effectively update the IDP. This is to ensure that the identified infrastructure schemes,
and their delivery status, reflect infrastructure providers’ current position and to seek
appropriate alignment with any new plans or strategies.

Viability Evidence

2.8

29

2.10

2.1

212

The Council has developed new viability evidence to support the development of the
CIL Charging Schedule. The Canterbury District CIL Viability Study (September 2018)
follows Government guidance to test the economic viability of introducing CIL charges
on development across the District.

The study has tested the approach set out in the CDLP and has found that, with the
cost of the significant s106 infrastructure items which the strategic development sites
are required to deliver, a £0 CIL charge is appropriate for these sites. However, in
testing smaller residential schemes for which more limited s106 infrastructure is
required, it is clear these sites are sufficiently viable to sustain a CIL charge.

The study also finds that both student accommodation and older persons housing (use
class C3) can sustain CIL charges.

In terms of non-residential development, the study concludes that both convenience
and comparison retail development is sufficiently viable to sustain CIL charges outside
of the town centres. However, the strategic retail allocation at Wincheap is not
sufficiently viable to carry a CIL charge, taking into account known s106 infrastructure
costs. The study concludes that out of centre hotel developments are also
sufficiently viable to carry a charge.

All other uses are not sufficiently viable to sustain a CIL charge.

Approach to Developer Contributions (s106/CIL)

213

Taking this into account, the Council considers that the approach set out in the CDLP
remains appropriate and is robustly evidenced.

2.14 As proposed, the strategic development sites set out in Table 2.1 will be exempt from

the CIL (£0 charge) and will continue to pay their contributions through s106. This
route provides more certainty that the infrastructure will be delivered, and at the right
time, as the monies or improvements secured through a s106 are secured directly
towards a specific project and, in many cases, the developer is required to physically
deliver the scheme as part of any planning consent.
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o Table 2.1

=

N

" Site Name CDLP Ref. Planning Application

o Ref.

<

% Land at South Canterbury SP3 (Site 1) CA//16/00600

©

c_:; Land at Sturry/ Broad Oak (Northern | SP3 (Site 2) CA//18/00868

=} Section)

o

— Land at Sturry/ Broad Oak (Southern | SP3 (Site 2) CA//I17/01383

3 Section)

% Land at Hillborough SP3 (Site 3) CA/I17/01866
Land at Herne Bay Golf Course SP3 (Site 4) CA//15/00844
Land at Strode Farm SP3 (Site 5) CA//15/02782
Land at Greenhill, Herne Bay SP3 (Site 6) CA//I17/02907
North of Thanet Way, Whitstable SP3 (Site 7) CA//15/01296
Land North of Hersden SP3 (Site 8) None
Land at Howe Barracks SP3 (Site 9) CA/I14/01230
Land at Ridlands Farm/ Hospital Site, | SP3 (Site 10) None
Canterbury
Land at Cockering Farm A SP3 (Site 11) CA//15/01479
Land at Cockering Farm B SP3 (Site 11) CA//17/00519
Land South of Ridgeway, Chestfield | SP3 (Site 12) CA//17/00469
Hoplands None CA//16/00404
Chislet Colliery None CA//16/00673
Wincheap Retail Area TCL7

2.15 Further, many of the key infrastructure requirements depend on s106 contributions
from a number of these sites, the majority of which have either received planning
consent or are now under determination. Carrying forward the current approach to
these sites following the introduction of the CIL Charging Schedule will provide
continuity, and consistency, for these key sites.

216 The CIL would therefore be applied to other residential developments, student
accommodation, older persons housing and retail and hotel development in some
locations. As set out in the CDLP, monies raised from these sites would support the
delivery of wider, strategic infrastructure measures, which are required to support the
delivery of the CDLP.




2.17 With the introduction of the CIL, s106 matters on these ClL-eligible sites will be fully
scaled back to site specific infrastructure and mitigation only, such as affordable
housing, SAMMS and open space. Contributions towards more strategic infrastructure
measures will be made instead through the CIL.

2.18 This approach is consistent with both the infrastructure evidence and the viability
evidence.
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Chapter 3: Infrastructure required to deliver the Local Plan

Overview

3.1 To clearly reflect the proposed approach, and to support the delivery of the CDLP and
the CIL, this section is comprised of three parts:

Part 1: Strategic Development Sites

3.2 This section sets out the key infrastructure schemes required to deliver the strategic
development sites, and which will therefore continue to be funded through s106
agreements, highways agreements @ or other mechanisms but not through the CIL.

Part 2: Other strategic infrastructure, including CIL-eligible schemes

3.3 This section sets out the additional strategic infrastructure schemes (not included in
Part 1) which are required to support the delivery of the CDLP. These schemes will
either be eligible for CIL monies or will have an alternative funding source identified,
but will not be funded through new s106 agreements.

Part 3: Ongoing site specific and s106 matters

3.4 This section sets out the residual, site specific matters which s106 agreements will
continue to address for developments also eligible to pay CIL charges.

Infrastructure delivery information

3.5 The identification of necessary infrastructure schemes is only part of the role of the
IDP; much of this information is set out within other documents, including the CDLP
itself. The emphasis of the IDP is in regards to the delivery of infrastructure projects
and therefore additional information relating to timing, costs, funding and scheme
status is set out within the IDP schedules.

3.6 The timing of the delivery of infrastructure schemes will be dependent upon a number
of key factors, including when development sites come forward, the point at which an
infrastructure project is actually required and the timing of funding being made available.
Given this complexity, the IDP breaks down the timescale for delivery into three tranches
— short term (<5 years), medium term (5-10 years) and long term (10> years). In some
instances, and in particular where the timing/availability of funding is unclear, the timing
of infrastructure delivery may straddle two of these periods. For other items, the timing
of infrastructure delivery could be more variable, and may take place periodically
throughout the period of the CDLP.

3.7 The Council undertakes regular monitoring of development taking place in the District,
and publishes this annually in the Authority Monitoring Report (AMR). The AMR
therefore provides appropriate evidence to inform the IDP as regards the timing and
phasing of planned development. Taken together with infrastructure evidence, the IDP

2 Agreements made under Section 278 of the Highways Act (1980)




3.8

3.9

3.10

3.1

can therefore indicate broadly when schemes are likely to be required, which can guide
where more detailed infrastructure planning work should be focussed in the short term.
This information can also provide a framework for monitoring to support ongoing
collaborative working with infrastructure providers and, ultimately, the timely delivery
of infrastructure.

Another key function of the IDP is to outline the known costs of the infrastructure
required to support delivery of the CDLP, to provide an understanding of the implications
for individual development sites (such as the strategic sites) and to inform the “funding
gap” analysis which is necessary to justify the introduction of the CIL Charging
Schedule. Cost estimates outlined in the IDP originate from a variety of sources,
including directly from infrastructure providers, from information provided by developers
and from strategies and/or technical studies undertaken to support the CDLP.

Costings are based on the latest available evidence however it is acknowledged that
factors such as build costs may change over time which may lead to revisions to cost
estimates when the IDP is updated again in the future. In some cases, more detailed
design work will be required closer to the point of delivery and therefore costs may be
refined as further work is undertaken.

To inform the “funding gap” analysis, the IDP also identifies where funding is available
or has been secured towards specific infrastructure schemes. In some cases, some
s106 monies have already been secured towards a project; in others the Council has
allocated monies from its Capital Programme to deliver specific projects. As part of
this exercise the range of potential alternative funding sources have been considered
— such as funding from Government departments, the South East Local Enterprise
Partnership, infrastructure providers such as the Clinical Commissioning Group or
Highways England — and where such sources of funding have been identified, this is
acknowledged within the IDP.

As recognised in Government guidance however, projecting such sources of funding
over longer time horizons is highly challenging, and so the focus is necessarily on
funding which is already secured.

Other infrastructure projects

3.12

3.13

3.14

Although the focus of the IDP is on the infrastructure measures and schemes necessary
to deliver the CDLP, as identified through current plans, strategies and other evidence,
the Council recognises that these will develop over time and existing projects may
evolve, or new schemes may be identified.

There are a number of potential major infrastructure schemes in the District which are
at an early stage of development and/or are not included in an agreed plan or strategy,
but which would, if delivered, have a significant impact on infrastructure capacity over
the period of the CDLP and beyond.

These include proposals for a new hospital and/or Urgent Care Centre in Canterbury
which are being considered as part of the Kent and Medway Sustainability and
Transformation Plan, proposals for a new reservoir at Broad Oak being developed by
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3.15

South East Water, proposals for eastern and western link roads around Canterbury,
contained within the East Kent Growth Framework and proposals for a connection
between the Canterbury East and Canterbury West lines, set out within the National
Rail Kent Area Route Study consultation.

Although these schemes are outside of the scope of this IDP currently, the status of
these and other relevant projects will be reviewed when the IDP in updated in the
future.

Part 1: Strategic Development Sites

3.16

3.17

3.18

3.19

3.20

CDLP Policy SP3 identifies the twelve residential-led strategic development allocations
to be brought forward during the period up to 2031. In total, the sites will provide over
11,000 dwellings, a range of employment space, retail and community facilities, new
public open space, schools, and health care facilities. CDLP Policy TCL7 identifies the
strategic retail allocation at Wincheap Retail Area for up to 33,800sgm (net) of retail
and leisure floorspace.

These policies identify the majority of the key infrastructure requirements necessary
to deliver these strategic development sites, and this section of the IDP addresses
these sites and their key infrastructure requirements specifically.

Given the strategic nature of the IDP, these schedules are not intended to be an
exhaustive set of requirements and, indeed, the Council would anticipate that additional,
site specific measures and other necessary improvements would be identified at
planning application stage, where more detailed evidence and assessment work is
developed and appraised.

During the 2017-18 monitoring year, two additional large development sites have been
committed at Herdsen - namely Hoplands (CA//16/00404) and Chislet Colliery
(CA//16/00673). These two schemes will deliver an additional 620 homes and will
therefore have a significant impact upon infrastructure capacity. In determining these
applications, it is clear that they will rely upon the same infrastructure projects (e.g.
Sturry Relief Road, new GP surgery, Herdsen Primary School expansion) as the
strategic development sites allocated within the CDLP. For this reason, contributions
from these sites are included within this section.

These infrastructure requirements are detailed in the following schedules:
e  Schedule 1A: Sustainable transport and highway infrastructure

e  Schedule 1B: Education infrastructure

e  Schedule 1C: Health infrastructure

e  Schedule 1D: Community infrastructure




e  Schedule 1E: Open space, recreation and green infrastructure (including SAMMS)

:¢ J9ydeyn

e  Schedule 1F: Utility infrastructure
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3.21 Following the position set out in the CDLP, and taking account of the findings of the
CIL Viability Study (2018), the IDP and Infrastructure List (Regulation 123 List) reflect
that the strategic development sites identified within CDLP Policies SP3 and TCL7 will
be zero rated for CIL purposes, and that their key infrastructure requirements will
continue to be funded through s106 and other mechanisms but not through the CIL.
This approach will also be applied to Hoplands (CA//16/00404) and Chislet Colliery
(CA//16/00673).
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Part 2: Other strategic infrastructure, including ClL-eligible schemes

3.22

3.23

3.24

3.25

Outside of the key infrastructure requirements necessary to deliver the strategic
development sites, the CDLP and its supporting strategies identify a range of other
strategic infrastructure measures required to accommodate planned growth within
infrastructure capacity and to support the delivery of the CDLP strategy. These strategic
schemes address the cumulative impacts of planned growth and are discreet from
those site specific infrastructure requirements, which are set out within Part 3.

These infrastructure requirements are detailed in the following schedules:

e Schedule 2A: Sustainable transport and highway infrastructure (including air
quality)

° Schedule 2B: Education infrastructure
° Schedule 2C: Health infrastructure
e  Schedule 2D: Community infrastructure

e  Schedule 2E: Open space, recreation and green infrastructure (including flood
management)

Existing strategies such as the Transport Strategy and Open Spaces Strategy have
already considered the potential role that the CIL and other funding sources will play
in their delivery. The Council has worked collaboratively with infrastructure providers
to review and update this information to inform this IDP.

Following the position set out in the CDLP, and taking account of the findings of the
CIL Viability Study (2018), the IDP and Infrastructure List (Regulation 123 List) reflect
that the identified schemes will be eligible to be funded wholly or partly through the
CIL, and that no further s106 obligations will be secured towards these projects following
the introduction of the CIL. This section also identifies where other funding sources
have been identified towards these strategic schemes, such as CCC's Capital
Programme monies or existing s106 monies.
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Part 3: Ongoing site specific and s106 matters

3.26

3.27

3.28

3.29

3.30

3.31

In addition to the strategic development sites identified at CDLP Policies SP3 and
TCL7, the CDLP identifies other sources of development supply, including housing
allocations at Policy HD1 and those rolled forward from the previous Local Plan,
together with mixed-use and employment allocations and a “windfall allowance” for
housing on unidentified sites.

Where these development sites have planning applications determined following the
introduction of the CIL, those liable to pay the CIL will pay the overwhelming majority
of their contribution towards infrastructure provision through the CIL route. Reflecting
government guidance, s106 (or similar mechanisms) will be used in a very limited way
to mitigate site specific impacts, in accordance with the legal tests.

This will include affordable housing and SAMMS contributions for relevant
developments, together with other site specific mitigation necessary to make the
development acceptable in planning terms, such as for open space or transport.

Given that the majority of site specific infrastructure measures will be identified at
planning application stage, where more detailed evidence and assessment work is
developed and appraised, this section of the IDP includes more references to the
Council’s position and approach rather than specific infrastructure schemes, however
specific schemes are identified where possible.

These infrastructure requirements are detailed in the following schedules:

e  Schedule 3A: Sustainable transport and highway infrastructure (including air
quality)

e  Schedule 3B: Open space, recreation and green infrastructure (including SAMMS
and flood mitigation)

e  Schedule 3C: Utility infrastructure

Following the position set out in the CDLP, and taking account of the findings of the
CIL Viability Study (2018), the IDP and Infrastructure List (Regulation 123 List) reflect
that site specific infrastructure requirements will be funded through s106 and other
mechanisms but not through the CIL.
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] Chapter 4: Funding gap analysis
H
- 4.1 As part of the evidence required to support the development of the CIL Charging
c Schedule, the Council must establish that there is an aggregate funding gap between
5__ the cost of infrastructure which might be eligible for CIL and the monies available to
= deliver that infrastructure. Part 2 of the IDP identifies these projects and sets out, for
Q each project, where funding is available or secured towards the scheme from a range
o of funding sources. This is summarised in table 5.1 which identifies an aggregate
o funding gap of over £33m.
Qo
3. Table 4.1
(72}
Estimated Cost Funding Secured Aggregate funding
gap

Transport £28,195,000 £4,182,580 £24,012,420

Education TBC TBC TBC

Health £7,100,000 £4,100,000 £3,000,000

Community £554,000 £0 £554,000

Open space and Gl | £19,217,000 £13,740,000 £5,477,000

Total £55,066,000 £22,022,580 £33,043,420

4.2 Infrastructure schemes identified within Part 1 are not included in the analysis as they
will not be eligible for CIL funding, and will be delivered through other mechanisms,
including s106 agreements.

4.3 Although Government guidance makes clear that the CIL is not expected to pay for
all infrastructure, clearly the role of the CIL is to reduce this aggregate funding gap, to
support the delivery of the CDLP. Taking into account the proposed charging rates,
and the non-consented development supply within the CDLP which may be eligible to
pay the CIL, table 5.2 projects a CIL income of around £22.6m over the remaining
period of the CDLP.

4.4 The Council, as Charging Authority, will be required to administer the CIL system, and

the CIL Regulations (2010) (as amended) provide that Charging Authorities can retain
up to 5% of income to cover start up and ongoing administration costs. As this income
would not be available for spend on infrastructure projects, it is reasonable to adjust
the CIL projections to account for this, which leaves a projected net CIL income of
around £21.5m. The actual amount of CIL income available for spend on IDP projects
may however be further affected by the neighbourhood portion.
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Table 4.2 o
-

'S

Projected CIL Income | Admin costs 5% Net CIL income .

n

Other allocations £7,269,101 £363,455 £6,905,646 %
o

Windfall £15,363,096 £768,155 £14,594,942 =
development %
Total £22,632,197 £1,131,610 £21,500,588 8
>

)

4.5 The impact of the net CIL income on the aggregate funding gap is clearly significant; K
2.

reducing the gap by around 65% as set out in table 5.3. This demonstrates that the
introduction of the CIL is justified, and that CIL will play an important and positive role
in the delivery of the CDLP.

Table 4.3
Residual Funding Gap
Aggregate funding gap £33,043,420
Net CIL income £21,500,588
Total £11,542,832
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Chapter 5: Monitoring and Review of the IDP

5.1

5.2

5.3

5.4

The IDP provides a high level framework to support the Council’'s ongoing collaborative
working with infrastructure providers on the delivery of the CDLP. It brings together
key information such as which infrastructure schemes are required in the short term,
how infrastructure delivery relates to the phasing of development and how infrastructure
projects will be funded. It also identifies the projects which will be eligible to receive
CIL funding and will therefore support future decision making on the allocation of CIL
receipts.

The IDP also provides a basis on which to monitor the progress being made on the
delivery of identified infrastructure schemes; to identify where schemes are on track
and any cases where non-delivery or delayed delivery may have knock-on impacts for
the delivery of development. Itis intended that progress on the delivery of infrastructure
schemes will be monitored and reported annually through the Council’s Authority
Monitoring Report (AMR), with s106 and CIL monitoring also subject to annual
reporting.

The IDP is a “living document” and will be kept under regular review over the period
of the CDLP. The Council recognises that the identified schemes will develop over
time and existing projects may evolve, or new schemes may be identified. Accordingly,
it is intended that the IDP will be reviewed each year, at which point a decision will be
taken on the need to update the document.

Further work on documents such as the Green Infrastructure Strategy, Heritage Strategy
or Air Quality Action Plan, or the adoption of Neighbourhood Development Plans, may
also identify additional schemes which would merit inclusion within the IDP at a later
date, and this will also be considered as part of the annual review process.




