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INTRODUCTION

This Planning Statement has been prepared by Iceni Projects Limited (‘lceni’) on behalf of Quinn
Estates (“the Applicant”) in support of a planning application for a residential development at Land

east of Church Lane, Lydden ('the site’).

This application is submitted in outline with all matters reserved for future consideration, except

access. The proposed description of development is as follows:

Outline proposal for the erection of up to 23 dwellings including affordable housing together with

associated parking, infrastructure and open space; with all matters reserved except access.

The purpose of this Planning Statement is to provide Dover District Council with an overall summary
of the existing site and surroundings; the relevant planning history for the site and to provide
justification for the Proposed Development in the context of Dover District Council Development Plan
and national planning policies. Furthermore, this Planning Statement demonstrates that the scheme

detailed in this planning application offers significant benefits including:

The provision of up to 23 high quality dwellings;

« A valuable provision of new affordable opportunities, such as First Homes, within a settlement

where limited opportunities for this form of tenure presently exist;

* On-site ecology enhancements which will provide conservation species with new opportunities

for habitat creation, foraging and movement;

e Anew area of public open space designed to be shared by new and existing residents within the

settlement; and

« A scheme which is fully aligned with the Economic, Social and Environmental pillars of the NPPF.

Submission Documents

In addition to this Planning Statement and Application Form prepared by Iceni Projects as part of the
planning application, the following documents and drawings have been prepared and submitted in

support of this planning application:

Document title

Site Location Plan Clague Architects




Document title Author

Indicative Masterplan Clague Architects
Parameter Plans Clague Architects
Design and Access Statement Clague Architects

Landscape Strategy Aspect Landscape Planning
Heritage Statement lceni Projects

Flood Risk Assessment Including Surface and Foul Water | GTA

Drainage Strategies

Transport Assessment Charles and Associates
Ecological Appraisal Aspect Ecology
Arboricultural Impact Assessment Aspact Arboriculture

Landscape and Visual Impact Assessment

Aspect Landscape Planning

Noise Assessment Entran

Air Quality Assessment Entran
Sustainability & Energy Statement Iceni Projects
Geo-environmental Assessment Idom
Archaseological Desk-pased Assessment Iceni Projacts
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APPLICATION SITE AND BACKGROUND

Site Description

The Site is located to the east of Church Lane, to the western edge of Lydden, and is approximately

1.77 ha in size.

The site accommodates agricultural land with no buildings, in addition to hedgerows and trees. The
land is divided between one large open grassland field and a smaller field forming part of the
residential curtilage of a residential dwelling (‘Glebelands’). The site has frontages to Church Lane
of approximately 41 meters and has a single vehicle access point from this lane.

The site is allocated within the Draft Dover District Local Plan for the development of 30 dwellings
and is also located within a Groundwater Source Protection Area (Zone 2) and the Dover &
Folkestone Cliffs & Downs Biodiversity Opportunity Area, but is not subject to any statutory ecological
designations. The Kent Downs AONB is located to the south of the site beyond the residential

dwellings fronting onto Canterbury Road.

Figure 2.2 — Local Plan Designations
: : .

Source: Dover Core Strategy (adopted in 2010)

The site does not contain any listed heritage assets, nor is it located within a Conservation Area.
Two listed assets lie to the north of the site; Lydden Court Farmhouse (Grade Il), and the St Mary
the Virgin Church (Grade II*). A small amount of the site is also situated within an area of

archaeological potential, owing to the Roman road which runs past the southern boundary of the site.
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There are no statutory or non-statutory designated sites of nature conservation interest within or
directly adjacent to the application site. A group of trees to the eastern boundary of the site are
covered by Tree Preservation Order TPO/22/00001. The site is located within proximity to the Lydden
and Temple Downs SAC, SSS| and NNR, in addition to the Alkham, Lydden and Swingfield Woods
SSSI (outlined below).

Figure 2.3 — Ecological Designations
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The site is located at the foot of a small valley and slopes upwards to the south. According to the

National Flood Map for Planning, the site is located entirely within Flood Zone 1.

A Public Right of Way (PRoW) runs along the eastern boundary of the site and across the back of
Lydden Court Farm towards the Church of St Mary further north.
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SHe Context

The site is nastled within tha setiement of Lyddan, adjoining its settlement boundary and being
surrounded by development on thres sides. Lydden Court Farm, including the Farmhoussa,
outbuildings and open fields which front onte Church Lane lie 1o the neorlh. Residential propertias
fronting onta Cantarbury are to the east. In the south, the site is bound by further rasidential
properties franting anto Canterbury Road, whilst to the west are opan 2 agricultural fields. The
Lyddan and Temple Ewall Downs SAC is located furthar 1o the north wast.

The wider seftlemant of Lyddan is siuatad within a rural context, being surrounded by agricultural
fields bayond its settlemant boundary in all directions. The satlement straddles Canterbury Road,
which provides rapid access to a number of largar satlements including Templa Ewell and Dovaer,
Westwards, residents can lake the Lyddan Hill road which adjoins the A2, enabling swift access to
broadar areas of Kant.

Lydden

Lydden is a small but sustainable settlement located in the south of Daver, Policy CP1 of the Local
Plan classifies Lydden as a Village', however, the draft local plan which has recently been submitied
to examination pramotes Lydden to a ‘Large Village' by virtue of its excellent sustainability credentials
(this is covered in Saction 3 below). Many lacal services and facilities can be reached on foot in less
than 156 minutes, including:

Bus Stop oulside the Lydden Bell {1 minute walking distance);

¢ Lydden Bell Public House {1 minute walking distance};

¢ Lydden Garage Vehicle Repair Shop (1 minute walking distance};
¢ Lydden Village Hall (2 minute walking distance);

« Lydden Recreational Field (2 minute walking distance};

¢« Church of 8t Mary the Virgin (4 minutes walking distance);

« Lydden Surgery GP (7 minutes walking distance);

Lydden FPrimary School and Childcare {7 minutes walking distance via PRoW 0163/ER115/1}

Thera are also a number of industrial/commercial silas within close walking distance, providing
rasidants with a local source of wark. For residents that work in othar sectors, thare are regular bus
services that provide regidents with quick access to the coastal town of Daver and Canterbury:
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« Number 15: Dover/Canterbury, several times per day

» Number 88: Dover/Sandwich school bus, once per day

e Number 96A: Dover/Chillenden school bus, once per day

e Number 981: Dover/Aylesham school bus, once per day

The Site is therefore in a highly sustainable location for appropriate residential expansion, with a
large array of infrastructure to support the proposed development which would allow new residents

to go about their daily lives without dependence on motor transport.

Figure 2.4 — Bus Routes
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Source: Dover District Core Strategy 2010, Figure 3.1

Planning History

The site is not subject to any previous planning applications. In terms of noteworthy applications
close to the site, a parcel of land to the east was granted planning permission for the erection of a

single detached office building (app ref. 22/00924). The last residential development to occur in
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Lyddan was granted in 2016 at Land Rear Of 114 Canterbury Road (app ref. 15/01184), for the
development of 31 dwellings. Overall, this demansirates that development in this location has
generally been supperted by the Council and is not cansidered parlicularty sensitive.

Pre-Application Dlscusslons and Public Consultation

The development polential of the site has been considered through the Dover Local Plan Review,
having been submitted through the Council's call for sites. The site has been identified in Regulation
18 and Regulation 19 versions of the Plan as a suitable site for residential development, with the
viald being reducad from 50 dwellings during the evolution of the Plan to “around 30" dwellings. This
was in response o Quinn's submissions, which recommendad tha vield be reduced t¢ raspond 1o
the marxket opportunity. Subsaquently, tha applicant has been able to work the schame so that it
makes better use of land and increase the maximum number of homes 1o 45, closear to that originally
sought by the Council whan allocating tha site at Regulation 18 stage.



3. PROPOSED DEVELOPMENT

< % | This planning application seeks outline planning permission for the following:

Qutline proposal for the erection of up to 23 dwellings including affordable housing together with

associated parking, infrastructure and open space, with all matters reserved except access.

3.2 The proposed development is accompanied by Parameter Plans that identify the following

development areas:

ey Enimles

ARy

HEEOO

Prooosed Assitesia Devealyoment, LOna & Chiror Lane, Lyssan — 3 ' el b .

Source: Clague Architects

3 The indicative layout is the result of an iterative masterplanning process that has been undertaken
over the evolution of the Local Plan process. The scheme has evolved through its promotion in the
various call for sites and local plan consultations that have taken place over the years. Principally,
the scheme adheres to the Policy SAP47 of the Draft Dover Local Plan, which seeks to allocate the

site for residential development.
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Sustalnabllity and Energy

The proposed development will adopt a range of anvironmantally-friendly praclices to ensure it aligns
with the Council's vision and the growing imporlance of tha dimate change adganda. This includes
using lawdmpact materials following the BRE Green Guide to Specificatian, minimising internal water
consumption, enhancing site bicdiversity with biodivarse planting, and reducing air, noise, light, and
waler pollution. During construction, efforts will be made to minimise waste production and divert
wasta from landfill. Energy efficiency will be prioritised by spacifying low U-values, low air
permeability, and low thermal bridging to minimiza heat less. The development will he fossil fusl-fres,
relying on electric-only systems like air source heat pumps (ASHPsg) for space and water heating,
and renewable technaology such as roottop photavaltaic (PY) panals to provide renewable alectricity,

Affordable Housglng

The scheme will deliver T of the total 23 units as affordable housing, making up 30.4% of the averall
tenure. The indicative mix is distributed between 3 X 3-bedroom dwellings, and 4 X 2 bedroom
dwallings.

Vehicular, Cycle and Pedastrian Accass

The details of access are 1o ba securad as part of this application. The development will ke served
by a singular dedicated accass from Church lang which will achieva appropriate visibility t¢ allow
ugers to exit and enter he site safaly, In accardance with draft allocation SAP47, the new access will
physically prevent access from and egrass onto Church Lang (North).

The proposed development will accommeodate adequate car parking, cycla storage, and EV charging
points for sustainable transpertation options. The sie's access layout can accommodats standard

rafuse collaction vahicles.

Landscaping Strategy and Flood Risk Mitlgatlon

The landscaping sirategy secks to preserve a significant portion of the Site ag open space to fagilitate
drainage, enhance the developments surroundings, and increase biodiversity in the area. To
reinforce the field boundaries, native hedgerow species will be planted, along with introducing habitat
characteristic of a dry chalk valley.

Within the open spaca, a mown circdlar pathway will be provided, offering seating along the route.
Tha open space will primarily consist of wildflower specias typical of a chalk valley habilat, with
isalated islands of scrub and tree planting providing shelter for wildlifa, The boundary planting will
incorporate various chalk land species, ingluding disease-resistant ash, cak, hombeam, beech, yew,
birch, and helly, with an understorey of hedgerow species such as hawthormn and blackthorn. Existing
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boundary vegetalion will be relained and supplemanted as neaded, complemanting the axisting field
boundaries and protected woodland in the sumrounding area.

Thraughout the development, new tree planting will be implemented as street trees and in parking
areas to soften building ocullines and integrate the develapment into the village setting, where frees
play a vital role in the village character. The planting strateqy within the development will prioriize
native specias, complemented by ornamental shrub spacies for year-round interest. Hedges will
defina frant gardens and open spacas, whila ornamantal shrubs will be used 1o provide seasonal
appeal.

The landscape strategy aims 1o establish a ¢ohesive plan that harmonises the Proposed
Develapment wih existing vegetation and planting in the immediate context and setting of the Site.
This green strateqy coniributes 1o the Site's sustainabilty and creates a high-quality development
that complemants its landscaped surroundings.
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PLANNING POLICY

Section 38(6) of the Planning and Compulsory Purchase Act requires planning applications to be
determined in accordance with the Development Plan unless material considerations indicate
otherwise. This section identifies the principle planning policy considerations which have informed
the development proposals, and which provide the context for the consideration of this planning

application, as well as other material considerations. The current development plan consists of:

o The Dover District Core Strategy (2010);
« Kent Minerals and Waste Local Plan 2013 — 2030 (adopted 2020); and

¢ Dover District Local Plan Saved Policies (2002),

Other material considerations include:

¢ National Planning Policy Framework (2021);
« National Planning Practice Guidance (2021); and

e The Draft Dover District Local Plan (Regulation 19).

Dover District Local Development Framework Core Strategy (adopted 2010)

The Dover District Core Strategy sets out the spatial strategy and the vision for the District for the
period up to 2026 and was formally adopted in 2010. A key component of the Council's vision is “To
transform Dover into a leading town in the region and regenerate the District so that economically

and socially it equals or out-performs the region.”

Whilst the settlement of Dover is the plan’s focus for new development, it acknowledges that
developments in rural areas will need to come forward to support the social and economic
development of its communities. Rural housing provision is a form of housing need and can make
an important contribution towards strengthening the vitality of rural communities. Such development

should be focussed in sustainable locations where there are no significant development constraints.

As demonstrated in the Section 2, Lydden is (1) a highly sustainable settlement for its size, (2) is not
affected by designations nor is seen to be a contentious location for development, and (3) is well

located with respect to larger settlements and national vehicular transport routes,
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The only policy designation which overlaps the site is DM17 — Groundwater Source Protection:

Figure 4.1 — Adopted Policy Allocations
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Source: Dover Core Strategy (adopted in 2010)

Policy DM17 Groundwater Source Protection seeks to limit any form of development which would

be likely to result in unacceptable levels of contamination. A list of development types is included in

the Policy, however, the development types listed are not considered to align with this proposal.

In addition to the

above, the policies in Table 4.2 are relevant to the proposal.

Table 4.1 Relevant Local Plan Policies

Policy CP1

Policy Synopsis

Settlement Hierarchy

This policy sets out the development strategy for the District through a
hierarchy of development locations. There are six tiers of settlements, by
virtue of the sustainability and size of the settlement. Lydden is classed as a
Village’', or a tier 5 settlement, by virtue of this policy. The guidance to Policy
CP1 (para 3.12) states that villages should receive a proportionate level of
development ‘dependent on their role as employment, retail and service
centres, their level of accessibility and environmental and infrastructure

constraints’.

Policy CP2

Provision for Jobs and Homes between 2006 — 2026
This policy requires the provision of 14,000 homes over the plan period.

Policy CP4

Housing Quality, Mix, Density and Design




Policy

Number

Policy Synopsls

Residential development for 10 or more dwellings should demonstrate how
they align with the local housing market, adhere to Strategic Housing Market
Assessment guidelines, create a suitable housing mix and design with
distinctive landmarks and focal points, and seek to achieve optimum density.

Policy CP5 | Sustainable Construction Standards
From 1 April 2016, new residential development shall achieve Code for
Sustainable Homes Code level 5,

Policy CP6 | Infrastructure
Davealopment will only be permitted if there is the infrastructure to support it.
If the development generates a need for infrastructure, this should be
provided with the development.

Policy DM1 | Settlement Boundaries
Development will not be permitted outside of designated settlement
boundaries unless justified by development plan policies, or it functionally
requires such a location or would be ancillary to neighbouring development.

Policy DM5 | Provislon of Affordable Housing
Residential developments of 15 or more units are required to provide 30% of
its tenure as affordable housing.

Policy DM11 | Location of Development and Managing Travel Demand
Planning applications that would increase fravel should provide an
assessment that quantifies the modes likely to be used and promote
sustainable travel. Development that would generate travel will not be
permitted outside the urban boundaries and rural settlement confines unless
justified by development plan policies.

Policy DM12 | Road Hierarchy and Development
All developments which would affect use of a public highway or make
changes to the public highway must demonstrate that it would not generate
risk to road safety or fraffic delays.

Policy DM13 | Parking Provision
Appropriate parking facilities should be provided in accordance with Kent
County Council’s standards as set out in the County Council Highways SPG.

Policy DM15 | Protection of the Countryside

Development which would result in the loss, or adversely affect the character
or appearance, of the countryside will only be permitted if it is in accordance
with the development plan documents, or justified by a need to sustain the
rural economy or community, it cannot be accommodated elsewhere, and
does not result in the loss of ecological habitats.

13
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4.11

4.12

4.13

Policy Pollcy Synopsls

Number

Policy DM16 | Landscape Character
Developments which would affect the landscape as identified in the

landscape character assessment will only be permitted if it can be done so in

a way that mitigates or reduces any resultant harm.

Dover Draft Local Plan

Paragraph 48 of the NPPF (July 2021) states that the LPA may apply weight to draft Local Plans
depending on the current stage of preparation, the existence or extent of unresolved objections, and
the degree of consistency of Policies in the plan with the national framework.

Dover Disfrict Council are in the late stages of the plan-making process for a new Local Plan which
is intended to replace the cumrent development plan comprising the 2002 Local Plan and 2010 Core
Strategy.

At the time of submission, the Council's intended version local plan has been submitted to the
planning inspectorate for examination and the appointed inspector's initial questions have been
responded to by the Council (21st Juns 2023).

Given the site's allocation for residential development in the Plan throughout the Plan Review, there
has been ample opportunity for representations to be made with respect to the allocation. In the
Regulation 19 consultation, representations were received from 5 individuals and organisations, not
including the applicant (outlined in Appendix 2). Notably, the application received support from the
Kent Downs AONB unit who expressed that the site had limited intervisibility with the AONB and
would be viewed in conjunction with the existing development in the village.

In terms of objections, all of the issues raised are considered to be sumountable. Kent County
Council objected to the allocation, solely on grounds that improvements to the neighbouring PRoWs
should be secured as part of the site allocation. Further to this, Lydden Parish Council and 2 other
individuals objected for the following reasons:

Amenity impacts resulting from construction phase and operational lifespan of development;
e Impact of developmesnt towards Grade 2* Listed Church;

o Issues relating to disposal of foul sewerage;

o Lack of suitable access;

e Insufficient amenities to support future residents;

14
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e Flooding impacts; and

o Impact towards the Kent Downs AONB.

As such, in account of Paragraph 48, it is considered that moderate weight should be afforded to the
Policies in the draft Local Plan given that the Local Authority have expressed their intentions for

future allocations and development managemsant.

SAP47 - Land adjacent to Lydden Court Farm
Importantly, the site is allocated in the draft Dover Disfrict Local Plan for residential development and

the latest iteration of the Plan policy/allocation states:

Allocation

refarence
SAP47

Table 4.2 Draft Dover Local Plan: SAP47
Synopsis

Land adjacent to Lydden Court Farm, Church Lane, Lydden (LYDO003)
The application site is allocated for the development of 30 dwellings. A

number of considerations should be applied to the future application:

Design

1.

Ensure that the development is sensitive to the setting of the adjacent
historic buildings and active farmstead.

To protect the setting of the Grade II* church, development should be
focussed in the south and separated by a landscaping buffer.
Meanwhile, the design and landscaping should be tailored towards
minimising any potential harm towards the Kent Downs AONB.

Care must be taken towards protecting the existing ecological
features of the site, including trees and hedgerows, and opportunities
for Biodiversity Enhancement should be explored.

Transport

5.

Access must be provided from Church Lane. The access should
prevent access and egress to the north.

The applicant should contribute towards road enhancements at the
two Junctions at Canterbury Road.

The applicant should conftribute towards providing a zebra crossing
where PROW ER116 joins Canterbury Road.

A transport assessment should be provided with the application.

Ecology
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Allocatlon
reference

Synopsls

9. A wintering bird survey must be undertaken to determine the extent
of mitigation required. The scheme of mitigation is required to be
submitted with the planning application for the site.

10. An Environment Assessment is required to give appropriate
consideration to the nearby Lydden and Temple Ewell Downs SAC.

her si ifi ngi ion

11. A flood risk assessment should be carried out in accordance with
draft policy CC5. This should inform a sequential approach to inform
the positioning of sensitive aspects of the proposals.

12. A heritage assessment should be prepared to inform the proposal
and provided with the application.

13. The development should deliver air quality mitigation, identified by an
Air Quality Assessment.

14. As previous studies on play equipment facilities have identified a
need in Lydden, the provision of, or contribution towards, play
equipment facilities should be explored.

In addition to the draft allocation, there are a number of policies of relevance to the proposal in the

draft Local Plan:

Table 4.3 Draft Dover Local Plan Policies

SP1

Policy Synopsis

Planning for Climate Change

This policy outlines how all development should seek to account for and
address climate change through various means. Applications for new
developments will need to be supported by a dlimate change statement.

SP2

Planning for Healthy and Inclusive Communities
This policy outlines a number of overarching principles that development

proposals will be considered against, in order to ensure that it will contribute
towards the creation of healthy and inclusive communities.

SP3

Houslng Growth
This Policy sets a housing target of 10,998 homes to be delivered over the

plan period up to 2040. It also outlines Council’s general stance toward
daevelopment in different locations, noting that a reasonable proportion of the
ovearall housing stock will constitute development in Rural Areas, providing it
remains proportionate to the scalse and accessibility of the settlement.

16
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Number

Policy Synopsls

Appendix E of the Draft Dover Local Plan outlines the settlement hierarchy,
and designates Lydden as a Tier 5 Settlement, or ‘Larger Village' which are
identified to have Timited services for residents where windfall development
would be acceptable in principle in or adjoining”.

SP5

Affordable Housing
Residential schemeas of 10 or more dwellings (or sites over 0.5ha in size)

should desliver 30% of its tenure as affordable housing. Such provigion should
be provided on-gite and gplit between 55% affordable/social rent, 25% First
Homes, and 20% other affordable home ownership products,

SP11

Infrastructure and Developer Contributions
Should development generate a need for infrastructure, either due to strain

upon existing infrastructure, or due 1o lack of an existing provision, this must
be provided with the scheme. Depending on the circumstances, contributions
will be made either through an on-site provision, or through a financial
contribution towards an off-site provision or enhancement of an existing
facility(s). The overall level of provision will account for viability.

SP13

Protecting the District's Hlerarchy of Deglgnated Environmental Sltes
and Blodiversity Assets

This policy seeks to protect Dover's Natural Environment. In terms of this
proposal, the scheme will need to demonstrate that it will not {either directly
or in combination with other nearby development) adversely affect the nearby
Lydden and Temple Ewall Downs SAC, nor tha nationally designated SSSls
and NNRs.

As outlined in site allocation SAP47, a wintering bird survey must also be
undertaken to determine the extent of mitigation required. The scheme of
mitigation is required to be submitted with the planning application for the site.

5P14

Enhancing Green Infrastructure and Biodiversity

This policy seeks to promote green infrastructure provision and the creation
offintegration with green infrastructure networks.

SP15

Protecting the District's Historic Environment
Developments must conserve and enhance the setting of any heritage asset

within proximity to the proposal location,

CC1

in n Emigsion
All buildings must seek to achieve high standards of energy efficiency.
Residential applications must include an Energy Statement.

CC2

Sustalnable Deslgn and Construction

17
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Number

Policy Synopsls

This policy sets out a number of principlaes related to this aim. Development
proposals must demonstrate compliance with these principles through a
statement on Sustainable Desing and Construction.

CC4

Water Efficiency
This policy states that all new dwallings must be built to the higher water

efficiency standard under Regulation 36(3) of the Building Regulations, to
achiave a maximum use of 110 litres per person per day.

CCs

Flood Risk

Developments on Flood Zone 2 and 3 must demonstrate compliance with
National Planning Policy through the submigsion of a site-specific Flood Risk
Assessment. Such proposals should not generate risk of flooding elsewhere.

CCé

Water Managem
This policy requires an appropriate Surface Water Drainage Scheme 1o be
incorporated into all proposals. The chosen strategy must be identified
through a hierarchy of methods outlined within this Policy.

CC8

Tree Planting and Protection

In terms of tree planting, residential developments should provide 2 trees per
dwelling. Proposed trees should (1) be of a native Kent species, (2) aim to be
planted on site, and (3) for major schemes, be outlined in a landscaping
scheme and management plan.

Developments affecting existing tree designations (TPQOs) will not be allowed
unlaess it can be demonstrated that the benefits outweigh the harm, there is
no other option, or the tree is dead, dying, or diseased, and therefore
represents a threat {o public safety. In such instances, replacement trees
should be provided.

PM1

Achleving High Quality Deslgn, Place Making and the provision of
Deslgn Codes

In order to achieve a positive sense of place, this policy sets out a thorough
list of overarching design principles that should, where applicable, be
embedded into the design of the proposed development. Proposals that fail
to demonstrate consideration of these principles will not be supported.

PM2

Quality of Residential Accommodation

This policy sets out a number of principles that residential developments
should adhere to in order 1o ensure that future residents can enjoy a good
quality of life.

PM3

Providing Open Space
This policy outlines open space provision requirements for developments

exceeding 10 residential dwellings.

18
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Number
PM4

Policy Synopsls

Sports Provision
Residential developments which provide over 10 dwsllings are required to

contribute 1o the provision of new, or enhancement of existing, indoor sports
facilities and outdoor playing pitch and sports facilities, to meet the needs of
the development, and maintenance of those facilitiss. The level of provision
will depend on (1) existing deficiencies outlined on the Sports England facility
calculators and (2) viability.

PM6 Community Facilities and Services
New residential developments of 10 or more dwellings will be required to
contribute, depending on the circumstances, towards the creation or
enhancement of community facilities.

H1 Type and Mix of Housing
Residential development of 10 or more dwellings much achieve an
appropriate mix of housing which reflects the aspirations of the Council’s
latest housing need and market demand evidence.

™ Sustalnable Transport and Travel
Where appropriate, development should be located and designed to maximse
all opportunities to encourage sustainable modes of travel. Where
appropriate, financial contributions will be provided for off-site improvements
to faciliies to further promote sustainable travel.
This policy also states that the Council will not support development which
would adversely affect the use of PRoWs or cycle routes and also support
their enhancement and extension.

TI2 Transport Statements, Assessments and Travel Plans
Developmaents which would result in unacceptable impacts tfowards the
highway network will not be supported. Depending on the nature and scale of
the development, a Transport Statement/Assessment, and/or a Travel Plan
may need to be submitted as part of the application.

T3 Parking Provision on new Development
This policy outlines that parking provision should be based on (1) the Kent
SPD and Kent Design Guide Review: Interim Guidance Note 3 (or
subsequent guidance) and (2) the specific nature and circumstances of the
development.

TI5 Digital Technology

This policy requires all new development which utilise internet should be
provided with gigabit-capable connections. Proposals should set out this
provision within a Digital Infrastructure Statement.
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Policy

Number
NE1

Policy Synopsls

Blodiversity Net Galn

This policy requires all development proposals to provide a minimum of 10%
biodiversity net gain (BNG). When feasible/viable, BNG should be provided
on site, provided above the agreed ecological baseline, and be secured for a
minimum of 30 years after completion. To demonstrate accordance, all
planning applications should be supported by a Biodiversity Net Gain Plan.
All biodiversity net gain will be secured by condition and/or legal agreement,

NE2 Landscape Character and the Kent Downs AONB
This policy states that applications should demonstrate how the Landscape
Character Area in which the proposal would be situated has been
appropriately considered. For developments within, or affecting the setting of
an AONB, they will only be approved subject to a list of criteria being met.

NE4 Air Ii
Developments which may lead to a significant deterioration in air quality or
national air quality objectives being exceeded will be required to submit an
Air Quality Assessment. Major development will be required to demonstrate
a shift to the use of sustainable low-emission fransport in accordance with
Policy TI1.

NE5 Water Supply and Quallty
Within Groundwater Source Protection Zones, development will only be
permitted if it can be demonstrated that there would be no risk of groundwater
contamination generated by the proposals.

HE1 Designated and Non-Designated Heritage Assets
Where relevant, proposals should be designed to conserve or enhance
heritage assets. Proposals which may affect such assets should be supported
by a Heritage Statement.

HE3 Archaeoloqgy

This policy requires proposals, on sites where thers is, or is the potential for,
an archaeoclogical heritage asset, fo provide an appropriate desk-based
assessment of the asset.




Natlonal Planning Pollcy

4.17 The National Planning Policy Framework (NPPF) provides the planning policies for England and how
these should be applied. This section provides an ovarview of the Government’s national planning
policy and guidance that is relevant to the proposed development.

Table 4.4 Relevant Natlonal Planning Pollcy

Paragraph 60 outlines the importance of supporting the
govemment's goal of increasing the number of homes available. It
highlights the need for a diverse range of land to be made available
in suitable locations, catering to various housing requirements, and
ensuring that land with planning permission is developed promptly
and efficiently. This includes people who desire to live in rural
locations yet within sustainable reach of larger urban centres.

Paragraph 62 states that for the provision of housing, a suitable
amount of housing should come forward to suit the needs of different
groups. This includes provision for those who need affordable
housing.

Dellvering a sufficlent
supply of homas

Paragraph 69 of the NPPF recognises that small and medium
sized sites can make an important confribution to meeting the
housing requirement of an area, and can often be delivered quickly
in comparigon to larger schemes. To promote the development of a
good mix of sites, local authorities should, amongst other matters,
suppoit the development of windfall sites through their policies and
decisions — giving great weight to the benefits of using suitable
sites within existing settlements for homes.

Para 81 advises that significant weight should be placed on the need
to support economic growth and productivity, taking into account
both local business needs and wider opportunities for development.
The approach taken should allow each area to build on its strengths,
counter any weaknesses and address the challenges of the future.

With respect to rural areas, Para 84 supports the retention and
development of accessible local services and community facilities,
such as loccal shops, mesting places, sports venues, open space,
cultural buildings, public houses and places of worship.
Building a strong,

competitive economy | Para 85 adds that planning policies and decisions should recognise
that sites to meset local business and community needs in rural
areas may have to be found adjacent to or beyond existing
settlements, and in locations that are not well served by public
trangport. In these circumstances it will be important to ensure that
development is sensitive to its surroundings, does not have an
unacceptable impact on local roads and exploits any opportunities
to make a location more sustainable. The use of previously
developed land, and sites that are physically well-related to existing
settlements, should be encouraged where suitable opportunities
exist.

Para 92 advises that policies and decisions should aim to achieve
healthy, inclusive and safe places which; a) promote social
Promoting healthy and | interaction, including opportunities for meetings between people
safe communities who might not otherwise come into contact with each other; b) are
safe and accessible, so that crime and disorder, and the fear of
crime, do not undermine the quali i ity cohesion —
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Promoting sustainable
transport

Making effectlve use of
land

Achieving well-
designed places

for example through the use of attractive, well-designed, clear and
legible pedestrian and cycle routes, and high quality public space,
which encourage the active and continual use of public areas; and
¢) enable and support healthy lifestyles, especially where this
would address identified local health and well-being needs — for
example through the provision of safe and accessible green
infrastructure, sports facilities, local shops, access to healthier food,
allotments and layouts that encourage walking and cycling.

Para 93 adds that to provide the social, recreational and cultural
facilities and services the community heeds, planning policies and
decisions should plan positively for the provision and use of shared
spaces, community facilities (such as local shops, meeting places,
sports venues, open space, cultural buildings, public houses and
places of worship) and other local services to enhance the
sustainability of communities and residential environments; b) take
into account and support the delivery of local strategies to improve
health, social and cultural well-being for all sections of the
community; and @) ensure an integrated approach to considering
the location of housing, economic uses and community facilities
and services

With respect to open space and recreation, Para 98 advises that
access to a network of high quality open spaces and opportunities
for sport and physical activity is important for the health and well-
being of communities, and can deliver wider benefits for nature and
support efforts to address climate change. Para 100 states that
planning decisions should protect and enhance public rights of way
and access, including taking opportunities to provide better facilities
for users, for example by adding links to existing rights of way
networks including National Trails.

Para 105 advises that opportunities to maximise sustainable
transport solutions will vary between urban and rural areas, and
this should be taken into account in both plan-making and decision-
making. Para 112 states that applications for development should:
a) give priority first to pedestrian and cycle movements, both within
the scheme and with neighbouring areas; and second — so far as
possible — to facilitating access to high quality public transport, with
layouts that maximise the catchment area for bus or other public
fransport services, and appropriate facilities that encourage public
transport use; b) address the needs of people with disabilities and
reduced mobility in relation to all modes of transport; ¢) create
places that are safe, secure and attractive — which minimise the
scope for conflicts between pedestrians, cyclists and vehicles,
avoid unnecessary street clutter, and respond to local character
and design standards; d) allow for the efficient delivery of goods,
and access by service and emergency vehicles; and e) be
designed to enable charging of plug-in and other ultra-low emission
vehicles in safe, accessible and convenient locations.

Para 119 states that decisions should promote an effective use of
land in meeting the need for homes and other uses, while
safeguarding and improving the environment and ensuring safe
and healthy living conditions. Strategic policies should set out a
clear strategy for accommodating objectively assessed needs, in a
way that makes as much use as possible of praviously-developed
or ‘brownfield’ land.

Para 130 advises that decisions should ensure that developments:
a) will function well and add to the overall quality of the area, not
just for the short term but over the lifetime of the development; b




are visually attractive as a result of good architecture, layout and
appropriate and effective landscaping; are sympathetic to local
character and history, in¢luding the surrounding built environment
and landscape setling, while not preventing or discouraging
appropriate innovation or change (such as increased densities); d)
establish or maintain a strong sense of place, using the
arrangement of streets, spaces, building types and materials to
create attractive, welcoming and distinctive places to live, work and
visit; e) optimise the potential of the site to accommodate and
sustain an appropriate amount and mix of development (including
green and other public space) and support local facilities and
fransport networks; and f) create places that are safe, inclusive and
accassible and which promote health and well-being, with a high
standard of amenity for existing and future users; and where crime
and disorder, and the fear of crime, do not undermine the quality of
ity cohesion and resilience.
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5.2

5.3
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5.5

PLANNING ANALYSIS

This section reviews the key planning considerations arising from the Proposed Development. It
provides a reasoned justification for the Proposed Development in the context of relevant policy and

the specifics of the site and its surroundings.

Need/Principle of Development

In light of the Dover District Core Strategy (adopted in 2010), the assessment of the application for
approval is based on Policy DM1 'Settlement Boundaries," DM11 'Location of Development and
Managing Travel Demand,’ and DM12 'Road Hierarchy and Development." Consequently, for the
purposes of the adopted development plan, the application site is classified as open countryside, as
it is not within a designated settlement boundary.

In May 2023, an appeal was allowed for the development of 155 residential dwellings at 'Land South
West of London Road, Deal' (APP/X2220/W/23/3315262). Though the appeal site had also
generated conflict with policies DM1, DM11, and DM12, the inspector concluded that by a matter of
agreement between the appellant and the Council, these policies are out of date given that they were
formulated against significantly lower housing need (Appendix 1, Para. 9). As such, the Council’s
projected housing need outlined in Core Strategy Policy CP2 of 505 dwellings per anum, based on
the revoked Regional Spatial Strategy, is significantly lower than current objectively assessed need
which is confirmed to be 611 dwellings per anum, Therefore, it was concluded that the ‘presumption
in favour of sustainable development’ (Paragraph 11d of the NPPF) was engaged.

Given the precedent set above, Paragraph 11(d) is engaged in the determination of this application,
meaning the approval of this application hinges on whether the application would harm areas or
assets of particular importance, or whether any harm would significantly and demonstrably outweigh
the benefits of the development when assessed against the policies in the NPPF as a whole. The
remainder of this section provides a justification for the principle of development, whereas the

following sections in this chapter demonstrate that the scheme is in full accordance with the NPPF.

The Rationale for the Proposed Development

As noted in Section 2 of this report, Lydden is (1) a highly sustainable settlement for its size, (2) is
not subject to development constraints nor is seen to be a contentious location for development
based on nearby planning applications, and (3) is well-located with respect to larger settlements
and national vehicular transport routes. The Draft Dover District Local Plan, which was submitted to
Independent Examination in late March 2023, recognises this fact and allocates the site for
residential development (Policy SAP 47). The site is nestled within the settlement boundary of

Lydden, a small but sustainable settlement with a number of useful services within walking

24



5.6

5.7

5.8

5.9

5.10

dislance, as demonstratad by Section 2 of this Planning Statemenl. The draft plan accordingly

prometes Lydden from a ‘Village' t¢ a ‘Large Village', which is defined as “settlemeants thaf have
limfiad services for residents where windfall development would be acceptable in principle in ar
adjoining selflement boundsarias”.

As such, whilst the settlement of Dover is, and will continue to be, the main facus for growth in the
District, development will also nead to come forward to support the social and economic developmant
of its rural communitias, in accordance with the aspirations of draft Local Plan Folicy SP3. Rural
housing provision is a form of housing need and can make an important contribution towards
slrangthaning the vitality of rural communities. Such development should be guided towards
sustainable locations, such as Lydden, where there are no significant development constraints.

The village straddles the A2, the prime arterial route between Dover Town and Canterbury City,
which is a key trade and commuter route and is acknowledged in Figure 2.3 of the Dover Core
Strategy. In recognition of this, Lydden benefits from a strong bus link which stops directhy outside of
the application sfe and runs frequently throughout the day, providing residents with quick and reliable
access 10 both seftlements without needing to own a vehicle. As outlined in Paragraphs 2.10to 2,12
abave, the site is within walking distance of many essential services, induding a GP, meaning
residents will largely be able to go abaut their daily lives withaut a requirement ta travel. The provision
of new hausing in Lydden is therefore sustainabla and will concomitantty strengthen tha vitality of the
local services, and importanily, would be in line with the aspirations of the Draft Lacal Plan.

The Submitled Version of the Draft Local Plan is a clear exprassion of Dover's intentions for the
setlemant of Lydden and the site and tharefore should be a material planning consideration in the
determination of the application. At present, the plan has not yet been commented on by the
appointed planning inspector(s), however, as this planning application has demonstrated, all
concems raised in the consultation process (Appendix 2) can be addressed, and therefore, moderate
weight should be applied for the purposes of deciding this application.

The following sections of this chapter will demonstrate how the scheme will ke designed in
accordance with the relevant planning peolicies, requirements and designations set at the
Local/National Leval, and therafore doss not ganerate any canflict with palicies in the NPPF creatad
to protect areas or assets of particular importance.

Affordable Housglng

Policy DMS of the Dover Core Strategy requiras Residential devalopments of 15 or more dwallings
to provide 30% of s tenure as affordable housing (also draft Policy SFS). Tha scheme will deliver
23 dwellings in total, 7 of which will be classed as affordable dwellings which make up 30.4% of 1he
tenurs.
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5.12

5,13

5.14

5.15

516

5.17

Further to the policy compliance of tha schema, it should be noted that the most recent development
to occur in Lydden, “1507184 | Eracfion of 31 two and fhree storey dwellings, logether with
associafed access, car parking and landscaping | Land Rear Of 114 Canterbury Road Lydden Dover”
did nat make a pravision for affardable housing due to issues regarding viability.

As such, the scheme represents an important opportunity 10 make a valuable confribution towards
addressing tha active shortage of affordable homes in the area.

Design and Setting

As a regerved mattar, the design and setting of the devalapment will be determined at a later stage.
However, the Design and Access Statament submitted with this application demonstrates that the
proposal will be subject to careful consideration and adherence to relevant planning guidelines and
local context. The scheme aims to creats an attractive development that harmonises with the
surrounding rural and historic character of the area.

The design of the dwellings will incorporale materials based on the surrounding built environment,
This approach ensures that the davelopment is sensitiva to ils sefting and integrates saamlessly with
the existing context. All dwellings will ba of high quality and will integrate successfully with the existing
gsattlemant.

In terms of the setting, careful consideration has been given to the natural environment and the
existing historic fabric of the area, including the nearby listed heritage assets. Accordingly, the
paramelers of the development ensure that appropriate buffering is provided to ensure that local
hisloric character is preserved. A ganeraus pravision of Public Qpen Space will also be dsliverad to
the wast, helping to creata an attractive shared environment and create new opportunities for local
biodiversity.

Open Space and Recraeation

The landscaping sirategy seeks to preserve a significant portion of the Site ag open space to facilitate
drainage, enhance the development's surroundings, and increase biodiversity in the area, To
reinforee the field boundaries, native hedgerow species will be planted, along with intreducing habital
characteristic of a dry chalk valley.

Within the open space, a mown circular pathway will be installed, offering seating along the route,
The open space will primarily consist of wildflower specias typical of a chalk valley habilat, with
igalated islands of scrub and tree plantling providing shelter for wildlife. The boundary planting will
incorporate various chalk land specias, including disease-resistant ash, cak, hormbeam. beach, yew,
birch, and helly, with an understorey of hedgerow species such as hawtham and blackthom. Existing
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boundary vegetalion will be relained and supplemanted as neaded, complemanting the axisting field
boundaries and protected woodland in the sumroeunding area.

Thraughout the development, new tree planting will be implemented as street trees and in parking
areas to soften building ocullines and integrate the develapment into the village setting, where frees
play a vital role in the village character. The planting strategy within the development will priorilise
native specias, complemented by ormamental shrub specias for year-round interest. Hedges will
defina frant gardens and open spacas, whila ornamantal shrubs will be used 1o provide seasonal
appeal.

The landscape stratagy aims 1o establish a ¢ohesive plan that hamonises the Proposad
Develapment wih existing vegetation and planting in the immediate context and setting of the Site.
This green strateqy coniributes 1o the Site's sustainabilty and creates a high-quality development
that complemants its landscaped surroundings.

Landscape and Visual Impact

Aspect Landscape Flanning have supportad this application through the preparation of a landscapse
and visual impact assassment relating to the proposed development. The assessmant of potential
landscape and visual effects has heen derived from the guidance provided within GLVIAS.

Whilst the site lies close to the boundary of the Kent Downs AQONE, the assessment does not
consider the Site to represent a “valued landscape® with reference to para 174(a) of the NPPF. This
is owed to the site being outside of the AONB, and at the foot of a valley, meaning that there are
limitad views of tha sile from within the AONB. This is also suppaorted by the reprasantation submitted
for the Draft Allocation of the Site from the Kent Downs ACQNEB (Appendix 2).

In reviewing effects upon the surrcunding landscape characler, while the immediate site conlext
wauld change, the assessment concludes that the proposal would not result in the loss of any
important landscape features and would rather be interpreted as an extension to the village of
Lydden. As such, the site is situaled within a primarily urban context and therefore its development
wauld not be out of character, The landscaping strategy which forms part of these proposals includes
mitigation that will protect and enhance adjacent landscape elements and integrate the proposed
buildings.

In conclusion, the proposals can be integrated into the existing context wilhout causing substantial
long-term adverse impacts on the local or broader visual envirenment.
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Arbariculture

A tree survey has besan conducted by Aspect Arboriculture to ensure that all tress of significance are
protected and enhanced by the application proposal. The tres subsaquently identifies traes by their
quality, in accordance with BS5837:2012 Survey Guidance, which has subsequantly informed these
proposals.

CQverall, all trees of significance are preserved. The landscaping will include a generous provision of
native tree species, therefore helping making a significant improvement to the existing agricultural
sits.

Ecology

Aspect Ecolagy have prepared an ecelogical appraisal of the proposals to suppaort this planning
application. The appraisal relys upen infarmation collacted from a deskiop study, in addition to a
Phase 1 habitat survey and a number of pralected specias surveys cenducted in accordance with
praclice guidance.

The appraisal confirms that the site is not directly subjact to, or neighbouring, any statutory or nan-
slatutory ecological designations, and mainly contains habitats of low ecological value. Any habitats
identified to be of more valua hava baen retained within these proposals. In account of tha naarby
Lydden and Temple Ewell Downs SAC/SSSI/INNR and the Alkham, Lydden and Swingfield Woods
553l the raporl confirms that these assaets will nol be impacted, subject to the implemantation of
mitigatory measures and ecolegical anhancaments.

In addition to the above, given the proximity of the sile to the Lydden and Temple Ewell Downs
SACISSSI/INNR, located 0.2km to the north-west of the Site, Draft Local Plan Allocation SAP47
requires the submission of a wintering bird survey, in order to determine whether the praoposal would
adversely affect wintering bird pattems.

Ta ensure that the propesal is suilable in this raspect, a wintering bird survey is included within
Appendix 5 of the Ecological Appraisal. The report subsequently confirms that no wintering birds are
listed within 1he designation for the above sites, and therefore, the proposals would not result in
detrimental effects on the designated sites above in relation 10 wintering birds. For robustness, the
raport recommends that impacts could be furthar mitigated through the provision of birdboxes, and
the retentionfenhancement of site boundary landscaping.

Ovarall, it has been demanstrated that the proposed development is in accordance with
anvironmental and acology objectives, as it would not genaerale harm to any nearby ecological assets
identified, and secures the protaction of conservation species on tha site,
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Herltage

Lyddan is a sattlament which accommodatas a number of heritage asseals, including a Grada II* lisled
c¢hurch and a number of Grade Il residential dwallings and farmstead, therefore making Haritage an
important consideration far any proposals on the site. The drafl site allocation, SAP47, therefore
spacifically requires any subsequent proposals to congider (a) avoid coalescence of the adjacent
farmstead to preserve its setting, (b) the siting of the proposals 1o allow for a buffer between the
farmstead and the Grade |1* listed church to the north, and (k) demonstrate the scheme's compliance
with draft Policy HE1 through the submission of a heritage assessment to damonstrate appropriate
congideration towards affected assets.

To damonstrate accordance, a Heritage Assessmant has been prepared by lcani Projacts, in
accordance with GPA3 guidslines. Using this methodology, the evaluation confirms that:

1. All heritage assels will be subject only to less than substantial harm through these proposals,
therefore making Paragraph 202 and 200 of the NPPF relevant.

2. The proposals have been appropriataly sightad so as {o pravent the coalascence of the adjacent
farmstead with the settlement of Lydden, and therafora prasarve its sense of isolation.

3. The proposal will not affact the Church's prominence ar its integration within the surrounding
landscape in any of the crucial viewpainis. In instances whera the davelopment is visible
alongsida the Church in distant views, it will ba interpreted within the existing village cantext and
will not datract from the enjoyment of this asset.

4. Partly owing to surface flooding issues which pertain the westermn part of the site, a large buffer
zong has heen provided. This will provide the neighbouring assets with appropriate separalion
from the new residential dwellings. The buffer zone also banefits from significant frea planting,
which helps 10 preserve the sense of isclation currently enjoyed by the Grade II* listed church
and Grade |l farmstead.

5. The reduced quantum of 23 dwellings, as opposed to 30 (which draft allocation SAP47 earmarks
the site for), works in favour of reducing the overall impact of the scheme on the neighbouring
assets.

6. Glimpsed views thraugh the madem house on Canterbury Road, from Court Lodge Farm, along
Church Lane would be entirely preserved.

7. The Heritage Assessmeni has been produced in accordance with Palicy HE1 of the Dover Local
Plan. The proposals hava baen supported by axpert haritaga and landscape advice which has
informed layout, design and landscaping and has sought to minimise ar mitigate potantial harms
wheravar possible.
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Qvarall, the Heritage Assessment demonstrates that the summounding haritage considerations have
bean a kay driver in the design of these proposals. Consequantly, they fulfil the requirements autlined
in paragraphs 200 and 202. Additionally, the proposals adhers t¢ the guidelines set forth in the Dover
District Local Plan and Dover District Council's Draft Local Plan, particularty SAP47.

Fleod Rlsk and Dralnage

A Flood Risk Assessment and Drainage Strategy has been prepared by GTA in support of this
planning application. The report notes that the site is over Z2km away from the nearest fluvial route
and lies within Flood Zona 1 (FZ1). However, when accounting for the risk of surface water flocding,
the majority of the sile’s flood risk profile is 'High', therefore requiring a sequential tast to be applied
to the davelopment. Given that tha site has bean earmarked in the Local Plan for possibla future
development, the site has already bsen chosen as the most suitable site in Lyddan and so has
affactively passed the Sequantial Tast, sliminating this requiremant.

To address the surface waler flooding risks oullined above, the chosen drainage strategy involves
directing all surface water to three deep bore soakaways, Each soskaway will include an SDE
attenuation tank upstream, designed to accommodate the volume of a critical 1 in 100 years + 45%
dimale change event.

Far foul drainage, il is proposed 1o connect to the existing foul sawerage syslem. Given this
application is submitted in outline, the details of this would be agreed at the later slages of 1ha

application process, and likely secured via a S106 agreament.

In condlusion, with the implemantation of the suggested strategy, the report concludaes that the
proposed devalopmeni will not increase the flood risk, efther on this site orto neighbouring properties.

Transport and Highways

Charles and Associales conducted a transport assessment thal evaluated the existing site
conditions, including transpert routes, lecal amenities, public transport, and road safety, This
assessment determined the development's compatibility with access and sustainability, as well as its
potential impact on highway and pedestrian safety.

The proposed development will ensure adequate car parking, cycle starage, and EV charging points
for sustainable transportation options. The site's access layout can accommodate standard refuse
collection vahicles,

Regarding vehicle trip generatian, the assessment revealed that the development would result in
approximately 10 vehicle trips during each peak hour. These trips would disperse through various
rautes leading out of Lydden, induding Lydden Hill towards Canterbury and the M2 motorway, as
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wall ag Cantarbury Road inte Dovar, This leval of additional road traffic is not anticipated to severaly
impact the local highway netwark.

Given these findings, the assessment concludes that the proposed development is well-suited in
terms of transpart considerations.

Sustainability and Energy

It is recognised that sustainability is a core componant of the Coundil's future vision for the District.
In erder to align with the Council's vision, and help to address the dimate change agenda, which is
of continually growing importance, this scheme will therefore achieve high standards of sustainability,

Buil environment susiainability is incorporated within policy and requlation at a national and local
level. The Climate Change Act 2008 and the National Planning Policy Framewark set out national
frameworks by which to mitigate climate change, achieve reductions in carbon dioxide emissions,
and deliver development 1hat is alighed with the presumption in favour of sustainable devalopment.

Specific policies in the Local Plan seek 10 minimise the impact of new development with respect to
carbon dloxlde emisslons and environmental Impacts, whilst also ensuring new development Is
resilient to the impacts of projected climate change. The proposed sirategy has bean based around
the objectives of the Core Strategy policy CF & and the draft Local Plan policies SP1, CC1, CC2,
CC4, CCE, CCE and CC8.

In line with the requiraments of the Local Plan, and in ordar to demonstrate the proposed scheme's
commitmants 1o dalivering sustainable devslopmeni, tha Sustainability and Energy Statement sels
out the measures to be employed within the design of the proposed develapment in order to minimise
resource and water consumption, maximise oppartunities for biodiversity, and mitigate the impacts
of air and noise pollutien. In addition, the Sustainability and Energy Statement demanstrates how the
proposed design will ensure the scheme will be resilient to future climate change, ensuring the
proposals will be safe from flooding and resilient to potential drought. An outline Energy Strategy is
also presented within the Statement, detailing the potential means by which the proposed
development may minimise carbon dioxide emissions, The proposed Energy Stralegy, which
includes the specification of high-perfarming building fabric and high levels of air tighthess, seeks 1o
apply a “fabric-first” approach in order to minimise energy consumption in the first instance.
Numerous options for space and water heating and cooling are explored, including the potential
establishment of a district heat netwark using biomass bailers, the use of air source heat pumps and
the employment of photavdltaic {PV) panels. It is considered that the employment of the proposed
Energy Strategy, whare practicable, has the potantial 1o daliver significant reductions in carbon
dioxide emissions over the Part L:2021 baseline, which is in exceedance of the palicy requiremants
set out within the Local Plan. Employment of the proposed fossil fuel-free Energy Strategy also
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diractly responds to the aspirations of the Govamment's Future Buildings Strategy, as well as the
Climate Emergency daclared by Dover Districl Council in January 2020.

Neolse and Alr Quallty

The NPPF states that the planning sysiem should cantribute to and enhance the natural and local
environment, by preventing newfexisting development from contributing to or being put at
unacceptable risk from air pollution or noise (Paragraph 174).

The noise assessmeant for the proposed residential development considerad patantial noise impacts
from the existing ambient environment,

Intamal noisa levels wera evaluated using tha standards provided within BS 8233, The results show
that with windows partially open, the intemal noise levels will fall below the internal criteria. Therefore,
no specific noise mitigation measures are needed. The typical insulated double glazing and frickle
vantilation in the proposed devalopment ara deemed sufficiant for noise attenuation.

Regarding external amenity, the ambient noige levels were found to be below the criteria specified
In BS 8233, As & result, there ls no requirement for additlonal mltigatlon measures to address extemal
holse impacts.

In ferms of Alr Quality, an assessmant was camied out to consider such impacts of both canstruction
and operational phases, in lina with tha latest Instituta of Alr Quality Management Guidanca,

During the construction phase, the assessment identified that [imited releases of dust and particulate
matier may arise from an-site activities. However, these potential impacts can be effectively mitigated
through the implementation of appropriata mitigation measures and good sita practices. As a resull,
the averall impact of dust and particulaie matter releases is considerad to be negligible.

Regarding traffic, the Proposed Development is nat expacted to genarate significant traffic. A review
of baseling air quality monioring data in the vicinity of the Site revealed that concentrations of NO2,
PM1Q, and PM2.& are likely to be well below the relevant air quality objectives. The addition of
receptors in the area is not expected to increase exposure to poor air quality, indicating that air quality
is not & constraint for the Proposed Development, gither during its construction or once operational.

In conclusion, the findings from the air quality assessment demonstrate that the Proposad
Davalopment is suitable in respact to air quality, as potential impacts can ba effectively managed,
and the site's air quality meets relevant standards and objectives,



SUSTAINABLE DEVELOPMENT AND SCHEME BENEFITS

The NPPF states that the purpose of planning is to help achieve sustainable development. Paragraph
7 notes that the NPPF as a whole sets out the Government’s view of what constitutes sustainable
development, while paragraph 8 identifies three dimensions to sustainable development, comprising
economic, social and environmental roles. It is our opinion that the three roles are mutually

dependent and should not be taken in isolation.

The following section provides an assessment of the subject site and proposed development against
these criteria, demonstrating how the scheme will bring a range of economic, social and

environmental benefits to the local area and the District.

Table 6.1 Scheme Benefits

NPPF Sustainable Benefits of the Proposed Development

Development

Dimensions

Economic e Creating direct and indirect employment during the construction phase
of the scheme.

e« New Homes Bonus to the Local Planning Authority for potential
investment in infrastructure over and above that secured through

planning obligations which mitigate the impacts of the development,

« Additional expenditure by new residents in local villages and the
surrounding area, as well as from additional Council Tax payments to

the Council.

* The increased residential population from the development can lead to
a boost in local businesses, supporting the growth of shops, services,
and amenities in the area. This can enhance the local economy and
create additional employment opportunities in sectors such as retail,

hospitality, and healthcare.

¢ The provision of affordable housing within the development supports

social and economic inclusivity, allowing individuals and families with




NPPF Sustalnable Beneflts of the Proposed Development
Development

Dimensions

limited means to live in the community, confribute to the local economy,
and participate in the economic benefits generated by the scheme.

Social

The scheme brings a modest level of growth to a rural community, and
will contribute to the vitality of local service provision.

The community will benefit from the provision of family homes within the
schemse, creating opportunities for multi-generational living and
fostering a more balanced demographic profile.

The inclusion of affordable housing addresses the local area’s shortage
of such homes, providing opportunities for individuals and families with
limited means to access suitable housing options.

The development brings new residents to the area, fostering social
integration and cultural diversity, which ¢an enrich the social dynamics
and strengthen the local community.

The development presents an opporfunity to enhance the area's
infrastructure by providing contributions towards the installation of
children's play equipment. This will create new recreational
opportunitias and further enrich amenity provision in the settlement.

Environmental

The scheme will include generous tree planting and the use of native
species, resulting in a significant improvement in biodiversity compared
to the current agricultural site. This contributes to the preservation and
enhancemant of local ecosystems and supports wildlife habitats.

The development incorporates sustainable design principles, such as
energy-efficient buildings, green infrastructure, and sustainable
drainage systems. These features help to minimise snergy
consumption, reduce carbon emissions, and promote sustainable water
management.
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7.2

7.3

PLANNING BALANCE AND CONCLUSION

This planning application has been prepared on behalf of Quinn Estates for the development of up
to 23 dwellings on Land at Church Lane, Lydden. The proposals should be supported due to their
compelling response to the pressing housing demand, coupled with the array of benefits they bring,
including improved local infrastructure, new affordable housing opportunities, and ecological

enhancements.

The Proposed Development will provide significant positive economic, social and environmental, as

demonstrated in Section 6. In particular:

» Economic: A boost to the local construction revenue and enhanced vitality of local services
» Social: Increased community diversity and the provision of new affordable dwellings.

 Environmental: The provision of low-carbon, sustainable dwellings and ecological

enhancements.

Paragraph 11 of the NPPF applies the presumption in favour of sustainable development and
requires decision makers to consider whether relevant development plan policies are up to date.

Decision taking is identified in Part (c) and (d) of Paragraph 11, which states:

c) approving development proposal that accord with an up-to-date development plan without

delay; or

d) where there are no relevant development plan policies, or the policies which are most

important for determining the application are out-of-date®, granting permission unless:

I. the application of policies in this Framework that protect areas or assets of particular

importance provides a clear reason for refusing the development proposed’; or

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the

benefits, when assessed against the policies in this Framework as a whole.

Part (d) of Paragraph 11 requires a decision maker to consider whether the policies which are most
important for determining the application are out-of-date. Where a District cannot demonstrate a five
year housing land supply or meet the housing delivery test (less than 75%), they are automatically
captured by footnote 8 identified in Part (d) of Paragraph 11, and Part (d) would apply to the decision

making of the application.




7.4

7.5

In considering whethar the prasumption in favour of suslainable developmant should be appliad in
this instance, il is impertant to note appeal decision ‘APP/X{2220/Wf23/3315262" (Appendix 1], in
which the inspactar concluded by way of agreament betwean the appellani and the Council that
paragraph 11d was engaged, given that the Council's idenlified housing requirement was
significantly less than up to date objsctivaly assessed needs (Para 9}. As such, Palicies DM1, DM11
and DM12 of the Dover Core Strategy were found to be in misalignment with the NPPF and therefore
out of date for the purposes of detarmining the application. This application is also for residential
development, meaning the sama approach should be taken in its determination, therefore,

Paragraph 11(d){i} requires the assessmant as to whether there are any policies in the Frameworlk
that protact areas or assets of paricular imporlance that provide a clear reasan for refusing the
development proposed. Whilsl being locatad outside but near to tha border of the Kent Downs AQONB
and a Grada [I* listad church, the findings of the LVIA and Heritage Assessmant submittad with this
application have damonstrated that there is no conflict with the NPPF ar Local Plan in sither respact.
Accardingly, there are no specific policies in the framewark which provide a clear reasan for refusing
the development proposed.

This leaves the tilted balance to be applied under Paragraph 11{d}){ii). This requires any adverse
impacts of the proposed development ta be weighed against the benefits. [t is only where the adverse
impacts significantly and damonstrably outwsigh 1he bensfits that planning parmission should be
refused. The proposals do not give rise 1o any adverse impacts that significantly and demonstrably
outweigh the significant benefits cutlined in Section é above, and the NPPF approach results in the
conclusian that the proposad developmant is to ba grantad planning permission and that it constitutes
sustainable developmant.

Section 38(6] of the Planning and Compulsory Purchase Act 2004 requires that planning applications
be determined in accordance with the Development Plan unless matgrial considerations indicate
otherwise.

The anty conflict with the Development Plan identified, is with the spatial strategy contained within
Policies DM1, DM11, and DM12. However, these palicias sheould be given limited weight, given that
they were formulated against significanily lower housing need, and thus frustrale the dslivery of new
much-needed hames (confirmed appeal decision APPX2220/Wi23/3315262; Appendix 1, Para. 9).
Against this, the propogsed development has the support of the Council's Draft Local Plan and the
NPPF. The application of Faragraph 11 results in the ¢conclusion that planning permission should be
granted for the praposed developmant which, accordingly, reprasents sustainable development. The
suppart of the NPPF is a material consideration which must be given very significant weight in favour
of the grant of planning permission. In addition, the proposal will deliver the significant benefits
identified in Section &, and these material considerations autweigh the very limited weight ta be given



to any conflict with tha development plan. Accordingly, planning parmission is sought for the
proposal,

a7



A1. APPENDIX 1 - APPEAL DECISION, LAND SOUTH WEST OF
LONDON ROAD, DEAL




5% The Planning Inspectorate

Appeal Decision

Inquiry Held on 16-18 May 2023
Accompanied Site visit made on 17 May 2023

by David Troy BSc (Hons) MA MRTPI
an Inspector appointed by the Secretary of State

Decision date: 15 June 2023

Appeal Ref: APP/X2220/W/23/3315262
Land South West of London Road, Deal

The appeal is made under section 78 of the Town and Country Planning Act 1990
against a failure to give notice within the prescribed period of a decision on an
application for outline planning permission.

The appeal is made by Richborough Estates Limited and BDW Trading Limited against
Dover District Council.

The application Ref 22/00652, dated 17 May 2022.

The development proposed is outline application for the erection of up to 155 dwellings
with associated parking and means of access (all matters reserved except for access).

Decision

1.

The appeal is allowed and outline planning permission is granted for the
erection of up to 155 dwellings with associated parking and means of access
(all matters reserved except for access) at Land South West of London Road,
Deal in accordance with the terms of the application, Ref 22/00652, dated
17 May 2022, subject to the conditions in the attached schedule.

Procedural Matters

2,

The application was made in outline with all matters other than access reserved
for future consideration. I have determined the appeal on this basis, treating
the submitted plans and details provided as illustrative, insofar as they relate
to matters other than access.

The appeal has been lodged in response to the Council’s failure to issue its
decision within the prescribed period. The Council’s appeal submissions outline
that following the receipt of additional information in respect of highways and
ecology, the Council’s Planning Committee resolved at their meeting on

23 March 2023, that it would not contest this appeal and had it been in a
position to determine the application, it would have granted outline planning
permission, subject to appropriate Section 106 Planning Obligations and
planning conditions. I return to these matters later.

The inquiry sat for 3 days, with an accompanied site visit on the second day. I
also carried out unaccompanied site visits before the inquiry opened, and at
other times outside the inquiry sitting period.

During the Inquiry the Council provided an update on the emerging Dover
District Local Plan October 2022 outlining that it had been recently submitted
to the Planning Inspectorate for examination. However, as I do not have

https://www.gov.uk/planning-inspectorate
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evidence before me as to the extent of unresolved objections to the policies in
the emerging Local Plan and it has only recently been submitted for
examination, having regard to the advice provided in the National Planning

Policy Framework (the Framework)?, I give the policies in the emerging Local
Plan limited weight in my decision.

I closed the Inquiry in writing on 5 June 2023 following the receipt of a signed
and completed legal agreement pursuant to Section 106 of the Town and
Country Planning Act 1990. The agreement sets out details for securing
planning obligations in respect of local infrastructure, affordable housing
provision, sustainable transport measures, Public Rights of Way improvements,
strategic mitigation measures in relation to the Thanet Coast and Sandwich Bay
Special Protection Area and the provision, on-going management and
maintenance of the strategic landscaping and open space. I return to these
matters later.

Main Issues

7. The main issues are:

(i) Whether or not the proposed development would provide a suitable site
for housing, having particular regard to the local and national planning
policies relating to the location of new development in the District;

(ii)  The effect of the proposed development on the character and
appearance of the area including the effect on the local landscape; and

(iii) The effect of the proposed development on the local highway network
and whether it would lead to an unacceptable impact on highway safety.

Reasons

Location of Development

8.

The appeal site falls outside of the defined urban confines for the town of Deal,
which includes the built-up parts of the parish of Sholden. The appeal proposal
does not meet any of the exceptions for allowing development outside of urban
boundaries and thereby conflicts with Policy DM1 of the Dover District Local
Development Framework Core Strategy (2010) (CS) and, as a consequence,
with CS Policies DM11 and DM15 as these relate respectively to managing
traffic demand outside the urban boundaries and protecting the countryside.

However, it is matter of agreement, that the Council’s housing requirement,
identified in CS Policy CP2 of 505 dwellings per annum, based on the revoked
Regional Spatial Strategy, is out of date and is significantly lower than implied
by the more up to date objectively assessed housing need of 611 per annum?.
The settlement boundaries were drawn tightly in the CS on the basis that there
was sufficient land identified in the CS and within the urban areas to meet the
Plan’s more constrained housing requirement. In this respect, the CS is not
consistent with the Framework, as it does not make sufficient provision to meet
the identified housing needs in the district® and the Council acknowledges that
CS Policy CP2 concerning the supply of housing is out of date®.

! Paragraph 48 of the Framework

? Statement of Common Ground (SOCG) Core Document CD9.09 Paragraph 6.6
* Paragraphs 20 and 68 of the Framework

4 SOCG Core Document CD9.09 Paragraph 6.6

https://www.gov.uk/planning-inspectorate 2
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10. The Council therefore accept that its settlement boundaries and the evidence

11.

12.

base underlying Policy DM1 are out of date® and the blanket policies of
restriction on development outside the defined urban confines in Policies DM1,
DM11 and part of DM15 that relates to protecting the countryside for its own
sake, are inconsistent with the Framework and therefore out of date. It is
agreed that, when taken together and read as a whole, the most important
basket of development plan policies DM1, DM11 and DM15 for the
determination of this appeal are out of date® and as such the tilted balance in
paragraph 11d) of the Framework is engaged. In light of the above factors, 1
afford limited weight to the conflict with CS Policies DM1, DM11 and DM15 and
I will consider this further in the planning balance.

In terms of securing a sustainable pattern of development, it is matter of
agreement between the main parties that the site is locationally sustainable for
the development proposed’. Based on the evidence before me and my
observations during my site visits, the site would be well-related to day-to-day
services and facilities in Sholden and Deal and is accessible by a range of
transport modes, including a good bus service running by the site along
Sandwich Road and London Road. Opportunities exist to improve pedestrian,
cycling and public transport links as part of the proposed development.

The appeal site is adjacent to the built-up area of Sholden and would not be
remote from the services and facilities in Sholden and Deal and the nearby
settlement of Dover. There would at least be a choice to use accessible modes
of transport to access local services and facilities and additional dwellings in
this location would not significantly undermine the aim of CS Policy DM11 to
minimise the need to travel and reduce car dependency across the district as a
whole. In addition, the proposed development would be consistent with the
Framework that seeks to actively manage patterns of growth to ensure that
development is focused on sustainable locations (paragraphs 105 and 110).

Character and appearance of the area

13.

14.

1.5.

The appeal site comprises open agricultural fields on the north-western edge of
the built-up area of Sholden. To the north east and south east of the appeal
site are the relatively long garden areas associated with the adjacent
residential properties.

The site is largely open with a number of trees and other mature planting along
the boundaries of the site with open countryside to the north-west and west of
the site, which adds to the open character of the area. The topography of the
site gradually rises from its from eastern corner up to its north western edge. It
also gently falls from the north eastern edge towards the undulating valley and
open countryside to the west of the site. There are two Public Rights of Way
(PROW) that run through the site (ED39 and ED48), with an extensive network
of PROWSs within the immediate vicinity of the site.

An extant planning permission for up to 110 dwellings (the ‘Phase 1 scheme’)®
has been granted, but not yet implemented, that abuts and will be accessed
from the A258 Sandwich Road to the north-east of the site. The indicative
masterplan for the proposed development (the ‘Phase 2 scheme’) shows that

> SOCG Core Document CD9.09 Paragraph 6.3

& SOCG Core Document CD9.09 Paragraphs 6.3, 6.4 and 6.7
7 SOCG Core Document CD9.09 Paragraph 6.26

§21/00402
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16.

17,

18.

19,

the appeal scheme would be accessed via a central spine road routing through
the Phase 1 scheme to the principal access onto Sandwich Road. The appeal
site comprises of about 11.48 ha, of which 3.08ha forms part of the Phase 1
scheme, which includes the access to Phase 2 on the indicative masterplan.

A main objective of the Framework is to take into account the character of
different areas, recognising the intrinsic character and beauty of the
countryside. Paragraph 174 of the Framework makes it clear that, among other
things, valued landscapes should be protected and enhanced. Based on the
evidence before me, the site lies in an area which has no national or local
designation and as such does not fall within the scope of the valued landscapes
under Paragraph 174 of the Framework.

The appeal site is located within the Northbourne Landscape Character Area
(LCA F2) described as a rural chalk landscape with a gentle ridge and valley
topography, with large arable fields interspersed with woodland blocks and the
enclosed small settlements of Great Mongeham and Northbourne®. Most of LCA
F2 lies to the north-west and north-east of Sholden. The relevant
characteristics of LCA F2 as they relate to the site are limited to the large
modern rolling arable fields, that sit on a local chalk ridgeline and the urban
fringe influence of Sholden!®. The Council seeks to protect the gqualities of the
district’s landscape. CS Policy DM16 states that developments that harm the
character of the landscape, will only be permitted where allocated for
development in the CS, or can be sited to avoid or reduce the harm and/or
incorporate design measures to mitigate the impact to an acceptable level.

The appeal site due its location on open arable fields, contains few natural
landscape features and is heavily influenced by the surrounding built form. The
landscape evidence presented by the appellant also states that the site does
not contain any cultural or natural heritage features, has no cultural
association, and is not notably identified as being tranquil due to its close
proximity to the built-up area of Sholden and the busy A258 Sandwich Road.
The site has some recreational value, due to the local PROWSs running through
the site. Overall, the site has been assessed by the appellant as having a
medium/low landscape value, applying the objective criteria set out in
accordance with the Landscape Institute Technical Guidance Note 02/21 and
medium/low sensitivity to change!!. The Council having taken advice from
independent landscape consultants has not sought to suggest otherwise.

The existing landscape character of the site would be permanently changed as
a result of the development on this open undeveloped area of land. However,
residential development is not out of character with the surrounding land uses.
With careful treatment of the layout particularly the disposition of building
heights and the choice of boundary and internal landscaping, both of which
would be the subject of reserved matters applications, the effect on landscape
character would be moderately adverse at Year 1 reducing to minor as the
landscape planting matures. The appeal scheme includes structural landscaping
along the outer south-western boundary of the site. In this context, whilst
there would be some landscape harm through the loss of open arable fields,
this would be localised. The wider landscape character would be almost

? Dover District Landscape Character Assessment 2020 CD5.17 Page 108
10 Landscape and Visual Impact Assessment 2022 CD1.19 Page 10 & Core Document CD9.14 Page 38
't Core Document CD9.14 Pages 38-41 & 65-68, Tables TG1.1 and TG1.2

https://www.gov.uk/planning-inspectorate 4
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20.

21.

22

23,

24.

untouched if the appeal site were to be developed as proposed. Overall, the
harm to landscape character would be minimal and not significant.

The visual impacts of the proposed development would be experienced from
the public footpath across the site, limited stretches from the PROWSs to the
north-west and in medium views from the areas of higher ground to the west
of the site. It is matter of agreement between the main parties that all these
views will be localised!? and I concur with this assessment.

Public footpath ED39, that is to be diverted as part of the appeal scheme,
crosses the south-eastern corner of the appeal site, and it is inevitable that it
would be affected by the development. However, this local amenity footpath
connects two parts of the settlement and there is already an expectation of
views of the built form on the edge of Sholden in close proximity to the users of
the footpath. The new built form associated with the proposed development
would still be visible, but with careful consideration of the landscaping and
public open space along this footpath, views across the countryside would
remain and the visual effects would reduce to no more than moderate along
this short stretch of footpath.

Turning to the other affected footpaths. Public footpath ED48 running along the
north-west boundary of the site, currently has views into the site, the open
arable fields to the west and north-west and the existing built form and mature
trees and planting on the edge of Sholden. The appeal scheme would result in
an extension of the built form along a short section of the footpath.

However, this section of the footpath is already affected by a new housing
development, currently under construction, on land immediately to the north
east of the site (the Pegasus scheme)!?. It will also be directly impacted by the
Phase 1 scheme on the land immediately to the north west of the site. Views
along this short section of footpath ED48 into the site, together with the White
Cliffs Country Trail along footpath ED37 further to the north-west would be
obscured by the new residential development in the Phase 1 scheme and the
structural planting proposed along the south-western edge of the appeal site.
As such, the visual effects would reduce to no more than moderate along this
short stretch of footpath ED48 and would be minimal along footpath ED37.

In term of the medium views from the higher ground in the valley and open
countryside to the west. A number of PROWSs run through this area, including
public footpath ED49 on the opposite side of the valley running up to the small
settlement of Great Mongeham. The views are currently seen against the
backdrop of the existing built form on the edge of Sholden. The appeal scheme
would be kept close to the top of the local ridgeline but away from the highest
point and avoids the more sensitive valley sides in this location!4. Its location in
relation to the higher ground would be consistent with the prevailing settlement
pattern of Sholden and Deal. It will be seen in the context of the new
residential development that form part of the Phase 1 scheme and Pegasus
scheme to the north of the appeal site that will change the skyline in this
location once constructed.

12 SOCG Core Document CD9.09 Paragraph 6.62
13.19/00216
14 Core Document CD9.14 Table 3.1 Pages 78 and 90
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25. Keeping the appeal scheme away from the more visually sensitive valley sides
will reduce the visual impact of the scheme from within the valley and the
surrounding countryside, as demonstrated by the appellant on the accurate
visual representations, which has been accepted by the Council’s independent
landscape consultants!®. The curved outer south-western edge of the proposed
development with extensive areas of open space, landscaping and structural
planting, would provide appropriate mitigation to reduce the harm and soften
the edge of the development. In addition, it would allow for a green wedge of
open space to penetrate the development from the countryside beyond and
form part of the proposed development as illustrated on the appellant’s
Landscape Strategy!® and Strategic Landscape Masterplant’.

26. As such, with the careful consideration to the layout and landscaping, the
appeal proposal can be appropriately assimilated into the local environment
without undue harm and the moderate adverse visual effects at Year 1 on the
views from the higher ground to the west, including public footpath ED49,
would be reduced to minor impact as the landscape planting matures.

27. Taking the above issues together, there would be a minor adverse impact on
landscape and a minor to moderate adverse impact on visual amenity. Overall,
in the context of CS Policy DM16, the landscape and visual impacts of the
appeal scheme do not indicate to me that it should be refused. The proposed
development can be sited to reduce the harm and incorporate design measures
to mitigate the impact to an acceptable level. Consequently, subject to the
imposition of suitably worded planning conditions and planning obligations to
include appropriate landscaping and related mitigation details, there is no
conflict with the development plan in this regard.

Highways

28. It is common ground that being directly adjacent to Sholden and Deal, the
appeal site is accessible to a good range of services and facilities. However, the
appeal proposal would still give rise to a notable increase in the level of traffic
which would rely on the surrounding local highway network, including A258
Sandwich Road and London Road. Set against this, the appeal proposal would
secure improved connectivity across the appeal site from existing residential
areas to the wider bus routes, public footpath and cycle network.

29. The submitted details of the proposed principal access off Sandwich Road and
the changes associated with the proposed emergency access off Mongeham
Road are uncontested by the Local Highway Authority. The appellant’s
extensive assessment of the highway impacts!® are also agreed?!®, including the
proposal having no unacceptable adverse impacts on the nearby London
Road/Mongeham Road junction and London Road/Manor Road junction as a
result of the development, and no objections on highway grounds to the likely
cumulative traffic generation from the proposed development together with
other committed development in the area and forecast future traffic growth.

30. Furthermore, the imposition of the agreed schedule of planning conditions and
planning obligations covering access, sustainable transport, pedestrian

15 Core Documents CD2.08, CD9.14 Page 44 and SOCG CD9.09 Paragraph 6.59
& Core Document CD1.19 Plan 5

17 Core Document CD1.19 Plan 6

18 Core Documents CD1.07, CD2.02, CD2.10, CD2.11, CD7.03 and CD9.22

1% Highways and Transport SOCG Core Document CD9.19
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a1

32;

33.

connectivity, and other highway related details would adequately safeguard
against any unacceptable highway related consequences of the appeal
proposal. They would also ensure that the prospective occupants of the new
housing enjoy a good level of accessibility to local services and facilities. My
assessment of these matters leads me to the same conclusion as the main
parties and the Local Highway Authority.

In this context, I am satisfied that the concerns raised by Sholden Parish
Council and interested parties about the emergency access and the capacity of
the local highway network to safely support the appeal proposal are not
supported by contrary evidence. Based on the submitted highway evidence,
coupled with my own site observations, at different times of the day, I do not
find that there will be an unacceptable impact on highway safety, or that the
residual cumulative impacts on the road network will be severe.

The resulting improvements to pedestrian connectivity across the appeal site
from existing residential areas to the wider bus routes, public footpaths and
cycle network is a moderate benefit.

Overall, in the context of CS Policy DM12 and paragraph 111 of the Framework,
the predicted traffic and highway effects of the appeal scheme do not indicate
to me that it should be refused. Consequently, subject to the imposition of
suitably worded planning conditions and planning obligations to manage access
and highway related details and promote sustainable transport, there is no
conflict with the development plan or the Framework in this regard.

Other Matters

34.

35,

a6,

Housing land supply and delivery

In relation to the Council’s latest housing position, the appellant considers that
the development would boost the supply of housing in line with the
requirements of the Framework. The appellant’s evidence and supporting
windfall supply statement?® demonstrates the significant contribution of the
windfall housing to the Council’s housing delivery targets in recent years. The
appellant argues that, whilst the Council can demonstrate a 6.03 years land
supply, windfalls account for about 44% of the Council’s five year land supply
and critically without the windfall component of supply, the Council would only
be able to demonstrate 3.4 years of land supply. The appellant outlines that
some 47% of completions since 2010/11 have arisen from windfall
development and clearly shows the dependency on windfalls, such as those
arising from appeal development, to maintain delivery?!.

In addition, the appellant argues that, whilst the Council’s Housing Delivery
Test (HDT) results in 2021, at 88%, is marginally above the 85% threshold,
the point at which the Framework confirms that the shortfall is significant. The
appellant’s analysis shows that the HDT result, without windfall development,
would fall to around 54%, in which case the appellant argues that the tilted
balance in Paragraph 11d) of the framework, would be engaged??.

Whilst this may be so, based on the Council’s appeal submissions and the
discussions at the Inquiry, the Council is able to demonstrate a five year supply

20 Core Document CD9.12 Table 9.3 and Appendix 1
! Core Document CD9.12 Table 9.3 Paragraphs 9.15-9.23
22 Core Document CD9.12 Tables 9.4 and 9.5
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7.

38.

39.

40.

41.

of deliverable housing sites against the development plan requirement and the
latest HDT measurements for the Council are forecast to increase 102% for
period 2019/20-2021/2223. Whilst the delivery of the additional housing as part
of the appeal scheme is a positive benefit in favour of the appeal, it is matter
to which I attach moderate weight in my decision.

Best and Most Versatile agricultural land

It is acknowledged that the appeal site encompasses the Best and Most
Versatile (BMV) agricultural land. The Framework requires that account is taken
of the economic and other benefits of this land?*. The evidence presented at
the Inquiry indicated that the majority of the district constitutes high quality
agricultural land. In this context, the appellant states that the Council’s Core
Strategy highlights that there is a higher level of BMV within the district as
compared to regional or Kent wide averages and as such the loss of some BMV
and the release of further greenfield sites is inevitable if the identified housing
requirements of the district are to be met?>. This is not disputed by the Council
and is matter of agreement between the Council and appellant?®. In any event,
it is a small area of land in relative terms, and its loss would be of limited
consequence in relation to overall resource. As such, I consider that this is
matter of limited negative weight in making my decision.

Ecology and Biodiversity

At the time of the submission of the appeal there was an outstanding matter
relating to the ecological survey information, that was considered out of date.
Updated ecological survey information has now been submitted by the
appellant and the Council’s Ecology Officer has indicated that they have no
objections to the proposal, subject to appropriate conditions and mitigation.

Although the appeal proposal will result in the loss of the existing agricultural
fields, the main parties’ evidence confirms that the existing agricultural fields
are of limited ecological value due to the nature of the existing activities and
management of the agricultural fields. However, the hedgerows and
established trees along the boundaries are identified as supporting greater
biodiversity. The appeal scheme shows that the boundaries would be retained
as a green link that would connect to the proposed open space. The appellant’s
evidence identifies opportunities to increase biodiversity and create new
species rich habitats to support new foraging activity for species on the site.

Section 106 Agreement and Planning Obligations

Paragraph 57 of the Framework and Regulation 122 of the Community
Infrastructure Levy (CIL) Regulations 2010 (as amended) require that planning
obligations should only be sought, and weight attached to their provisions,
where they are: necessary to make the development acceptable in planning
terms; directly related to the development; and fairly and reasonably related in
scale and kind to the development.

The signed and completed Section 106 Agreement provided by the appellant
shows a financial contribution towards Strategic Access Management and

3 Core Document CD9.06 Appendix 1 Paragraphs 2.13 and 2.94

2% Paragraph 174b of the Framework

> Core Documents CD9.06 Appendix 1 Paragraph 2.18 and CD9.12 Paragraph 10.2
26 SOCG Core Document CD9.09 Paragraph 6.96
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42.

43.

44.

45.

46.

47.

Monitoring measures in accordance with the Thanet Coast and Sandwich Bay
Strategic Access Management and Monitoring Strategy (SAMMS) to mitigate for
additional impacts and recreation pressures from residential development on
the Thanet Coast and Sandwich Bay Special Protection Area (SPA).

Having had regard to the characteristics of the proposed development and the
evidence before me, including the advice from Natural England, in making an
appropriate assessment, I am satisfied that the proposed financial contribution
towards the strategic mitigation measures identified in the Thanet Coast and
Sandwich Bay SAMMS is sufficient to ensure it will not adversely affect the
integrity of the Thanet Coast and Sandwich Bay SPA. I am satisfied that the
proposed contribution is necessary, directly related, and fairly and reasonably
related in scale and kind to the proposed development, in accordance with the
Framework and the CIL Regulations.

The appeal scheme proposes the delivery of 47 affordable units of a range of
types and tenures to meet the prioritised needs for affordable housing in the
District. This is in accordance with the Council’s requirements to provide 30%
of the total dwellings as affordable homes as set out in Policy DM5 of the CS.

The Council’s Core Strategy outlines there is an identified need to deliver 4,200
affordable homes up to the end of the plan period in 2026, which equates to
210 homes per year?’. However, the Council’s latest Annual Monitoring Report
(2020-21) indicates that just 1,186 affordable homes have been completed in
Dover District since 200622, This is exacerbated by the uncontested affordable
housing evidence from the appellant which demonstrates an average delivery
of just 74 dwellings per year and an enormous shortfall of about 2,174
dwellings in delivery of affordable homes against the CS requirement?°.

The significance of this particular appeal scheme’s level of contribution to
boosting an appropriate mix of affordable housing in the district is not disputed
by the Council and it is agreed that it should be afforded substantial weight as
a material consideration®®. The submitted legal agreement contains planning
obligations which are capable of securing the appropriate level and mix of
affordable housing, management of the nomination rights and local criteria to
support the delivery of the affordable homes for local people in the area. The
legal agreement, as a mechanism to ensure that the appeal scheme delivers
the important housing benefits of the appeal proposal, weighs very heavily in
favour of the appeal proposal.

The Section 106 Agreement requires the appellant to make a contribution of
£864.00 per dwelling towards the costs of works to create additional capacity
in the general practice services in the area that would be necessary to mitigate
the impact of the development on local health facilities. The Section 106
Agreement makes various commitments through contributions towards local
infrastructure including secondary education, community learning, youth
services, libraries, social care, waste and outdoor sport facilities. These would
be necessary to mitigate the proposal’s impact on local infrastructure.

The Section 106 Agreement requires the appellant to make a contribution of
£120,000 towards the provision of and improvements of pedestrian and cycle

?7 Core Strategy CD5.01 Infrastructure Table Page 56
8 Core Document CD5.09 Table 17 Page 22

% Core Document CD9.12 Pages 53-57 Table 9.6

30 Core Document SOCG CD9.09 Paragraph 6.35
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connection in the vicinity of the site and £948 towards travel plan monitoring.
These would be necessary to mitigate the proposal’s impact on the local
highways network and to promote sustainable transport.

48. The Section 106 Agreement requires the appellant to contribute £23,710
towards Public Rights of Way (PROW) improvements within and around the
site. The existing public footpaths run through or adjacent to the appeal site.
Interested parties have raised concerns about the impact on the PROWs,
including the diversion of footpath ED39 to accommodate the new
development. However, no objections were received from Kent County
Council’s PROW and Access Service to the proposal, subject to appropriate
conditions and measures. I am satisfied that the submitted legal agreement
would secure appropriate PROW improvements and mitigation to address this
at an appropriate stage in the delivery of the appeal scheme.

49. The Section 106 Agreement includes various provisions and obligations that
cover the provision, on-going management and maintenance of the strategic
landscaping and open space, including the provision of a locally equipped
children’s play area within the development.

50. I am satisfied that the proposed contributions set out above are necessary,
directly related, and fairly and reasonably related in scale and kind to the
proposed development, in accordance with the Framework and CIL Regulations.
The contributions in the Section 106 Agreement and how they would be spent
are supported by the relevant local plan policies, representations from the
Council’s consultees, appeal statements, CIL compliance statements and the
Statements of Common Ground between the main parties.

Other issues

51. Various references have been made in evidence and submissions to other
planning decisions and judgements, all of which have been considered. Each
turns on its own individual facts and, whilst generally relevant to varying
degrees, none dissuade me from the assessments and conclusions based upon
the particular circumstances of this appeal.

52. I have noted the objections raised by Sholden Parish Council and interested
parties to the proposal. These include the impact on the landscape and
character of the area, loss of agricultural land and use of a greenfield site
contrary to local and national policies, land not being allocated for development
in the emerging Local Plan, unsustainable location, local infrastructure and the
cumulative impact of the proposal on the services and facilities in conjunction
with other developments, highway safety, traffic, proposed emergency access,
public rights of way, wildlife and biodiversity, built heritage and archaeology,
and the impact on the amenities of local residents.

53. However, I have addressed the matters relating to the location of the
development, character and appearance of the area, including the landscape
setting, highways safety and local infrastructure in the main issues and other
matters above. No objections were received from the Local Highways
Authority, Council’s independent landscape and highway consultants nor the
local infrastructure providers, subject to appropriate conditions and planning
obligations being secured. It is a matter of agreement, that ecological and

https://www.gov.uk/planning-inspectorate 10




Appeal Decision APP/X2220/W/23/3315262

archaeological matters can be dealt with through the imposition of conditions to
ensure that the proposed development is not harmful to these interests3!.

54. The other matters raised are not being contested by the Council. I am satisfied
that these matters would not result in a level of harm which would justify
dismissal of the appeal and can be dealt with by planning conditions or through
the Section 106 Agreement where appropriate. In addition, I have considered
the appeal entirely on its own merit and, in the light of all the evidence before
me, this does not lead me to conclude that these other matters, either
individually or cumulatively, would be an over-riding issue warranting dismissal
of the appeal.

Conditions

55. Having regard to the Framework and Planning Practice Guidance, I have
considered the suggested planning conditions submitted and agreed by the
Council and the appellant during roundtable discussion at the Inquiry?2. In
addition to the detailing of the reserved matters and standard time limit
conditions (1, 2 & 3), I have specified the approved plans and details of the
land covered by this permission as this provides certainty (4 & 5).

56. The conditions relating to the mix and type of housing, building heights of no
more than two storeys and the restrictions on roof designs and enlargements
are necessary in order to allow for a design led approach and high quality
development in the interests of the character and appearance of the area and
to protect the landscaping setting of the site (6,7 & 8). A condition based on
secure by design principles is necessary to promote a development that is safe
and secure for its residents (9). A condition relating to the provision and
details of a proposed children’s play area on the site is necessary in order to
safeguard the amenities of future occupants of the development (10).

57. A condition relating to a detailed Tree Protection Plan and Arboricultural Method
Statement and the protection of the existing trees and hedges on the site are
necessary in order to ensure their survival and to protect the visual amenity of
the trees and hedges on the site (11). Conditions relating to the submission of
a method statement for protection of wildlife and protected species during the
site clearance and construction works, ecological design strategy and habitat
management and monitoring plan are necessary to ensure the protection and
enhancement of wildlife and biodiversity on the site (12, 13 & 14). There is
some potential for archaeological remains so a scheme of investigation on the
site would be necessary to ensure proper assessment and recording (15).

58. Details of surface water, foul and sustainable drainage arrangements are
necessary in order to ensure adequate drainage facilities are provided, to
mitigate against potential flooding and the pollution of the water environment
and to comply with the submitted Flood Risk Assessment and Sustainable
Drainage Statement (16, 17 & 18). Conditions to deal with any unexpected
contamination and unexploded ordinance found on the site are necessary in the
interest of public safety (19, 20 & 21).

59. For the construction period, a condition requiring the submission of a
Construction Management Plan is necessary in order to mitigate the

*1 SOCG Core Document CD9.09 Paragraphs 6.78 and 6.93
2 Core Document CD10.7
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60.

Bl.

environmental impact of development works and to protect the amenities of
occupants of neighbouring properties (22).

A range of highway improvements are necessary to limit highway impact and
to encourage and promote sustainable transport including access and visibility
splays (23 & 24), emergency access provision (25), car and cycle parking
arrangements (26), footpaths and carriageways provision (27), public rights of
ways management and improvements (28) and submission of a travel plan
(29). The travel plan shall include details of how 13 no. 28 day Megarider bus
tickets (or equivalent) shall be provided to each household on first occupation
of each dwelling in order to promote sustainable modes of travel. A condition
relating to electric vehicle charging infrastructure is necessary in order to
promote sustainable transport and reduce greenhouse gas emission (30).

I consider all the conditions to be reasonable and necessary to the
development of the site. I have reworded some of them for consistency and
have reordered them for clarity. Some of the particular requirements involve
work to be done before development can start on site or before the
development can be occupied. These measures are so fundamental to the
acceptability of the proposal that it would be otherwise necessary to refuse
planning permission.

Overall Planning Balance

62.

63.

64.

65.

66.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
planning applications are determined in accordance with the development plan,
unless material considerations indicate otherwise. There is conflict with the
development plan, but the policy conflict is limited as I have set out above and
the tilted balance in paragraph 11d) of the Framework is engaged.

In terms of the adverse impacts, there would be minor adverse impact on
landscape and a minor to moderate adverse impact on visual amenity,
although the development can be sited to reduce the harm and incorporate
design measures to mitigate the impact to an acceptable level. The proposal
would have limited negative effect in terms of the loss of the Best and Most
Versatile agricultural land.

I acknowledge that there is some conflict with the development plan, albeit
that the conflict is reduced, and limited weight is afforded to the conflict with
CS Policies DM1, DM11 and DM15 as described above. The proposal accords
with the overall aims of all other relevant development plan policies set out in
the CS. Other potentially adverse effects would be overcome or satisfactorily
mitigated by planning conditions and the Section 106 Agreement.

Against that, the proposal would provide 155 new dwellings, of which 47 would
be affordable. The evidence before me demonstrates an ongoing acute and
continuing extremely bleak outlook for local affordable housing provision. The
capability of the appeal proposal to contribute significantly to addressing the
existing and predicted very serious shortfalls in affordable housing is a
significant social benefit carrying substantial weight in favour of this appeal.

It is common ground between the main parties that the additional housing
attracts positive weight, having particular regard to the emphasis the
Government places on the delivery of housing in the Framework. It is
appreciated the contribution the appeal proposal would make to windfall
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67.

68.

69.

70

housing delivery and that the appeal scheme could be brought forward quickly
through the early deliverability of the site. Nevertheless, for the reasons
described above, the Council is able to demonstrate a five year housing land
supply at present and as such the delivery of the new housing in this
sustainable location would have social and economic benefits which carry
moderate weight in favour of the proposal.

The site is of limited ecological value and the ecological, landscaping and Green
Infrastructure provision would offer the opportunity to promote the health and
well-being of the local people and the biodiversity in the area, key social and
environmental objectives of the Framework carrying moderate weight. High
levels of public open space are to be secured through the conditions and legal
agreement. Furthermore, a biodiversity net-gain of around 20% for habitats
units and 237% for hedgerows units is proposed?? and this could be delivered
as part of the green infrastructure proposals. The Framework only requires a
net-gain, and the proposal therefore goes significantly beyond current policy
requirements. Consequently, this aspect of the biodiversity proposals is a
moderate benefit of the appeal scheme.

The contributions towards public open space, while necessary to mitigate the
impact of the additional population from the development, would also be
available to all residents in the local area. These contributions together with
the provision of a children’s play area within the development are social
benefits of the scheme which carries moderate weight.

The commitment to higher energy efficiency, sustainable construction and
sustainable transport measures are clear environmental benefits, representing
a move towards a low carbon economy and promoting more sustainable means
of travel. These are key objectives of the Framework and are environmental
benefits that carry moderate weight. The economic benefits of development
would include investment in construction and related employment for its
duration. There would also be an increase in subsequent local household
expenditure and demand for services. The additional population would increase
spending in the local economy to provide long term support for local shops and
services, supporting a prosperous economy. This is a key objective of the
Framework and are economic benefits that carry moderate weight.

Consequently, overall, in my view, the adverse impacts arising from this
development do not significantly and demonstrably outweigh the scheme’s
benefits. The proposal would therefore represent a sustainable form of
development when assessed against the Framework read as a whole, which is
a material consideration in favour of the development. The factors above
collectively provide the material considerations to grant planning permission
other than in accordance with the development plan in this specific case.

Conclusion

Pha

For the reasons given above, and having regard to all other matters raised, I
conclude that the appeal should be allowed.

David Troy

INSPECTOR

33 Core Document CD7.04
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Schedule of Conditions

1)

2)

3)

4)

5)

6)

7)

8)

9)

10)

11)

Approval of the details of the layout, scale, landscaping and appearance
("the Reserved Matters") shall be obtained from the Local Planning
Authority in writing before development commences; and the
development shall thereafter be carried out as approved.

Application for approval of the Reserved Matters shall be made to the
Local Planning Authority not later than 3 years from the date of this
permission.

The development hereby permitted shall commence not later than 2
years from the date of the last of the Reserved Matters to be approved.

The development hereby permitted shall be carried out in accordance
with the following approved plans:

- Drawing ref. 359 P02 Land Use Parameter Plan

- Drawing ref. T18516.001 G Site Access Layout

No dwellings shall be constructed under this planning permission on the
part of the application site which is shown as “"Phase 1 Residential
development” on the approved Land Use Parameter Plan (Drawing
Reference: 359 P02).

Prior to or concurrent with the first reserved matters application
submitted, details of the mix of type and size of the affordable dwellings
and market dwellings to be provided shall be submitted to and approved
in writing by the Local Planning Authority. Development shall be carried
out in accordance with the approved details.

No building on the site shall have a height taller than two storeys. No
dormer windows shall be constructed above first floor level.

Notwithstanding the provisions of Class B, Part 1, Schedule 2 of the Town
and Country Planning (General Permitted Development) (England) Order
2015 (as amended) (or any Order revoking, and re-enacting that Order
with or without modification), no dwelling on the site shall be enlarged
through an addition or alteration to its roof.

No development shall commence until a scheme of measures based on
secured by design principles has been submitted to and approved in
writing by the Local Planning Authority. The measures shall be carried
out in accordance with the approved details and thereafter retained.

No more than 50% of the dwellings shall be occupied until a children’s
play area has been provided in accordance with details to be submitted to
and approved in writing by the Local Planning Authority.

No development shall commence unless and until a tree and hedge
protection scheme has been submitted to and approved in writing by the
Local Planning Authority. The protection scheme shall identify the
retained trees and hedges and where excavations or changes to land
levels or underground works are proposed that might affect the root
protection area, the scheme shall detail the appropriate working methods
(the arboricultural method statement) in accordance with British
Standard BS 5837: 2012 (Trees in relation to design, demolition and
construction). The scheme for the protection of the retained trees and
hedges shall be carried out as approved.
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12)

13)

14)

In this condition "retained tree or hedge" means an existing tree or
hedgerow which is to be retained in accordance with the submitted and
approved plans and particulars.

If any retained tree or hedgerow is cut down, uprooted or destroyed or
dies within 5 years of the completion of development, the tree/hedgerow
shall be replaced by a tree/hedgerow of a similar type and species in the
next planting season after the damage or loss.

No development shall take place (including any site or vegetation
clearance) until a method statement for the protection of reptiles,
I nesting birds and hedgehogs during site/vegetation clearance
and construction works has been submitted to and approved in writing by
the Local Planning Authority. The method statement shall be informed by
up-to-date ecological surveys of the site (if more than two years has
elapsed since the last surveys).

No development shall take place (including any groundworks, site or
vegetation clearance), until an ecological design strategy (EDS) has been
submitted to and approved in writing by the Local Planning Authority.
The EDS shall include:

i. specific biodiversity aims and objectives;

ii. a ‘biodiversity gain plan’ to demonstrate how a minimum of 10%
biodiversity net gain will be achieved on the site;

iii. biodiversity enhancement measures for the site, including native
species landscaping, hibernacula for herpetofauna and invertebrates,
hedgehog boxes, specifications for hedgehog highways for walls and
fences, and the inclusion of building-integrated bat and bird boxes; and

iv. a timetable / programme for carrying out the measures of the EDS.

The EDS shall be implemented in accordance with the approved details
and measure thereafter retained in perpetuity.

Prior to occupation of the development hereby approved, a habitat
management and monitoring plan (HMMP) shall be submitted to and
approved in writing by the Local Planning Authority. The HMMP shall
provide details of:

i. management of habitats to achieve biodiversity net gain in accordance
with the Ecological Design Strategy;

ii. management of all other habitats to sustain the specific biodiversity
aims and objectives of the ecological design strategy

The HMMP shall be informed by and include: i) a description and
evaluation of features to be managed; ii) details of ecological trends and
constraints on the site that might influence habitat management; iii)
specific aims and objectives of management; iv) management actions
across the habitat areas of the site; v) an annual work plan; and vi)
details of the organisation(s) management mechanisms responsible for
implementation of the HMMP.

The HMMP shall be carried out in accordance with the approved details.
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15)

16)

17)

18)

19)

No application for the Reserved Matters shall be submitted before (i) a
programme of investigative archaeological work, which has been
submitted to and approved in writing by the Local Planning Authority, has
been carried out and completed; and (ii) the recorded findings/evaluation
of that investigative archaeological work, including any safeguarding
measures necessary to ensure preservation in situ of any important
archaeological remains, have been presented to, and agreed in writing
by, the Local Planning Authority.

No development shall commence until a surface water drainage scheme
based on sustainable drainage principles, effective long-term
maintenance of the scheme and an assessment of the hydrological and
hydrogeological context of the development, based on the submitted
Flood Risk Assessment (BWB, May 2022) and Sustainable Drainage
Statement (BWB, May 2022), has been submitted to and approved in
writing by the Local Planning Authority.

The scheme shall identify methods to manage surface water runoff; set
out the proposed methods to delay and control the surface water
discharged from the site, preventing pollution of the receiving
groundwater and/or surface waters; and outline a management and
maintenance plan for the lifetime of the development which shall include
the arrangements for adoption by any public authority or statutory
undertaker and any other arrangements to secure the operation of the
scheme throughout its lifetime.

The implementation of the surface water drainage scheme shall be
phased in accordance with the scheme which has been submitted to and
approved in writing by the Local Planning Authority. No dwelling shall be
occupied until the corresponding part of the drainage scheme to that
dwelling is operational. The scheme shall thereafter be managed and
maintained in accordance with the approved details.

No building hereby permitted shall be occupied within each phase of the
surface water drainage scheme until a verification report, which
corresponds to that phase of the scheme, has been submitted to and
approved by the Local Planning Authority. The verification report shall be
prepared by a suitably competent person and demonstrate that the
drainage system constructed is consistent with that which was approved
for that phase. The verification report shall contain information and
evidence (including photographs) of details and locations of inlets, outlets
and control structures; landscape plans; full as built drawings, with
information pertinent to the installation of the drainage measures; and an
operation and maintenance details for the sustainable drainage scheme
as constructed.

No dwelling shall be occupied until adequate foul drainage provision for
that dwelling has been carried out in accordance with details that have
been submitted to and approved in writing by the Local Planning
Authority.

No development shall commence until a ground investigation and
contamination report has been submitted to and approved in writing by
the Local Planning Authority. The report shall include investigation,
sampling and/or evaluation of soils and water and shall set out a scheme
of remediation or mitigation, as necessary. The approved scheme of
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20)

21)

22)

remediation (if necessary) shall be carried out, with details to verify the
successful implementation of the remediation works to be submitted and
approved in writing by the Local Planning Authority before the
development commences.

If, during the course of construction of the approved development,
unforeseen contamination on the site is found to be present or caused,
the occurrence shall be reported immediately to the Local Planning
Authority. Development on the part of the site affected shall be
suspended and a risk assessment carried out and submitted to and
approved in writing by the Local Planning Authority. Where unacceptable
risks are found remediation and verification schemes shall be submitted
to and approved in writing by the Local Planning Authority. These
approved schemes shall be carried out before the development or
relevant phase of development is resumed or continued.

No development shall commence until an unexploded ordinance site
assessment has been submitted to and approved in writing by the Local
Planning Authority. Should the assessment identify the presence of
unexploded ordinance, the report shall set out how that unexploded
ordinance is to be dealt with; and development on the site shall not
commence until a report to verify that the unexploded ordinance has
been addressed to no longer pose a risk to public safety has been
submitted to and approved in writing by the Local Planning Authority.

No development shall commence, until a Construction Management Plan
(CMP) has been submitted to and approved in writing by the Local
Planning Authority. The CMP shall include and provide for:

- the location of access points for site traffic, parking of construction
vehicles and vehicles of site operatives and visitors, together with
directional signage on and off site, and loading and unloading of plant
and materials;

- wheel washing facilities;

- a scheme for the prevention of surface water discharges onto the
highway;

- timing of HGV movements to/from site (it should be noted that such
movements will not be permitted during school drop-off and pick-up
times);

- any temporary traffic management (as to be agreed with Kent County
Council's Streetworks Team and may need to include temporary parking
restrictions, signage, etc.);

- the location and size of site compounds and areas for storage of plant
and materials used in constructing the development;

- the location and form of temporary buildings and temporary lighting,
details of the erection and maintenance of security hoardings;

- measures to control the emission of dust and dirt during construction;

- measures for the control of noise and vibration during construction,
including delivery and construction working hours;

- procedures for maintaining good public relations, including complaint
management procedures, community consultation and liaison.
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23)

24)

25)

26)

27)

28)

29)

30)

The approved CMP shall be adhered to throughout the construction
period.

No development shall commence until final details of the visibility splay
for the principal access onto Sandwich Road have been submitted and
approved in writing by the Local Planning Authority. Thereafter
development shall only be carried out in accordance with the approved
details; the splays shall be retained as such; and there shall be no
obstruction within these splays over 0.6m in height.

No development shall be occupied until the principal vehicular access to
the site from Sandwich Road and has been provided in accordance with
the approved plans.

No dwelling shall be occupied until details of the emergency access
provision onto Mongeham Road have been submitted to and approved in
writing by the Local Planning Authority. The approved emergency access
provision shall be completed in accordance with the approved details
prior to occupation of more than 50% of the dwellings.

No dwelling shall be occupied until the car parking and cycle parking for
that dwelling have been provided in accordance with the approved plans.

No dwelling shall be occupied until (i) footways and/or footpaths between
a dwelling and the adopted highway (with the exception of the wearing
course) and (ii) carriageways between a dwelling and the adopted
highway (with the exception of the wearing course) including a turning
facility, highway drainage, visibility splays, street lighting, street
nameplates and highway structures (if any), have been provided in
accordance with the approved plans.

Development shall not commence until a ‘public rights of way
management and improvement scheme’, in respect of public rights of
way EE389/ED48 and EE390/ED39, has been submitted to and approved
in writing by the Local Planning Authority. That ‘public rights of way
management and improvement scheme’ shall relate only to land
identified within the approved Land Use Parameter Plan (Drawing
Reference 359 P02) and be carried out and completed in accordance with
the agreed timetable.

Within three months of construction of development above ground level,
a Travel Plan to reduce dependency on the private car shall be submitted
to and approved in writing by the Local Planning Authority. The Travel
Plan shall include details of how 13 no. 28-day Megarider bus tickets (or
equivalent at the time of occupation) will be provided to each household
of the development on first occupation of each dwelling. Thereafter, the
provisions of the Travel Plan shall be implemented and adhered to
throughout the life of the development, or that of the Travel Plan itself,
whichever is the shorter.

Development shall be carried out in accordance with details of electric
vehicle charging infrastructure (with specific provision for each
dwellinghouse) that have been submitted to and approved in writing by
the Local Planning Authority before any occupation of development.
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SAP47 - Land adjacent to Lydden Court Farm, Lydden (LYDO003)

Local Plan Consultation Polnt
Rep ID

| Rap Status

 Gonsultee ID

Consultee Full Name

 Consultes Company / Organlsation
Agent Full Name

Agent Company / Organieation

1 -Which Part of the Local Plan does this comment relate
to?Please state clearly a chapter, paragraph number, pollcy
number or a map/dlagram title.

2 = Do you conslder this part of the Plan sound?

3 - If you consider the Plan is ‘unsound’, on which grounds do
you consider this to ba? (aelect all that apply)

4 - Do you consider the Local Plan is Legally Compliant?*

5 = Do you conslder the Local Plan complles with the Duty to
Co-operate?

6 - Please glve detalls In the box below of why you consider the
Dover Local Plan Is not legally compllant, or Is unsound, or falls
to comply with the Duty to Cooperate. Please be ag precise as
possible. f you wish to support the legal compllance or soundness
of the plan, please also use this box to set out your comments.

7 -What changes do you suggest to make the Dover Local Plan
legally compliant or sound? Please set out the modification(s)
you consider nacessary to make the Local Plan legally compliant
and sound, in respect of any legal compliance or soundness
matters you have Identifled. {Please note that non-compllance
with the duty to co-operate Is Incapable of modification at
examination). You will need to say why each modification will
make the Local Plan legally compliant or sound. it will be helpful
¥ you are able to put forward your suggested revised wording of
any policy or text. Please be as precise as possible.

SAP47 - Land adjacent to Lydden Court Farm, Lydden {LYD003)
SDLP150

Processed

1331013

Mr
Jonathan
Mount

Lydden Parigh Council

SAP 47 Land adjacent to Lydden Court Farm

No

Justified

Conslstent with National Pollcy
Not Applicable

Not Applicable

Lydden ~Parish Councll does not conslder the proposed development on the land adjacent to Lydden Court Farm to be sound for the following

reasons:
1. There will be a massive issua with the drainage of waste from the development

2_There will be huge issues with the disruption to local regidents during the building of the development
3. There Is no sultable access by road apparent In the plan

4. There is no village shop or amenities to support future residents

5. There is likely to be substantial flooding during the winter months and the subsequent freezing of the water will lead to dangerous conditions

The development should not go ahead. It is unnecassary and there is already a new development that is taking place within the curtilage of the

village with no suitable access or amenities, this proposed development is both unnecessary and unsuitable for the area.
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8 = If your representation Is seeking a modification to the plan, do
you conslder It necessary to particlpate at the oral part of the
examination?

9 - If you wish to particlpate In the oral part of the examination,
please outline why you conslider this to be necessary. Please note
the Inspector willl determine who Is to be Invited to the hearings
from those who have selected "yes™ to the question above.

Include files

Local Plan Consultation Polnt
Rep ID

Rap Status

Consultee ID

Consultee Full Name

Consultes Company / Organisation
Agent Full Name

Agent Company / Organieation

1 -Which Part of the Local Plan does this comment relate
to?Please state clearly a chapter, paragraph number, policy
number or a map/dlagram title.

2 = Do you conslder this part of the Plan sound?

3 - If you conslder the Plan Is ‘unsound’, on which grounds do
you consider this to be? (select all that apply)

| 4 - Do you conslder the Local Plan Is Legally Compllant?*

5 = Do you conslder the Local Plan complles with the Duty to
Co-operate?

6 - Please give details in the box below of why you consider the
Dover Local Plan is not legally compliant, or is unsound, or fails
to comply with the Duty to Cooperate. Please be as precise as
possible. if you wish to support the legal compliance or soundness
of the plan, please also use this box to set out your comments.

7 -What changes do you suggest to make the Dover Local Plan
legally compllant or sound? Please set out the modification(s)
you conslder necessary to make the Local Plan legally compllant
and sound, In respect of any legal compilance or soundness
matters you have Identlfled. {Please note that non-compllance
with the duty to co-operate Is Incapable of modification at
examination). You wlill need to say why each modification will
make the Local Plan legally compllant or sound. i will be helpful
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SAPAT - Land adjacent to Lydden Court Farm, Lydden (LYD0OO3)
SDLP272

Processed

1331383

Mrs
Katle
Miller

Kent Downs AONB Unit

SAP4T

Not Applicable
Not Applicable

The site lies adjacent to the Kent Downs, with the AONB boundary formed by Canterbury Road. The site is considered relatively well contained
within the wider landscape with limited intervisibility between the AONB and the site, from where development would be viewed in conjunction
with existing development associated with the village. The proposed requirements included in criterion ¢ to help manage impacts on the AONB
are supported.
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if you are able to put forward vour suggestoed revised wording of
any policy or text. Please ho as precise as possible.

8 = If your representation Is seeking a modification to the plan, do
you conslder It necessary to particlpate at the oral part of the

examination?

9 - If you wish to participate in the oral part of the examination,
please ocutline why you consider this to be necessary. Please note
the Inspector will determiné who is to be invited to the hearings
from those who have selected "yes” to the question above.

' Include flles

Local Plan Consultation Point

Rap ID
Rep Status
Consultee ID

Consultes Full Name

Gonsultes Company f Organisation
Agent Full Name

 Agent Company / Organlsation

1 -Which Part of the Local Plan does this comment relate
to?Please state clearly a chapter, paragraph number, policy
number or a map/diagram title.

2 - Do you conslder this part of the Plan sound?

| 3 - If you conslider the Plan Is ‘unsound’, on which grounds do
you conslider this to be? {select all that apply)

| 4 - Do you conslder the Local Plan Is Legally Compllant?*
5 = Do you conslder the Local Plan complles with the Duty to

Go-operate?

6 - Please give details in the box below of why you consider the
Dover Local Plan Is not legally compllant, or Is unsound, or falls
to comply with the Duty to Cooperate. Please be as precise as
possible. f you wish to support the legal compllance or soundness
of the plan, please alsc use this box to set out your comments.

Not Applicable

SAP4Y - Land adjacent to Lydden Court Farm, Lydden (LY D003)

SDLPT14
Processed
1267697

Mrs
Anna
Cook

SAP47

No

Justified
Effective

Not Applicable
Not Applicable

SAP47 -8 Land adjacent to Lydden Court Farm

{LYD0O03)

a) & b) Building on this site, even if restricted to the southermn most part of the site will not prevent the impact i.e. smells/noise from the working

farm

¢} No consideration of the impact on properties already bordering the site have been taken into account particularly if development is to be on

the southern most part of the site

e} f) ) Pimary vehicular will Impact on our quallty of Iife l.e. nolse and alr quality. Egress from the slte In only a southerly directlon willl result In
all vehicles passing our property In both directlons and the new road Into the site will mean having roadways on 3 sldes of our property. There

Is no mentlon of existing traffic using Church Lane and If and how this will be Impacted.
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7 =What changes do you suggest to make the Dover Local Plan
legally compllant or sound? Please set out the modHication(s)
you conslder hecassary to make the Local Plan legally compllant
and sound, In respect of any legal compllance or soundnass
matters you have ldentifled. (Please note that non-compllance
with the duty to co-operate Is Incapable of modification at
examination). You wlill heed to say why each modification will
make the Local Plan legally compliant or sound. it will be helpful
if you are able to put forward your suggested revised wording of
any policy or text. Please be as precise as possible.

| 8 - If your representation Is seeking a modification to the plan, do
you conslider It necessary to participate at the oral part of the
examination?

9 - If you wish to particlpate In the oral part of the examination,
please outline why you consider this to be necessary. Please note
the Inspector willl determine who Is to be Invited to the hearings
from those who have selected "yes™ to the question above.

Include files

Local Plan Consultation Polnt
Rep ID

Rep Status

Consultes ID

Consultes Full Name

 Consultes Company / Organlsation
Agent Full Name

Agent Company f Organisation
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Pedestrians will have no pathway to the eastbound bus stop as Lydden Garage forecourt is not a public right of way. At times of heavy rainfall
Church Lane from site to Canterbury Road can be under water, affecting cycle and pedsstrian access and vehicles causing a wash that could
affect our fencing. This has occurred historically and on several occasions over the past 2 years.

@) This | believe is incorrect as a crossing would be required to access the westbound bus stop.

]y Partly referenced above. Surface water from all directions courses towards Lydden Pond and then down the cumrent track behind our property
to the proposed development site. If property ks bullt on this site It will cause additional surface water Into this location at its lowest point.

In addition and in light of the use of mobile phones and data in 21st century, Lydden, particularly the proposed devslopment area, has very
imited/no mobile/data service by any provider.

The hedgerow on Church Lane and where the access road is to be bwilt is full of wildlife, including rabbit warren and deserves some consideration
50 as not to cause mass destruction.

Conslderation during construction, If it goes ahead will causs conslderable dust, mud, nolse and disruption, Including the Increased number of
large vehlicles/machinery and workers vehicles.

| would not recommend this site for development.
As in g)above

No

SAP4T - Land adjacent to Lydden Court Farm, Lydden (LYD003)
SDLP597

Processed

1331788

Dr
Cerl
Davies



1 -Which Part of the Local Plan does this comment relate
to?Ploaso state clearly a chapter, paragraph number, policy
number or a map/diagram title.

2 = Do you conslder this part of the Plan sound?

3-IF you consider the Plan is ‘unsound’, on which grounds do
you consider this to ba? (select all that apply)

4 - Do you consider the Local Plan Is Legally Compllant?*

5 = Do you conslder the Local Plan complles with the Duty to
Co-operate?

6 - Please glve detalls In the box below of why you conslder the
Dover Local Plan Is not legally compllant, or Is unsound, or falls
to comply with the Duty to Cooperate. Please be as precise as
possible. If you wish to support the legal compllance or sournkiness
of the plan, please also use this box to set out your comments.

7 =What changes do you suggest to make the Dover Local Plan
legally compllant or sound? Please set out the modHication(s)
you conslder necessary to make the Local Plan legally compllant
and sound, In respect of any legal compllance or soundness
matters you have Identifled. (Please note that non-compllance
with the duty to co-operate Is Incapable of modification at
examination). You wlill need to say why each modification will
make the Local Plan legally compllant or sound. it will be helpful
i you are able to put forward your suggested revised wording of
any policy or text Please he as preclse as possibla.

8 - If your reprasentation is seeking a modification to the plan, do
you consider it necessary to participate at the oral part of the
examination?

9 = If you wish to particlpate In the oral part of the examination,
please outline why you consider this to be necessary. Please note
the Inspector willl determine who Is to be Invited to the hearings
from those who have selected "yes" to the question above.

Include flles

Local Plan Consultation Polnt
Rep ID
Rep Status

 Consultee ID

| Consultes Full Name

SAP47

No
Consistent with National Policy

Yos
Yas

The policy is unsound for two main reasons:

1. It does not adequately addreas the Impact of sald development on the setting of the Grade II* listed Church which Is located adjacent to the
glte. As per the Natlional

Planning policy Framework (section 200). "Any harm to, or loss of, the significance of a designated heritage assst should require clear and
convincing Justification”. Nslther have been provided for this proposed development. |In addition as per sectlon 201 of sald Framework, the
development doas not achleve substantial public benefits that out welgh the harm.

2. It does not adequately address the impact of said development on the Area of Outstanding Natural Beauty (AONB). As per the National
Planning policy Framework {Section 176). "Great wsight should be given to conserving and enhancing landscape and scenic beauty in AONB".
This has not happened in this proposal. In parficular the "conservation and enhancement of wildlife and cultural heritage® has not been adequately
taken Into account.

SAP47 should be relected as a possible future site for development

No

SAPAT - Land adjacent to Lydden Court Farm, Lydden (LYDQO)3)
SDLP596

Processed

1331785

Dr KA Davies
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Katherine

Davies
Consultee Company f Organisation
 Agent Full Name
| Agent Company / Organisation
1 -Which Part of the Local Plan does thls comment relate SAP4T

tofPlease state clearly a chapter, paragraph number, policy
number or a map/diagram title.

2 - Do you conslder this part of the Plan sound? No

3 = If you conslder the Plan Is 'unsound’, on which grounds do Consistent with National Policy
you consider this to be? (select all that apply)

4 = Do you conslder the Local Plan Is Legally Compllant?* Yos
5 - Do you ¢consglder the Local Plan complles with the Duty to Yes
Co-operate?

6 - Please glve detalls In the box below of why you conslder the | The policy is unsound for two main reasons:

Dover Local Plan Is not legally compllant, or Is unsound, orfalls | 1 | does not adequately address the impact of said development on the setting of the Grade II* listed Church which i located adjacent to the

to comply with the Duty to Cooperate. Please bs as precise as si.te. As per the l::tinnaly pa i g s

possible. if you wish to support the legal compllance or soundness | o, nhing policy Framework (section 200). "Any harm to, or loss of, the significance of a designated heritage asset should require clear and

of the plan, please also use this box to set out your comments. | ;. .incing justification”. Neither have been provided for this proposed development. In addition as per section 201 of said Framework, the
development does not achieve substanfial public benefits that out weigh the harm,

2. It does not adequately address the Impact of sald development on the Area of Outstanding Natural Beauty (AONB). As per the National
Planning pollcy Framework {Sectlon 176). "Great welght should be given to conserving and enhancing landscape and scenlc beauty In AONB".
This has not happened In this proposal. In parficular the "conservation and enhancement of wildife and cultural heritage® has not been adequately
taken Into account.

7 -What changes do you suggest to make the Dover Local Plan | SAP47 should be rejected as a possible future shte for development
legally compllant or sound? Please set out the modiication(s)

you consider nacessary to make the Local Plan legally compliant

and sound, in respect of any lagal compliance or goundness

matters you have identified. (Please note that non-compliance

with the duty to co-operate is incapable of modification at

examination). You will need to say why each modification will

make the Local Plan legally compliant or sound, it will be halpful

if you are able to put forward your suggested ravised wording of

any policy or text, Please he as pracise as possibls.

| 8 - If your representation Is seeking a modification to the plan, do | No
you conslder It necessary to participate at the oral part of the
examination?

9 = If you wish to participate In the oral part of the examination,
please outline why you conslder this to be necessary. Please note
the Inspector will determine who Is to be Invited to the hearings
from those who have selected "yes"™ to the question above.

' Include files
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Local Plan Consuliation Point SAP47 - Land adjacent to Lydden Court Farm, Lydden {LYD003)

Rep ID SDLP1021
Rep Status Processed
Consultes ID 1331999
Consultes Full Name Clalre

Pamberi
Consultes Company / Organisation Kent County Councll
Agent Full Name
Agent Company f Organisation
1 -Which Part of the Local Plan does this comment relate SAPAT

to?Please state clearly a chapter, paragraph number, policy
number or a map/diagram fitle,

2 = Do you conslder this part of the Plan sound? No

3 - If you conslder the Plan Is 'unsound’, on which grounds do Effective
you conslider this to be? (solect all that apply)

4 - Do you conslder the Local Plan Is Legally Compllant?* Not Applicable
5 = Do you conslder the Local Plan complles with the Duty to Not Applicable
Go-operate?

6 - Please glive detalls In the box below of why you conslder the | The County Councll requests that the policy Includes reference to Improvements required to ER116 and ER115.
Dover Local Plan Is not legally compllant, or Is unsound, or falls

to comply with the Duty to Cooperate. Please be as precise as

possible. f you wish to support the legal compllance or soundness

of the plan, please also use this box to set out your comments.

7 -What changes do you suggest to make the Dover Local Plan | The County Council requests that the policy includes reference to improvements required to ER116 and ER115.
legally compllant or sound? Pleaze set out the modification(s)

you conslder necessary to make the Local Plan legally compllant

and sound, In respect of any legal compllance or soundness

matters you have Identifled. {Please note that non-compllance

with the duty to co-operate Is Incapable of modification at

examination). You wlill need to say why each modification will

make the Local Plan legally compllant or sound. it will be helpful

if you are able to put forward your suggested revised wording of

any policy or text. Please be as precise as possible.

8 = If your representation ks seeking a modification to the plan, do | Not Applicable
you conslder It necessary to particlpate at the oral part of the
examination?

9 - If you wish 1o participate In the oral part of the examination,
please outline why you conslider this to be necessary. Please note
the Inspector will determine who is to be invited to the hearings
from those who have selected "yas™ to the question abova.

Include flles



Local Plan ConsuHation Point

SAP4T - Land adjacent to Lydden Court Farm, Lydden {(LYD003)

Go-operate?

Rep ID SDLP1735

Rep Status Processed

Consultes ID 1271717

Consultes Full Name (uinn Estates

Consultee Company / Organisation Quinn Estates Ltd

Agent Full Name Nicholas
Pellegram

Agent Company f Organisation Icenl projects

1 -Which Part of the Local Plan does this commeant relate SAPAT

to?Please state clearly a chapter, paragraph number, policy

number or a map/diagram fitle,

2 = Do you conslder this part of the Plan sound? Yos

3 - If you conslder the Plan Is 'unsound’, on which grounds do

you conslider this to be? (solect all that apply)

4 - Do you conslder the Local Plan Is Legally Compllant?* Yes

5 = Do you conslder the Local Plan complles with the Duty to Yas
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6 - Ploaso glve detalls In the box below of why you conslder the
Dover Local Plan Is not legally compllant, or Is unsound, or falls
to comply with the Duty to Cooperate. Please be as precise as
possible. if you wish to support the legal compllance or soundness
of the plan, please alsc use this box to set out your comments.

REPRESENTATIONS TO THE DOVER DISTRICT LOCAL PLAN REGULATION 19

CONSULTATION IN RESPECT OF LAND ADJACENT TO LYDDEN COURT FARM, CHURCH

LANE, LYDDEN

Iceni Projects, on bshalf of Quinn Estates, welcomes the opportunity to submit further representations
to the Dover District Local Plan (Regulation 19 Consultation) in respect of land to the north of Lydden
Court Farm, Church Lane, Lydden (refermed to in the Plan as as Policy SAP47).

Quinn Estates ('"Quinn’) is the south east's foremost mixed use developer with numerous development
interests within Dover District, Kent and the wider South East area. The company has dslivered both
successful community extension schemes and stand-alone development sites both within rural and
urban logations within the District, Quinn Estates’ track record of housing delivery should be a material
consideration that should inform key planning decisions, including which sites 1o allocate for
development. The company has delivered more commercial space than any other developer in Kent
creating over 5,000 jobs and millions of pounds of investment in the Kent economy and in the past
year obtained planning permission for circa 3,000 new dwellings. Furthermore, Quinn has
demonstrated through its actions that it can formulate and deliver development solutions of high
community value, always working hard to identify through community sngagement how the company’s
developments can support and strengthen communities by delivering community infrastructure
needed.

Quinn supports the proposed allocation of Land adjacent to Lydden Court Farm, and considers that it
is a sustainable, deliverable and achievable site that would enable the delivery of a high-quality
residential development that could support the steady growth of Lydden and bring an opportunity to
deliver public improvements. The site is well-located, in a desirable location with good sustainability
crodentlals for a setlement of s skze. With Quinn overseeing the dellvery of the scheme, It Is also
considered that it could unlock new benefits for the town, Including public open space provision, which
the plan recognises Lydden to be In need of. As will be evidenced In the following sections, Clulnn
considers that the Issues of visual Impacts, highways, ecology, flooding and dralnage can be managed
and appropriately addressed.

a. The Slte

The slte Is approximatsly 2ha of relatively flat land, comprising one large open grassland fleld and a
smaller fleld forming part of the residentlal curtllage of a esidential dwelling ('Glebelands’) which
adjolins Church Lane. The site adjoins the seitlement boundary of Lydden to the south and east and Is
located on the westemn side of the village. The slte Is bound by development on three sides. Lydden
Court Farm, including the Farmhouse, outbuildings and open fields which front onto Church Lane lie
to the north. Residential properties fronting onto Canterbury are to the east. In the south, the site is

bound by further residentlal propertles fronting onto Canterbury Road, whllst to the west are open agricultural fields. The slte boundary Includes

a smaller area of open land fronting onto Church Lane

than Is Included In the draft allocation boundary. The ad|olning resldential dwelling known as
Glebelands and Its assoclated outbulldings further to the north of this are not proposed to be Included
as part of the allocation.

A Public Right of Way (PRoW) runs along the eastern boundary of the slte and across the back of
Lydden Court Farm towards the Church of St Mary further north. The slte Is within a Groundwater
Source Protection Area (Zone 2) and the Dover & Folkestons Cliffs & Downs Blodiversity Opportunity
Area, but Is not subject to any statutory ecological designations. The Kent Downs AONB Is located to
the south of the ste beyond the resldential dwellings fronting onto Canterbury Road. There are no
herltage assets on or adjoining the site and the shte Is not located In a Conservation Area. The closest
herltage asset Is the Grade Il listed Lydden Court Farmhouse and the Church of St Mary (Grade II*)
beyond this to the north of the slte, however It appears that views of these assets from the site are
reduced due to the farm outbulldings located between the Farmhouse and site. The slte Is wholly
located In Flood Zone 1.

b. Support for SAP47, Dover District Local Plan

Quinn Estates Is In support of the allocatlon of Land at land to the north of Lydden Court Farm, Church
Lane (Pollcy SAP47). The land Is located within Lydden, a small but sustalnable settloment located In
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the south of Dover. The village benefits from a number of valuable services which are uncommon for

a seftlement of its size, including a GF. Primary School and Public House. There are also a number

of industrial/commercial sites within close walking distancs, providing residents with a local source of
work. For residents that work in other sectors, there is a regular bus service which provides quick
access to the coastal town of Dowver. The site Sustainability Appraisal submitted as part of the
Regulation 19 Evidence Base indicates that the site scores wel in regard to Services and Facilities,
Employment Opportunities, Sustainable Transport Options and opportunity for Climate Changs
Mitigation. By virtue of these credentials, Quinn Estate therefore also supports the promotion of the
seftlement from Village {in the adopted Core Strategy 2010) to ‘Larger Village’ in the Draft Local Plan.
The principal constraints for development relate to drainage, flooding, and access, in addition fo
impacts on nearby heritage and ecology assets. Given these considerations, the previous allocation

of the site for 65 dwellings, at the ‘Preferred Options’ phase (Regulation 18), was considered
undsliverablse. It was also considered that this quantum would conflict with the existing settlement
character, which currentty comprises detached and semi-detached dwsellings set within medium and
large plots. The Regulation 19 Submission version of the Plan allocates the site for 30 dwellings, which
(uinn considers to be deliverable in account of the sites constraints and more in keeping with the
prevailing character and urban form of the village. It is also noted that this site allocation falls outside
of the Nutrient Neutrality Catchment Area, and therefore would be abls o make a meaningful
confribution to Dowver District’s short term housing supply. A number of measures to address the issues
mentioned are set out within Policy SAP47 of the Draft Plan, which ensures that an acceptable and
sustainable scheme is delivered. These measures are discussed in further dstail below.

Though the capacity of the allocation has been reduced, it is considered that the approach taken to
the allocation of the site Is a result of sound plan making and would enable the dellvery of a sustalnable
development whiist stll making a meaningful contribution to Dover District’s rural housing needs. The
site Is sultable, avallable now and achlevable In accordance with NPPF Paragraph 68, and could come
forward quickly to bolster the Council’'s short term supply. There are no obvious barriers to dellvery,
and, as will be shown below, the requirements listed In draft Policy SAP47 are consldered 1o be
dellverable and appropriate measures to ensure that negatlve Impacts are not generated. In addition
to this, Quinn Estates recognise the needs of the vlllage, and conslder that through the delivery of the
scheme, they could also make a maaningful contribution towards addressing Identified public
Infrastructure nesds to support the new and existing reskdents.

¢. Site Allocation Condltlons

For the Draft Allocation SAP47, a number of conditions are listed within this Policy to ensure that a
sustainable and appropriate scheme ias secured. At this stage, CQiuinn consider that the conditions

posad on the site do not threaten the dellverabliity, sultabliity or achlevabllity of the site and that the proposed Pollcy ks sound and In conformity

with the NPPF. The revised development quantum can be

accommodated with limited Impact on the local area, particularly In terms of transport and heritags, as
set out In more detall below.

Public Infrastructure provision

Parish Councll have Identifled that the settisment Is In need of new play facllites for chlidren. In terms
of Pollcy SAP47, a requirement has therefore been sat out within matter (o) to Investigate the provision
of equipped play faclliitles, slther on site or off site. Although Draft Policy PM3 would not require this
level of provislon for a scheme of this slze, Qulnn Estates agree that this Is something that should be
explored and, although it may not be possible to secure such pravision on slite, Is prepared to work
with the Parlsh Councll and Disfrict Councll to secure this provislon. It Is emvisaged that this oblective
Is more achlevable ghven the reduction In dwellings for the regulation 19 submisslon.

Heritage

As noted, there are multiple heritage assets within proximity to the slte, Including Lydden Court
Farmhouse {(Grade |l listed) and the Church of St Mary (Grade II* listed} both to the north of the site.
Views of and from the assets are limlted due to the existing outbulldings anclllary to the Farmhouse
that are located batween the assets and the slte. In addition, there Is strong tree and hedge planting
to the rear of these outbulldings and along the fleld boundaries to the north and north-east which will



limit views further. The following conditions are proposed in the Draft Allocation:

{b) Development should be restricted to the southermmost part of the site with a significant

buffer zone and density significantly decreased, in order to reduce potential harm to the

setting of the farmstead and Grade 11* church;

{k) A Heritage Assessment for the site must be camied out in accordance with Policy HE1 the

results of which should inform the layout and design of the development which is necessary

to avoid harm to any heritage assets identified through the assessment;

Quinn Estates raises no objection o the suggested conditions and consider that this would be
deliverable with any future proposals on the site. The proposed reduction in dwslling numbers for the
site will help ensure that the future development would significantty limit any impacts on surmounding
heritage assets, whilst being able to secure an effective use of land and public benefits, Whilst the site
currently benefits from existing landscaping features, it is envisaged that additional landscaping is
proposed to screen views of the site from the north and a sensitive design is proposed which will
ensure the proposed development is in keeping with the character of the area. Overall, in regard to
heritage impacts, the allocation is considered to be sound and would be comply with the Heritage
Objectives set out within the NPPF,

Landscape

As the site is within the Kent Downs AONB, the draft allocation also states in matter (c) that appropriate
measures are taken to avoid or minimise impacts on the setting of the Kent Downs AONB through the
completion of a Landscape Visual Impact Assessment to determine the provision of an appropriate
landscape buffer which will mitigate the impact of development on the AONB and wider countryside.
The site is bordered by existing development to the south and east, as well as partly to the west and
north. Therefors, the site Is considered to be enveloped by the existing setiement, which significantly
limits the Impacts of any future development upon wider vlews views from the surmrounding countryside.
Quinn conslders that this proposed condltion, coupled with the recommendations set out to limit
herltage assets, will rule out any risk of significant landscapa Impacts. i s envisaged that the dwellings
will benefit from planting and trees, providing a sultable buffer between the proposed development and
ex|sting dwellings and In particular, the listed bulldings to the north. Overall, it s consldered that the
reduced scheme wlll provide an opportunity to dellver a high quallty landscape setting which Is sultable
for the settlement

Transport and Access

The slte Is encompassed by Church Lane In the west and Canterbury Road In the east. Apart from the

small section of land to the east, the site is separated from these roads by single rows of buildings. Previous works conducted for Regulation

18 Local Plan consultation confirm that the exiating Junction

function well and that the provision of 30-35 dwellings would not result In a dstrimental Impact on the
local highway network.

In respect to Allocation SAP47, the following condltions are suggestad to address transport and accoass
matters:

{e) Primary vehlcular, pedesirian and cycle access 1o the site shall be provided from Church

Lane. Slte access Is 1o be designed to physically prevent access/egress to/ffrom Church Lane to

the north;

{f) Alterations are required at the two Canterbury Road Junctions to manage vehicle movements;

{g) An uncontrolled pedesirian crossing where PROW ER116 |oins Canterbury Road, Is required

to provide access to eastbound bus stop; and

{n) A Transport Assessment Is required to be carrled out In accordance with Policy TI3;

Quinn conslders the above proposed condiions reprasent a sound approach to ensuring that the future
devalopment would be safe and sultable In regard to fransport and access for the site, however, it Is
suggested that the wording of matter (o) altered so that the objectives can be dellvered through a more
reallstic approach:

{e) Primary vehlcular, pedesfrian and cycle access to the site shall be provided from Church

Lane. Slte access |s to be designed to discourage accessfegress to/from Church Lane to the

north;
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Additionally, whilst Quinn supports the requirement for the access to bs provided tofrom the south of
Church Lane, it is considered that to allow flexibility for the scheme, the wording of matter f of draft
Policy SAP47 should be changed fo the following:

{f) "A suitable layout at the Canterbury Road / Church Lane junction will be secured to manage

vehicle movements.”

In addition, Quinn supports the requirement for the development of the site to include a connection to
the PRowW to provide routes to the bus stops and primary school. The village benefits from regular
buses 7 days a week to Canterbury and Dover, so this provision would snsure that the new residents
would be able to safely access sustainable transport options within the village. It is considered that the
improvements to the junctions at Canterbury Road and pedestrian crossings are deliverable, and their
exact location and nature would be subject to detailed work as part of any future planning application.
Overall, it is considered that the transport impact of the new development could be mitigeted, and even
result in a betterment on the existing situation, whilst also providing significant benefits in terms of
sustainable modes of transport in accordance with NPPF paragraph 104,

Ecology

The site is greenfield land, comprising grassland fields, bordered by hedgerows and trees. Previous
technical studias confirm that the site is located within a Biodiversity Opportunity Area but is not subject
to any ecological designations. In terms of habitats, previous works have also confirmed the site is a
potential habitat of nesting birds which would need to be investigated further. In light of these
considerations, a number of conditions have been attached to draft allocation in regard to Ecology:

{d) Considsration will be 10 be made regarding the quality and condition of trees and hedgerows

within the site. Detailed proposals should aim to protect those of importance and incorporate

them In the overall design of the development and to provide opportunities for blodiversity habitat
creation and enhancement and support Integrity of the BOA,

{h) In accordance with Policy SP13, a wintering bird survey must be undertaken In advance of a
planning application on the site. If the bird survey Identifles that the development will exceed the threshold of significance, mitigation will be
required. A sultable scheme of mitigation will nesd to

be submitted with the planning application for the site;

{I} In accordance with Policy SP13, an Environment Assessment study will be required for any
development to address any potentlal Impact on the Lydden & Temple Ewell Downs SAC;

(uinn considers that the proposed mitigation measures suggested are appropriate for the scheme and
would ensure that the development would not result In the loss of any Important ecclogical features.
As noted, the site benefits from a range of ecological features that would be able to be ratained with
any future development, which would contribute towards the oblectives of the Biodiversity Opportunity
Area. The development could also be imed appropriately to ensure that the development of the shte
does not result In any negative or harmful Impacts on wintering birds. In addition to retalning as much
ecologlcal features on site as possible, Quinn would also seek to achleve Blodiversity Net Galn on

glte, resulting In an overall betterment to what presently exists. This could be achleved through a
number of methods, such as native tres planting, bat roosting and more diverse nesting habltats for
birds. The devalopment of the site ls consldered to be sultable In regard to Ecology matters and the
measures Imposed are a result of sound plan making and would accord with Paragraph 174 of the
NPPF.

Flocding and Dralnage

The site Is located within Flood zone 1, however, has been Identifled to contaln land with a 1 In 30 year
sk of surface water flooding. Therefore, It was consldered In the Regulation 18 phase that this should
be addressed by a carefully Informed layout designed to address the potentlal threat of surface water
flooding. A key change made between the Regulation 18 and Regulation 19 verslons of the Local Plan
was to lower the overall quantum of the slte from 85 to 30. It Is consldered that this Is a slgnificant step
down In the number of homes that would be dellvered, and would create scope to position the dwellings
away from the areas at highest risk of flooding. The following condHtions are proposed In SAP47:

{J} A slte spachic Flood Rlsk Assessment must be carrled out In accordance with Pollcy CC5 to
addressa the Issue of surface water flooding. This should Inform the Sequentlal Approach which



7 =What changes do you suggest to make the Dover Local Plan
legally compllant or sound? Please set out the modHication(s)
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examination). You wlill need to say why each modification will
make the Local Plan legally compllant or sound. it will be helpful
H you are able to put forward your suggested revised wording of
any policy or text Please he as preclse as possibla.

8-If your reprasentation i seeking a modification to the plan, do
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should be applied to the layout of the site by locating the most vulnerable elements in the lowest

risk areas;

{m) Layout is planned to ensure future access to existing wastewater infrastructure for

maintsnance and upsizing purposes

Owverall, Quinn Estates suppert the approach taken to the site in respect to the mitigation of flood
impacts, and consider that through the implemsntation of the measures suggested, a safe and suitable
scheme could be delivered on the site.

d. Conclusion

CQuinn Estates wishes to support Dover in bringing forward a successful, effective and sound Local
Plan that can serve the District across the Plan period. With respect to the proposed Housing
Allocations, Quinn Estates consider that the allocation of Land Adjacent 10 Lydden Court Farm, Church
Lane, Lydden is a good opportunity to provide for the Districts future rural housing needs, and consider
that the proposed conditions would ensurs that the scheme delivered is sustainable and compliant
with National Planning Objectives. The site will create a number of local benefits:

* Promoting the appropriate expansion of rural communities in the most suitable and sustainable
locations, whilst ensuring that the town's existing character, haritage assets and surmounding
landscape are preserved;

+ Creating the opportunity to address locally identified public infrastructure needs;

* Protecting existing habitats and ensuring Biodiversity Net Gain within an identified Biodiversity
Opportunity Area; * Improving the quality of local transport networks to create to a safer snvironment for both
motorists and pedestrians; and

=+ Delivering a high quality scheme which would be seen as an asset to the town and community.

Quinn would welcoms the opportunity to participate In the forthcoming Examination-In-Public Into the
Plan and contribute to the debate to ensure that the best strategy for the District Is found.

Yeos

Quinn Estates is a prominent developer with multiple land interests in the district, and will play a vital role in realising the development objectives

and vision of the plan.
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