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Appendix B  
Langdon Parish Council 

 

Response to Dover District Council Draft Local Plan Reg 18 Comments– as submitted on-line under 

the consultation headings on the web site.  The parish council’s responses are in blue text. 

17 March 2021 

 

DM Policy 9 Tree Planting and Protection 

Tree Planting  

A minimum of two new trees will be required to be planted for each new dwelling (this excludes 

conversions and changes of use), and a minimum of one new tree will be required to be planted per job 

that is expected to be created through new commercial development. 

Trees should be native Kent species of local provenance. 

A presumption that the trees will be planted on-site rather than off-site will apply.  Where it can be 

demonstrated that new trees cannot be provided on-site, a contribution will be required towards the 

Council's Tree Planting Strategy. 

A detailed landscaping scheme and landscape management plan should be submitted for all major 

development schemes, including, but not limited to, details of the trees and shrubs to be planted, and 

proposals for how the landscaping scheme will be managed and maintained over the lifetime of the 

development. 

Tree Protection and Replacement  

Dover District Council will make Tree Preservation Orders (TPOs) when necessary in order to protect 

specific trees, groups of trees, or woodlands, in the interests of amenity and biodiversity.  

The Council will not grant permission for the loss of or damage to a tree, group of trees or areas of 

woodland of significant amenity, biodiversity or historic value unless there is deemed to be an immediate 

hazard to public safety.  

Trees protected by Tree Preservation Orders should be retained wherever possible, unless: A. they are 

dead, dying, diseased or represent a hazard to public safety; or B. The Council deems the felling to be 

acceptable with regards to the Council’s policy on tree management; or C. The benefit of the proposed 

development outweighs the benefit of their retention.  

If felling is deemed acceptable by parts (f) or (g) then the planting of two replacement trees in an 

appropriate location will be required 

 

Langdon Parish Council Response. 

The spirit of this policy is strongly supported, but careful consideration should be given to ensure that the 

quality and long-term vitality of tree planting is given equal priority to overall numbers.  

The ownership and management of all landscaped/planted areas should also be established from the outset 

of a project, particularly where these fall into potentially adoptable highways. The longevity of quality 

landscaping is dependent on clear stewardship; who owns it, and who looks after it. This is important to 

consider where parish councils/community groups are unable to take ownership, and the district/county 

are unwilling to assume the maintenance liability - this leaves the solution to a private management 

company, which remain unaccountable to the local community, and otherwise affects the affordability of 

the new properties due to unregulated management contributions. 

 

6 – New Homes 

Strategic Policy 2: Housing Growth 
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Provision is made for at least 11,920 net additional homes, in the District between 2020 and 2040. In 

order to achieve this target, additional housing sites are proposed to provide choice and competition in 

the market up to 2040.  

The housing target will be met through a combination of committed schemes, site allocations and suitable 

windfall proposals.   

Provision is made for 42 Gypsy and Traveller pitches in the District over the Plan period. This need will 

be met through turnover on existing sites, intensification of existing sites and site allocations. 

The Council will resist any net loss in the District's stock of dwellings, or authorised permanent Gypsy 

and Traveller sites; unless otherwise in accordance with other plan policies. Areas and sites that are key 

to the delivery of the housing growth strategy have been designated or allocated on the Policies Map. 

The majority of new housing development will be in and around Dover Town where accessibility to 

strategic transport networks and public transport is good and the greatest potential exists to maximise 

accessibility to job opportunities, shops, services and other facilities, and to create a new neighbourhood 

with supporting infrastructure. With this in mind, in addition to existing commitments, land allocations to 

deliver 3,592 homes are proposed.  

Development will then be focused in the District Centre of Deal, and the Rural Service Centres of 

Sandwich and Aylesham, subject to the satisfactory mitigation of environmental and highways constraints 

identified here. Development in Deal, Sandwich and Aylesham will be at a more limited scale than Dover 

Town, compatible with the more limited range of job opportunities, shops, services and other facilities 

available in these locations. With this in mind, in addition to existing commitments, land allocations to 

deliver 2,044 dwellings are proposed. 

Development in the rural areas will be of a scale that is consistent with the relevant settlement’s 

accessibility, infrastructure provision, level of services available, suitability of sites and environmental 

sensitivity. With this in mind, in addition to existing commitments, land allocations to deliver 1,875 

dwellings are proposed.  

Development that would result in disproportionate growth to any of the District's settlements, which 

cannot be supported by the necessary infrastructure and services or would result in a loss of services and 

facilities which are considered to be key to supporting local communities will be resisted. 

Windfall housing development will be permitted where it is consistent with the spatial strategy outlined 

above and is consistent with other policies of this Local Plan. 

 

Langdon Parish Council Response 

We support this policy, particularly that “disproportionate growth to any of the District’s settlements” 

which “cannot be supported by any necessary infrastructure and services ... will be resisted.” We would 

welcome a more critical application of this prospective policy against the draft allocation for LAN003, 

where current and emerging infrastructure/services is already struggling to meet existing demand. 

 

Strategic Policy 3: Residential Windfall Development 

Residential development or infilling of a scale that is commensurate with that of the existing settlement 

will be permitted within or immediately adjoining the settlement boundaries, as shown on the Proposals 

Map, of the following settlements: 

Ash, Alkham, Aylesham, Capel-le-Ferne, Deal, Dover, East Langdon, Eastry, Elvington, Eythorne, 

Goodnestone, Kingsdown, Lydden, Northbourne, Preston, Ripple, Sandwich, Shepherdswell, St Margarets 

at Cliffe, Wingham, and Worth. 
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Minor residential development or infilling of a scale that is commensurate with that of the existing 

settlement will be permitted within the settlement boundaries, as shown on the Proposals Map, of the 

following settlements: 

Ashley, Barnsole, Betteshanger, Chillenden, Coldred, Denton, East Studdal, Elmstone, Finglesham, 

Martin, Martin Mill, Nonington, Ringwould, Staple, Stourmouth, Sutton, Tilmanstone, West Hougham, 

West Langdon, Wingham Green, Woodnesborough and Wootton. 

 

Subject to all of the following criteria being met: 

It is of a scale that is appropriate to the size of the settlement and the range of services and community 

facilities that it offers at the time taking account of the cumulative impact of any allocated sites and other 

developments with planning permission within the settlement; 

It is compatible with the layout, density, fabric and appearance of the existing settlement; 

It would not result in harm to or the loss of important green spaces within the confines that contribute 

positively to the existing character of that settlement; 

It would not result in significant harm to heritage assets, landscape character or biodiversity; 

It includes an appropriately sized and designed landscape buffer to the open countryside; 

It would not have a significant adverse impact on the living conditions of existing adjoining residents; 

It would not result in the loss of active employment, leisure or community facilities within the settlement; 

Vehicular, bicycle and pedestrian access can be safely provided into the site without requiring extensive 

additional infrastructure; and 

It is demonstrated that traffic generated from the development can be safely accommodated on the local 

road network. 

New dwellings elsewhere in the countryside outside of settlement boundaries will only be permitted in 

exceptional circumstances under one or more of the criteria set out in national planning policy and 

guidance. 

 

Langdon Parish Council Response 

We do not agree that any residential windfall development should be permitted to adjoin (and thereby 

expand) the existing settlement boundaries of small or large villages. Settlement growth, particularly in 

rural locations, should be carefully measured and strategically considered by specific housing allocations 

rather than left to windfall development that will inevitably be considered with a “presumption in favour”. 

 

Rural settlements are generally limited in size by virtue of their historic and landscape character (eg. East 

Langdon is the largest settlement in Langdon Parish at around 50 dwellings, surrounded by open 

landscape), and it could be reasonably assumed that prospective rural windfall site adjacent to settlement 

boundaries will be unconstrained greenfield sites. These types of sites are typically able to deliver larger 

numbers of new dwellings and represent a significant risk to unexpected rural settlement growth. 

Paragraph 6.72 does acknowledge that windfall sites are typically under 5 dwellings - it would be useful to 

have this embodied in the Policy wording itself for the avoidance of doubt. 

 

We would encourage a rewording of this policy that protects rural settlement boundaries as they exist 

today. Settlement boundaries should only be adjusted through formally adopted housing allocation, as 

these can be properly consulted upon and strategically planned for in Local and Neighbourhood Plans 

. 

Non-Strategic Allocations 
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LAN003 Land adjacent Langdon Court Bungalow, The Street, East Langdon  

 

Area: 4.68 Hectares, Dwellings up to 40, Delivery time scale Medium – 2025 - 2029 

 

Key Considerations: 

 Transport Assessment and Archaeological Assessment required. 

 Impact on local road rural network to be addressed. 

 A generous landscape buffer should be provided along the northern boundary of the site and this land 
should remain undeveloped. 

 The HRA has identified the need for a wintering bird survey to be undertaken on this site as part of any 
future planning application. If the bird survey identifies that proposed new development will exceed the 
threshold of significance mitigation will be required. 

Langdon Parish Council Response 

Given the inevitably controversial nature of any housing allocation, Langdon Parish Council held two 

public (virtual) consultation events and two (virtual) extraordinary meetings to discuss this topic. Langdon 

Parish have followed the draft HELAA and emerging allocation work closely for the past 9 months, 

including submitting a written response to the Suitability, Availability and Achievability report on the 

prospective allocation of LAN003. This input appears to have contributed to the wording of the current 

draft policy to now include a significant landscape buffer along the northern boundary of this site, and the 

overall reduction of quantum from 65 to 40 units. 

 

Overall, although the Parish Council acknowledges the need to accommodate population growth through 

new housing allocations over the Plan period to 2040, we are cautious of how this is to be delivered in our 

community. We understand that a greater than expected proportion of housing supply over the life of the 

previous plan came from rural and windfall sites; we are keen to make sure that any new housing in our 

Parish comes as a result of sensitively planned and sensibly allocated growth within the existing 

settlement boundary and otherwise very carefully limited settlement expansion. In the very least this 

model will ensure that infrastructure can be more closely assessed and planned for, rather than 

opportunistic fringe development causing our settlements to creep across the countryside and risk 

coalescence. In the absence of a formal Landscape Character Assessment or Conservation Area Appraisal, 

we would suggest that the overall character of our community – split across four distinct settlements of 

varying sizes – is actually rather unique in the district. Most other rural settlements are quite dispersed 

(even those within a single parish); there are very few examples across all of East Kent that are quite like 

Langdon Parish: four distinct and well-established communities in close proximity but each still retaining 

unique identities. Above all this is something that we are determined to preserve and protect against 

uncontrolled or unplanned growth, with the very real risk of coalescence. This is a particular concern as 

we are broadly equidistant between the A2, A256, and A285, with a mainline railway station (with HS1 

link) and a limited bus service; these factors make the Parish very accessible to the wider region 

(including down-sizers from London), but most of the community remains frustratingly remote from 

already stretched local services and community infrastructure. 

 

Regardless of any specific site allocation, we would reiterate that highways remain a significant issue 

across Langdon Parish. Our location, broadly parallel to both A256 and A258, provides us with the 

unenviable burden of being a rat-run for both, including increasing levels of HGV traffic. This is 

particularly true of A258 traffic heading for the A2 seeking to avoid the busy Duke of York roundabout. 

The Parish also has longstanding issues with parking at Martin Mill railway station, where commuters are 
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beginning their journey here rather than the busier Dover Priory or Walmer stations. The recent 

introduction of parking charges at Martin Mill station has had the knock-on effect of leaving the village 

streets obstructed by nuisance commuter parking. Both our ‘rat-run’ connectivity and nuisance parking 

issues are likely to increase where significant additional housing is proposed to the north and east of our 

parish in Kingsdown/St Margarets etc; those new homes will indirectly contribute to traffic pressure 

across our Parish. This is notwithstanding any additional housing suggested within Langdon Parish itself. 

We would reserve final comment on this topic until an appropriate draft Infrastructure Delivery Plan 

(suitably coordinated with KCC) is made available for consultation. We would welcome the opportunity 

to contribute to any working groups or preliminary evidence base on this subject. 

 

With the intention of preserving the spirit of what gives our Parish and communities such a unique 

identity, we would emphasise that our preference would be for the regeneration of existing brownfield 

sites within the parish rather than significant extensions to our settlement boundaries. A number of such 

sites were put forward but discounted due to potential impact on heritage assets ie. Listed Buildings and 

Conservation Area. We do not believe that these issues are insurmountable if appropriately planned and 

well designed, particularly given the recent successful development at Church Farm Mews in the 

immediate vicinity. We acknowledge the prospective highways issues but would also highlight these 

issues remain relevant and equally weighted across all prospective development in Langdon Parish. 

LAN004, in particular, is a working farm and the principle of active large vehicle movements is long 

established in this location. We believe that well designed development on this particular site would be a 

welcome addition to the community and could offer enhancement to the setting of the Village Green, 

Conservation Area and western approach to East Langdon. We would reiterate that anything beyond very 

minor planned extensions to any of our settlement boundaries should be strongly resisted, particularly 

where these would have a significant impact on both the unique settlement and landscape characters of our 

community (LAN002 and LAN007 being particular concerns). 

We acknowledge the overall suitability of LAN003 as a development site, but would strongly reiterate our 

interest in limiting the expansion of settlement boundaries, particularly where this will have a material 

impact on landscape character or significantly alter the rural character of our communities. The value of 

our landscape setting cannot be underestimated, both in terms of conventional ‘productive’ agricultural 

value, but also as an important contributor to the social qualities of the community and overall wellbeing 

of the Parish. We would also reiterate the significant impact of ANY development on our already heavily 

constrained network of rural lanes. Should DDC be minded to continue with LAN003, we would suggest 

the following: 

 To minimise the localised impact of LAN003, we would urge that the balance of 40 dwelling be 

split across a second or even third site in the Parish, ie. a maximum of 20 dwellings at LAN003. 

We acknowledge the wider constraints of landscape and heritage impact but feel that a more 

dispersed approach would limit this, and thus encourage a variety of smaller bespoke/specialist 

regional developers – rather than the larger national housebuilders who are notorious for their 

standardised approach to development. We also feel this would disperse what would otherwise be 

very strong localised environmental impact (ie. Noise, light and visual impact). 

 We appreciate the recent amendment to LAN003 draft wording to include a generous landscape 

buffer along the northern edge. We would ask that this be clarified to limit development no further 

north than what would appear to be the prevailing settlement boundary set by the existing 

landscaped area to the rear of ‘The Bungalows’. We would have strong objections to anything 

beyond this line, particularly where it would cause harm (by overlooking privacy or over-enclosing 
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sunlight/daylight) to the recent development at Long Hill Lane. We believe that development 

beyond this line would be rising up along the northern face of the shallow valley (the ‘long downs’ 

which give the Parish its name) in which East Langdon sits; making it increasingly visible from the 

south (views from the A258 and wider public rights of way) and thereby decreasing the strength of 

the historic settlement character of East Langdon. 

 Notwithstanding the inevitable impact on rural road capacities in the Parish, we would encourage a 

clearer strategy for the southern boundary. This should include footpath access along the entirety 

of this edge to provide safe pedestrian access between the Primary School/village core to the west 

and the playing fields to the immediate east. We would also note that the site is generally at least 

1m higher than the existing road, with significant groundworks required to ensure safe gradients 

and visibility splays. We are also concerned over the proximity to the tight S-bend at this end of 

the village, which acts as the unofficial eastern ‘gateway’ to East Langdon and primary pedestrian 

access to the playing fields. The safety of this junction is paramount. 

 LAN003, like much of the Parish, sits within Groundwater Source Protection Zone II. Specific 

reference to appropriate impact-limiting measures should be made in the policy itself, particularly 

with regard to surface water drainage (ie. Appropriate attenuation and natural filtration/treatment). 

The site is unlikely to be appropriate for infiltration, and there are no natural watercourses nearby 

to discharge, so impact upon the wider drainage network will need to be specifically referenced. 

In any housing allocation, we would support your policy positions on the range, mix and quality of 

sustainable new dwellings in appropriately characterful placemaking settings. Langdon Parish is now a 

Designated Neighbourhood Area and we are in the early stages of making our Neighbourhood Plan. As 

well as producing a more in-depth evidence base of local constraints, we would see this as an opportunity 

to support DDC in a more dispersed and sympathetic approach to housing allocations by preparing our 

own series of site-specific Design Codes. 

 

DM Policy 11 Type and Mix of Housing 

Proposals for development of 10 or more dwellings will be required to provide housing that contributes 

towards a mix of market and affordable housing types and sizes including meeting the needs of different 

age groups as set out within the latest Strategic Housing Market Assessment for the District.  The 

proposal should also consider the progress being made towards the targets in the SHMA as set out within 

the Council's Authority Monitoring Report. 

Where it is not possible to provide the full range of housing types and sizes on a development, then 

evidence of any physical, locational, developmental and local needs constraints will be required to justify 

departing from the required need. 

Development proposals for standalone older persons housing or other specialist housing are exempt from 

this requirement and will be supported in principle where the need has been identified by extensive and 

robust evidence, and where they can be located in a suitable and sustainable way. 

 

Langdon Parish Council Response 

The policy should also ensure that an appropriate mix of dwellings can be achieved on ALL sites, even 

those providing under 9 dwellings or fewer. This is particularly relevant as windfall sites, which are 

suggested as sites under 5 units, may potentially end up providing dwelling types and sizes that are not in 

keeping with a local settlement vernacular. 
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The policy should require the most robust level of evidence to permit departure from the requirement to 

meet local need – affordability and accessibility to appropriate types of housing are amongst the most 

severe contributing factors to the national housing crisis, as developers seek to provide what will sell best 

rather than what is required locally ie.  Creating a surplus of profitable dwelling types that attract regional 

buyers, rather than meeting the demands of local communities. 

. 

 

DM Policy 12 Affordable Housing 

1.  The Council require the provision of affordable housing on schemes of 10 dwellings or more (and on 

sites of 0.5 hectares or more), and in Designated Rural Areas, on schemes of 6 dwellings or more, with 

provision being not less than 30% of the total housing provided on the site. This is with the exception of 

Dover Urban Area as set out on the policies map, where there will be no requirement for affordable 

housing to be provided. 

The affordable housing shall be provided with a tenure split of 65% affordable rent and 35% affordable 

home ownership.  All proposals are expected to meet their full affordable housing provision on site. 

2.  Should independently verified viability evidence establish that it is not possible to deliver the 

affordable housing as required by this policy, and the viability position is agreed by the Council, the 

Council will consider on a case-by-case basis flexibility in the provision of affordable housing, including 

through the following options: 

Change in the tenure mix required. 

Reductions in the overall proportion of affordable housing. 

Provision of an off-site financial contribution in lieu of affordable housing provision on site, to secure 

equivalent provision of affordable housing off site. 

A combination of the above. 

Deferred contributions. 

If a site comes forward as two or more separate schemes, of which one or more falls below the 

appropriate threshold, the Council will seek an appropriate level of affordable housing on each part to 

match in total the provision that would have been required on the site as a whole. 

 

Langdon Parish Council Response 

Like the majority of East Kent local authorities, Dover’s affordable housing provision is set at what is 

considered the lowest acceptable proportion. This is acceptable in principle, but must be better supported 

by a more diverse tenure split; the range of affordable housing typologies set out in the NPPF should be 

restated and the fully encouraged. This should include First Homes, which are a welcome alternative to 

managed properties, and could be a particularly attractive way of providing reduced cost housing in rural 

locations where the vernacular dwelling size/type does not suit affordable rent. Shared ownership remains 

an attractive model and is fully supported. 

 

With regards to viability, the policy should attribute a clearer hierarchy to the options suggested. Off-site 

provision and deferred contributions are not a preferred approach and should not be condoned, much less 

encouraged by this policy. Unless greater evidence can be provided that these options genuinely meet the 

balance of district-wide affordable housing provision, they should be considered the absolute last resort. 

To further emphasise the importance of affordable housing provision, any site which seeks to reduce or 

defer this responsibility should automatically be seen before the Planning Committee to ensure appropriate 

democratic input on the matter. If the total number of sites being called in under this condition becomes 

excessive, it will highlight that the district affordable housing provision is not being adequately met. 
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DM Policy 13 Rural Local Needs Housing 

Proposals for local needs housing in the rural area beyond a settlement's identified confines will be 

supported provided that: 

 

The local need is clearly evidenced in a comprehensive Local Needs Housing Survey of the parish or 

where appropriate, of adjacent parishes, prepared by, or in consultation with, the Parish Council; and 

The development is well designed and is appropriate in scale, layout and materials to the character and 

appearance of the area and of nearby settlements, and will not have a significant or adverse impact on the 

living conditions of any adjoining residents or the local road network; and 

The development is of a suitable scale taking account of the affordable housing already planned in the 

parish or nearby area, type and tenure, and will be available at an appropriate cost to meet the identified 

need; and Initial and subsequent occupation is controlled through legal agreements to ensure that the 

accommodation remains available to meet the purposes for which it was permitted in perpetuity. 

Proposals which promote market housing as a means of enabling local housing need will not normally be 

supported as it is expected that all local needs housing schemes coming forward will be delivered without 

the need for cross market subsidy. Where this is not possible, evidence including a robust financial 

viability assessment, which will be assessed by independent advisers, will need to be submitted as part of 

an application. 

Should a viability case be proven, the enabling market housing element should be the minimum required 

to make the scheme viable, and should only comprise 2 bed houses, bungalows, small 2/3 bed self-build 

plots or such specific adapted small properties as the Housing Needs Survey may identify. Any market 

housing should be comparable in design to the local needs housing on the site. 

 

Langdon Parish Council Response 

The principle of this policy is supported. However, the conditions listed should also be equally applicable 

to ALL sites allocated in rural settings, ie. promoting housing types and tenures specifically to meet 

identified local need, to the highest standards of design and placemaking character, in keeping with the 

settlement vernacular, and affordable housing provision the primary focus with market housing provided 

only where deemed strictly necessary to improve viability. 

 

 

DM Policy 15 Self Build and Custom House Building 

Self-build and custom house building is encouraged within allocated sites, designated settlement areas 

and on other windfall sites which accord with the relevant windfall policies. 

Self and Custom Build housing development is to be highly sustainable, of good design, scale and massing 

and in keeping with the character and appearance of the adjacent built and natural environment. 

 

Langdon Parish Council Response 

This policy is strongly supported, as it mostly closely aligns with the historic model of local building and 

vernacular settlement growth which has defined the more recognisable patterns of our rural communities. 

To that end, we would suggest that certain site allocations, particularly in rural locations, have a set 

provision (eg. 10%) of self/custom build housing written into their allocation wording to ensure a more 

diverse and eclectic mix of new homes will come forward.  
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The Rural Economy 

7.66 The Council wishes to support a sustainable rural economy and rural economic development of an 

appropriate scale. Sustainable rural tourism and leisure developments that benefit businesses in the rural 

area and promote the retention and development of local services and community facilities will be 

supported.   

7.67 There is demand for rural employment space in the Dover District (EDNA, 2017) with continued 

growth of this type of premises considered inevitable to meet the needs of the local rural business market. 

These premises can also play an important role in providing affordable workspace and retaining home 

based businesses within the local community. 

7.68 The NPPF supports the conversion of rural buildings to deliver sustainable growth and expansion of 

all types of business and enterprise in rural areas.  Some agricultural and other rural buildings may no 

longer be suitable for their original purpose and their reuse can provide a useful and viable means of 

enabling the local rural economy to evolve and diversify without requiring new buildings to be developed 

in sensitive rural locations.   

7.69 Conversions of rural buildings might be particularly desirable where buildings are listed, or have 

other landscape value, and their long-term retention may be sought for these reasons. 

7.70 It is acknowledged that through permitted development rights, in some cases the change of use of 

agricultural buildings does not require planning permission.  Where planning consent is required the 

following policy will apply: 

 

DM Policy 22 - Conversion or Re-build of Rural Buildings for Economic Development Purposes 

Proposals to convert or, where not capable of conversion, rebuild rural buildings, for employment, non-

residential tourism, leisure or community-related uses will be supported subject to meeting all of the 

following criteria: 

The building is of the same form, bulk and general design, 

The building is to be converted or rebuilt in a way that preserves the rural character of the area, 

It can be demonstrated that the development will not generate a type or amount of traffic that would be 

inappropriate to the rural road network that serves it and, 

The scale and nature of the proposed use would not result in any significant adverse impacts on the 

character of any settlement or buildings, the surrounding landscape, its biodiversity value or the 

amenities of local residents. 

 

Strategic Policy 13: Infrastructure and Developer Contributions 

The Council will continue to work with relevant service providers to ensure that infrastructure is 

delivered, in the right place, at the right time, to meet the needs of the District and support the levels of 

development identified in the Local Plan. 

Where development would create a need to provide additional or improved infrastructure and amenities, 

would have an impact on the existing standard of infrastructure provided, or would exacerbate an existing 

deficiency in their provision, the developer will be expected to make up that provision. This shall be 

through the direct provision of the infrastructure or by a proportionate contribution towards the overall 

cost of such. 

Supporting infrastructure should be provided in advance of, or alongside, the development, unless there is 

sufficient existing capacity. The appropriate phasing for the provision of infrastructure will be determined 

on a case-by-case basis.  
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The Council will use various mechanisms to achieve this, including Section 106 legal agreements, Section 

278 legal agreements and planning conditions.    

In determining the nature and scale of any provision, the Council will have regard to viability 

considerations and site-specific circumstances. 

 

Langdon Parish Council Response 

The principle of this policy is very strongly supported. However, we would urge that supporting 

infrastructure MUST be provided in advance of development, particularly in rural locations where 

existing infrastructure is likely to be over-capacity already. We would urge that local community 

representatives, either through a site-specific development forum or parish councils, are included in 

discussions regarding any financial contributions resulting from a development – least of all to ensure 

that communities have the opportunity to be made aware of how these numbers are calculated, distributed 

and finally spent. The allocation and disposal of contributions should involve as great an element of 

democracy as is practical to ensure local accountability and awareness. 

 

DM Policy 29: The Highway Network and Highway Safety 

Developments that would generate significant traffic movements must be well related to the primary and 

secondary road network. Proposals which would generate levels and types of traffic movements resulting 

in severe cumulative residual impacts in terms of capacity and road safety will not be permitted. 

New accesses and intensified use of existing accesses onto the road network will not be permitted if it 

would result in a clear risk of crashes or traffic delays unless the proposals can incorporate measures that 

provide sufficient mitigation.  

Applicants must demonstrate that traffic movements to and from the development can be accommodated, 

resolved, or mitigated to avoid severe cumulative residual impacts. A Travel Plan, or a Transport 

Assessment may be required depending on the nature and scale of the proposal and the level of significant 

transport movements generated, the requirements of which will be secured by planning condition or 

Section 106 legal agreement.    

 

Langdon Parish Council Response 

The spirit of this policy is strongly supported. However, we would suggest further clarification to the 

initial condition – “severe cumulative residual impact” offers a great deal of interpretation that will be 

easily challenged by developers. 

New and intensified existing access points with “sufficient mitigation” should be carefully considered and 

further clarified. Although primarily within the remit of Kent County Council Highways, we would urge 

that an approach similar to surface water drainage could be taken – new development should not 

negatively impact existing baseline traffic FLOW (which can be qualified as the relationship between 

capacity and speed, ie. High flow does not necessarily equal high speed). Traffic is unequivocally one of 

the most common issues raised in contemporary planning and development, and we believe that there 

exists a greater duty of cooperation between local planning authorities and county highways than has been 

evident in recent years. We would encourage a policy proposition that acknowledges and seeks to resolve 

this. 

 

 

DM Policy 30: Parking Provision on new Development 
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The standards set out in the Parking Standards for Kent SPD and Kent Design Guide Review: Interim 

Guidance Note 3 shall be the starting point for decision-taking on acceptable parking provision in 

developments. 

The parking provision on residential development shall take account of local circumstances including the 

layout of the development, the mix of dwellings, the character of the local area and the proximity of public 

transport. 

Residential development proposed with no parking provision will be supported where it is located in easy 

walking distance of a range of services and facilities, there is suitable access to non-car-based modes of 

transport, and it is demonstrated that the lack of provision will not be to the detriment of the surrounding 

area. 

 

Langdon Parish Council Response 

As above, parking in new developments (particularly the resulting impact on local traffic flow) is a serious 

point of contention for nearly every community. We would acknowledge that KCC Highways have 

oversight of this matter, but would also point out that the referenced SPD was last updated in 2008 and 

inevitably does not reflect current patterns of car ownership and usage, much less plan ahead for future 

trends. We would urge that DDC conduct a survey of car ownership and usage across the district to ensure 

that policy remains relevant for current conditions in the very least. An appropriately robust and 

aspirational approach should then be proposed that can actually look ahead throughout the life of the plan. 

 

As a general note on all policies relating to access, highways, sustainable transport, parking, etc. 

Given the controversial nature of any policy relating to these matters, we would urge that DDC seriously 

assess the suitability of aging county-wide guidance when setting out a Plan period to 2040. We would 

also strongly suggest that DDC take the initiative and propose a suite of policies that demonstrates an 

understanding of our very specific local issues - ranging from unadopted rural lanes, village bypasses and 

trunk road access to one of the busiest ports in the world. Where this is not within the remit of DDC we 

would request that clearer collaboration and cooperation with KCC on these matters can be clearly 

demonstrated to ensure that the most vital elements of our regional infrastructure do not ‘fall between the 

gaps’ of emerging district and prehistoric county policy. 

 

 

Strategic Policy 15: Place Making 

All development in the District must achieve a high quality of design, that promotes sustainability, and 

fosters a positive sense of place, by responding to the following principles in an integrated and coherent 

way. All new development must: 

Context and Identity 

Demonstrate that they understand the context of the area, appreciate existing built form and respond 

positively to it. 

Enhance character to create locally distinctive design or create character where none exists. 

Have a positive and coherent identity that everyone can identify with and be visually attractive. 

Where relevant, draw inspiration from traditional building forms to inform contemporary designs and 

materials. 

Built Form 

Make efficient use of land and promote compact forms of development that are walkable, and have access 

to local public transport, facilities and services. 

Movement 
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Integrate into existing areas of the District, be well connected with all transport modes, and prioritise 

sustainable transport choices. 

Create a clear structure and hierarchy of streets to ensure the development is easy to understand and 

navigate for all groups in society. 

Give priority to people over cars, and reduce vehicle domination and vehicle speeds. 

Nature 

Demonstrate that they understand the local landscape context and bring green infrastructure into streets, 

open and public spaces. 

Provide high quality green open spaces with a variety of landscapes and activities, including play, that 

also deliver enhanced biodiversity and flood mitigation. 

Public Spaces  

Deliver well located, high quality and attractive public spaces that are integrated into the surrounding 

area, support a wide variety of activities, and encourage social interaction, to promote health, well-being, 

social and civic inclusion. 

Uses 

Provide a mix of uses that meet local housing and employment requirements and deliver local services 

and facilities to support daily life and create inclusive and cohesive communities. 

Lifespan 

Be designed and planned to last and be well managed and maintained through long term stewardship 

models. 

To support the delivery of high-quality buildings and places in the District the Council will produce a 

Local Design Guide to provide clear and detailed parameters as a benchmark for design quality in the 

local area. 

 

Langdon Parish Council Response 

This policy is very strongly supported. The quality of design and placemaking is an issue that plagues the 

vast majority of contemporary development, as evidenced by the significant increase in government 

reporting on the matter in recent years. The tricky notion of ‘beauty’ is well avoided here, but certainly an 

emphasis on ‘local distinctiveness’ would be welcomed. 

 

A key issue here will be ensuring that case officers have the tools to robustly challenge sub-standard 

design and placemaking; this is also then an onward responsibility of inevitable planning appeals where 

poor schemes have been refused but then allowed by the Planning Inspector. Indeed, once a scheme has 

been approved there must be greater powers to enforce the approved designs; a clear definition of ‘non-

material’ and ‘minor’ amendments should be found to ensure that schemes are not incrementally value 

engineered back to mediocrity. 

 

We would also urge a greater emphasis on local knowledge in these matters: proactive parish councils and 

community groups should be fully engaged throughout the design development process. Site context is not 

just physical (as indicated by the proposed policy), but is also deeply social and these factors should be 

considered as seriously as any technical consideration. We strongly welcome the proposition of a Dover 

District Design Guide, and would like to see local knowledge form the basis of this. The Essex Design 

Guide has been a long-standing and successful manifestation of this format, and has inarguably increased 

the overall quality of development across that county. 
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We acknowledge and support the suggestions regarding long-term stewardship and management; these are 

key factors in ensuring social viability and lasting community cohesion. However, as noted previously, 

caution should be exercised in these matters – private management companies cannot be relied upon as a 

magic bullet which will preserve public realm and landscaping in perpetuity! Greater reliance on this 

model will only increase the cost of living in new developments where affordability is already a serious 

national issue. As with any development at completion, there should be greater powers for planning 

officers to enforce against developers should their schemes fail to maintain the approved placemaking 

quality over the long term. 

 

As with previous comments, we would strongly urge a more collaborative approach with KCC on these 

matters – the suggestion that cars will be de-prioritised is a fine notion, but the reality is that public roads 

must remain wide and visible to enable refuse collection. Any road that is sufficiently accessible for a 

refuse collection vehicle is also wide enough for excess speed and nuisance parking. The quality of life of 

residents and overall attractiveness of placemaking should not be sacrified in the long term to 

accommodate the convenience of refuse collection for one hour a week. The spirit of this comment is also 

relevant to adoptable highways in general, where surface finishes, street furniture and overall quality are 

secondary considerations to ease/cost of maintenance for KCC. Greater coordination with KCC in these 

matters is absolutely vital 

 

 

DM Policy 36: Achieving High Quality Design 

All new development must: 

Context and Identity 

 

Be well designed, respect and enhance the character of the area paying particular attention to context and 

identity of its location, scale, massing, rhythm, layout and use of materials appropriate to the locality. The 

development itself must be compatible with neighbouring buildings and spaces and be inclusive in its 

design for all users.  

Built Form 

Be of an appropriate density (typically between 30 - 50 net dwellings per hectare) that combines the 

efficient use of land with high quality design that respects character and context. Higher density 

development will be encouraged in accessible locations, such as around transport hubs or town centres, 

where this is appropriate. 

Incorporate focal points and destinations to create a sense of place and make it easy for anyone to find 

their way around.  

Nature 

Ensure that open spaces are designed to be high quality, multi-functional, robust and adaptable over time 

so that they remain fit for purpose and must be managed and maintained for continual use. 

Public Spaces 

Ensure that public spaces are faced by buildings, and are designed to be safe, secure, inclusive and 

attractive for all to use. 

Incorporate trees and other planting within public spaces to promote health and well-being and provide 

shading.  

Ensure that existing features, including trees, natural habitats, boundary treatments and historic street 

furniture, that positively contribute to the quality and character of an area, are retained, enhanced and 

protected where appropriate.  
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Take a coordinated approach to the design and siting of street furniture, boundary treatments, lighting, 

signage and public art to meet the needs of all users.  

Ensure that new advertisements do not detract from the character and appearance of the surrounding 

area and do not have an adverse effect on public safety. 

Homes and Buildings 

Ensure that the siting, layout and design of vehicle and cycle parking (including detached garage blocks) 

is sensitively integrated into the development; maintains an attractive and coherent street scene; does not 

prejudice the wider functionality of public and private space; and creates an effective functional link and 

relationship with the buildings and areas they serve. 

Make appropriate provision for service areas, refuse storage (including waste and recycling bins), and 

collection areas in accordance with the nature of the development. Such areas and access to them should 

be appropriately sited and designed to ensure they can:  

Perform their role effectively without prejudicing or being prejudiced by other functions and users;  

Maintain an attractive and coherent street scene and protect visual amenity; and  

Avoid creating risk to human health or an environmental nuisance 

Lifespan 

Be adaptable to their users’ changing needs and evolving technologies. 

Be robust, easy to use and look after, and enable their users to establish a sense of ownership. 

Development proposals must provide evidence to demonstrate how they have responded positively to the 

design policies in the Local Plan and associated guidance, including national and local design guidance, 

relevant Neighbourhood Plans, Village Design Statements and site-specific development briefs.   

Where significant design implications are identified on major proposals these will be referred to a Design 

Review Panel. 

 

 

 

 

Langdon Parish Council Response 

We would reiterate many of our points above. The spirit of the policy is strongly supported, but greater 

tools and powers are required to ensure compliance with the highest quality of design and placemaking - 

both during planning and after construction. 

 

 

DM Policy 37: Quality of Residential Accommodation 

All new development must: 

Be compatible with neighbouring buildings and spaces and not lead to unacceptable living conditions 

through overlooking, noise or vibration, odour, light pollution, overshadowing, loss of natural light or 

sense of enclosure.  

Be of appropriate size and layout with sufficient usable space to facilitate comfortable and safe living 

conditions.  

Meet the government’s latest Nationally Described Space Standards in respect of internal 

accommodation; 

Meet the accessibility standards set out in Part M4 of the Building Regulations.  

On schemes of up to 19 dwellings, the Council will expect all new build development to be built in 

compliance with building regulation part M4(2).  
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On schemes of 20 or more dwellings, the Council will require 5% of the development to be built in 

compliance with building regulation M4(3) (wheelchair accessible homes), with the remaining 

development to be built in compliance with building regulation part M4(2).  

Provide well designed private or shared external amenity space/play space on-site, that is fit for purpose 

and well related to the development.  

Provide flexible and adaptive homes for home working and more intensive use. 

Provide sufficient clothes drying facilities. 

Planning applications must be supported with clear information to demonstrate that the above 

requirements have been met. 

 

Langdon Parish Council Response 
We would reiterate many of our points above. The spirit of the policy is strongly supported, but greater 

tools and powers are required to ensure compliance with the highest quality of design and placemaking - 

both during planning and after construction.  

We particularly welcome the reference to specific provision of M4(2) and M4(3) accommodation. 

Likely a matter for the imminent Dover District Design Guide, we would also suggest clarification to the 

requirement of play space – particularly on typology. The catalogue approach to ‘spring chickens’ and 

fenced off equipment is not appropriate across all areas of the district, and a locally bespoke approach 

should be encouraged ie. More natural and educational types of play, particularly where there are 

significant natural/landscape assets that can be incorporated. 

 

 

DM Policy 42: Water Supply and Quality 

All new residential development must achieve as a minimum the optional requirement set through 

Building Regulations for water efficiency that requires an estimated water use of no more 

than 110 litres per person per day. 

Major proposals for new development must be able to demonstrate that there are, or will be, adequate 

water supply and wastewater treatment facilities in place to serve the whole development, 

or where development is being carried out in phases, the whole of the phase for which 

approval is being sought. Improvements in these facilities, the timing of their provision and 

funding sources will be key to the delivery of development. 

 

All development proposals must provide a connection to the sewerage system at the nearest point of 

adequate capacity wherever feasible, as advised by the service provider, and ensure future 

access to the existing sewerage systems for maintenance and upsizing purposes. Schemes 

that would be likely to result in a reduction in the quality or quantity of groundwater 

resources will not be permitted. 

Within Groundwater Source Protection Zones, as shown on the Proposals Map, the following will not be 

permitted in Zones 1 and 2 unless adequate safeguards against possible contamination are 

provided: 

Septic tanks, storage tanks containing hydrocarbons or any chemicals, or underground storage tanks; 

Proposals for development which may include activities which would pose a high risk of contamination 

unless surface water, foul or treated sewage effluent, or trade effluent can be directed out 

of the source protection zone; 

Proposals for the manufacture and use of organic chemicals, particularly chlorinated solvents; 

Oil pipelines; 
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Storm water overflows; 

Activities which involve the disposal of liquid waste to land; and 

Sustainable urban drainage systems. 

New graveyards will not be permitted in Zone 1. Farm waste, storage areas, new foul or combined 

sewerage systems will not be permitted in Zone 1 unless adequate safeguards are provided. 

 

The Council will support, in principle, infrastructure proposals designed to increase water supply and 

wastewater treatment capacity subject to there being no significant adverse environmental 

impacts and the minimisation of those that may remain. 

 
 

LAN003 is wholly within Zone 2! Should be referenced in Allocation. 

 

Langdon Parish Council Response 

The appropriate provision of water infrastructure is a key issue across the district and we welcome this 

policy. We would like to point out that LAN003 is within Groundwater Source Protection Zone 2 and this 

should be referenced in its specific policy, as additional care will be required to ensure adequate 

safeguards from the very outset. 

 

DM Policy 45: Conservation Areas 

Applications for development or redevelopment in Conservations Areas will be supported provided that 

such proposals preserve or enhance the special architectural or historic character and appearance of the 

Area and its setting. Applications should be guided by and make reference to the appropriate 

Conservation Area Appraisal where one is in operation. 

All new development and alterations in Conservation Areas should: 

Respect the plan form, architectural features, materials, height, massing, building lines, roofscapes, scale, 

relationships between buildings and the spaces between them of the Area; and 

Retain trees, open spaces, walls, fences and other features where they contribute positively to the 

character and appearance of the Area; and 
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Be appropriate in land use to the character, appearance and historic function of the Area; and 

Not generate levels of traffic, parking or other environmental problems which would result in 

unacceptable harm to the character, appearance or significance of the Area; and 

Not prejudice important views into or out of the Area. 

 

Langdon Parish Council Response 

This policy is strongly supported. The preparation of Conservation Area Appraisals for ALL such areas 

within the district should be considered; where the local planning authority cannot dedicate direct resource 

on this then parish/town councils should be encouraged to undertake this work. A scheme of subsidy, 

financial assistance or professional support should be put in place to enable local communities to actively 

contribute to this work. 

 


