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1.  Introduction 

1.1 ThisStatementhasbeenpreparedinsupportofapre-applicationplanningenquiryto
DoverDistrictCouncil (DDC) for residentialdevelopmenton landatCrushintonsLtd
(AggregateRecyclingCentreandCrusherHire),SandfieldFarm,NorthwallRoad,Deal
CT146PP. 

1.2 This pre-application submission accords with paragraph 39 of the NPPF which
encouragespre-applicationengagement,statingthatÈearlyengagementhassignificant
potentialtoimprovetheefficiencyandeffectivenessoftheplanningapplicationsystem
forallparties.Í  

1.3 Following the assessment of the opportunities and constraints of this site and an
understandingof itscontext,HumePlanningConsultancyhas identifiedanumberof
keyparameters that it is considered, influence thedevelopmentpotentialof thesite.
Thesefactorsareoutlinedandassessedbelowinthecontextofthedevelopmentplan
andotherrelevantmaterialconsiderations. 

1.4 Theapplicationsitecomprisesthecurtilageofawell-establishedwasterecyclingand
planthirebusinesslocatedontheedgeoftheDealurbanarea. 
 

1.5 ThefocusofthisStatementiscentredontheprincipleofthedevelopment,specifically
relatedtothesitesÏlocation,benefitsarisingfromthecessationoftheexistinguseand
compliancewiththestrategichousingobjectivesoftheemerginglocalplan,considering
an adjoining draft housing allocation and its suitability in respect of delivering a
sustainableformofdevelopmentwithinFloodZone3. 
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2. SiteDescription&Context 

2.1 The site immediately adjoins the town of Deal, which is identified in the settlement
hierarchyof theemergingDoverDistrictLocalPlanasaDistrictCentre, thisbeinga
secondary focus for growth in the district behind Dover town. The site and the
neighbouringland,includinglandwithintheurbanarea,fallswithinFloodZone3. 

2.2 Thesiteissome1.5hainarea,themajorityofthelandbeingbrownfieldinnature,
comprisinganassortmentofformeragriculturalbuildingsandareasofdespoiledland
usedforaggregaterecyclingandstorageofplantandmachinery.TheCrushintonsite
hasbeenoperatinginitscurrentformsincearound2006andtoalesserdegreefor
several years before this. A certificate of lawfulness was granted in 2015
(DOV/13/00425) authorising the change of use of the site from an agriculture to
industrial useandpermittinga rangeof activities including: the storage of recycled
materialsandmaterialsusedinroadanddrainageconstruction;therecyclingofinert
construction materials and topsoil; and the operation of a mobile concrete crusher.
Hoursofusewerealsoconfirmed,withactivitiespermittedtocommenceonsitefrom
7.00amMondaytoSaturdays. 
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2.3 ThesiteistypicalofothercommercialoperationswithinthispartofNorthDeal,which
functionwithinquiteaconstrainedenvironmentformedbyanhistoric tight-knitroad
network and neighbouring areas of medium/high density residential development.
North Deal also hosts a number of community facilities including schools. The co-
existenceofthesevarieduseshasplacedastrainonexistingroadswhichhastendedto
actasalimiterontheamountofnewdevelopmentthatcanbeaccommodated,with
residential schemesgenerally only coming forwardon small sites or becauseof the
redevelopmentofabrownfield/commercialsite. 

2.4 The Crushinton site lies at the (western) end of Northwall Road. Northwall Road is
frontedbyanassortmentofterraceandsemi-detachedresidentialproperties,andatits
easternend(nearitsjunctionwithWesternRoad)bySandownPrimarySchool.Theroad
terminatesnearthesite,meaningthatall trafficservedbyNorthwallRoad,including
lorriesandplantfromtherecyclingcentre,access/egressviathejunctionwithWestern
Road. The close proximity of these vehicle movements to the primary school and
residencesislessthanideal.On-streetparkingalsopredominatesalongmuchofthe
roadandneighbouringstreets,includingWesternRoad.Thiscreatesaseriesofpinch-
pointsforlargervehicles,includingthoseservingCrushintons,delayingjourneytimes
andplacingfurtherstrainontheefficientoperationoftheroadnetwork. 
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3. DescriptionoftheProposal 

3.1 The proposal consists of the cessation of the existing Crushinton operation and the
clearance and remediation of the site and an adjoining area of land within the
applicantsÏ control, to erect up to 30 dwellings with associated landscaping and
biodiversityenhancements.Atthisstage,thelayoutisemergingwithoptionsinformed
by flood risk analysis work, given the sites position within Flood Zone 3. The latest
iteration isattachedbut is likely tobesubject tofurtherchange,followingadditional
inputfromtheLPAandtechnicalteam;anexampleofthecurrenthousetypeisshown
below.Subjecttotheconclusionofthefloodriskwork,somelivingaccommodationwill
be restricted to the first floor and above. In accordance with Environment Agency
guidance, floor levels might also need to be raised as appropriate, by 300mm or
increasingto600mmforsleepingaccommodation. 

 

 

Figure4.ProposedHousingType. 

ConceptDesign 

3.2 While the site adjoins the Deal urban area, it also neighboursÏ areas of open
countryside.Theextentofthesiteareaseekstoutilisethescreeningaffordedbynatural
boundaryfeatures.Thelayoutalsoenvisagesan8mwidebufferzonetothewestern
boundarytoensurethatviewsintothesitefromtheadjoiningcountrysidearelimited
andresultinanenhancementwhencomparedtothesitescurrentappearancefromthis
area.Existingboundaryscreeningonsitewillalsobesafeguardedandstrengthened. 

3.3 Theexistingsiteaccess fromNorthwallRoadwillbeused to serve the sitewithnew
internalroadsaccessingthesiteinterior. 

3.4 Thedesign/layoutoptionsprovidedtodatehavebeenputforwardtoshowthecurrent
thinkingandtopromotediscussionwiththelocalplanningauthority. 
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4. PlanningPolicyContext 

4.1 Decisionsonplanningapplicationsmustbemadeinaccordancewiththepoliciesofthe
developmentplanunlessmaterialconsiderationsindicateotherwise.Inthisinstance,the
DevelopmentPlanforthepurposesofS38(6)ofthePlanningandCompulsoryPurchase
Act(2004)comprisestheadoptedDoverCoreStrategy(2010)andtheLandAllocations
LocalPlan(adopted2015)andtheKentMineralsandWasteLocalPlanadopted2020. 

4.2 It is relevant thatDoverhasanemergingLocalPlan for thedistrictwhichcovers the
period to 2040. This document shows the Èdirection of travelÍ  for emerging spatial
policy within the district to meet the development requirements. The Local Plan
Examinationcommencedinmid-November2023. 

4.3 InadditiontotheDevelopmentPlan,thereisotherguidancewhichismaterialtothe
determination of planning applications including the National Planning Policy
Framework(NPPF)andNationalPlanningPracticeGuidance(NPPG). 

4.4 Policy DM1 of the Core Strategy is a key policy for assessing the suitability of new
residentialdevelopmentaturbanandruralsettlements.Thisstates thatdevelopment
will not be permitted outside the settlement boundaries, unless justified by other
developmentplanpolicies,functionallyrequiresarurallocationorisancillarytoexisting
developmentoruses.Inthiscase,theproposeddevelopmentsiteliesjustoutsidethe
confinesasdefinedbytheCoreStrategy. 

4.5 Importantly,PolicyDM1andthesettlementconfinesreferredtowithinthepolicywere
drawnuptoaddresstheevidenceofhousingneedasof2010,beingforsome505
dwellingsperyear.Thelatestevidence(inaccordancewiththeGovernmentÏsstandard
methodforcalculatinghousingneed)isthatthisrequirementnowstandsatsome611
dwellingsperyear.Onthisbasis,itisconsideredthattheevidencebaseunderpinning
PolicyDM1isnowÈout-of-dateÍ .PolicyDM1isthereforeintensionwiththeNPPFand
assuch,canonlycarrylimitedweight. 

4.6 TheemergingpolicyofthedraftDoverDistrictLocalPlan(Reg19)hasbeenprepared
inlightofthemostrecenthousingneedassessment.PolicySP4ofthePlanalsoidentifies
settlementboundariesand in thecaseof larger settlementssuchasDeal,allows for
residential development both within and immediately adjoining the settlement
boundaries. 

4.7 Thesettlementconfines,astheyapplytothesiteandasidentifiedbytheCoreStrategy
andtheemergingLocalPlan,areshownbelow. 
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Figure5&6.SettlementConfines. 

CoreStrategyEmergingLocalPlan(Reg19) 

4.8 OfrelevancetothisproposalistheinclusionwithintheEmergingPlanofasiteallocation
(PolicySAP16)forupto8dwellingsonastripoflandimmediatelytotheeastofthe
Crushintonsite,shadedlightgreenontheaboveextract.Thisproposedsiteallocation
alsofallswithinFloodZone3.AssumingthisSAP16allocationistakenforwardintothe
adopted plan, the enquiry site will in effect immediately adjoin the settlement/built
confinesofDeal.Thisisconsideredtoprovidestrongjustificationforcontendingthat
theuseofthesiteforresidentialdevelopmentwouldaccordwiththeobjectivesofPolicy
SP4.AstheallocationthroughSP4acknowledgesthatdevelopmentcantakeplaceina
mannerthataccommodatestherequirementsofFloodZone3,itisconsideredthatthe
developmenton theenquiry site shouldbe treated in likemanner froma flood risk
perspective. 

4.9 Astrategicobjectiveoftheemergingplanistoensurethatnewdevelopmentisfocused
ataccessibleandsustainablelocationswhichcanutiliseexistinginfrastructure,facilities
andservicesandthatdevelopmentcontributestothesustainabilityoflocalcommunities
and services and supports regeneration wherever possible, making the best use of
brownfieldland. 

4.10 Theproposalsubjectof thisenquiry,would involvedevelopmentofabrownfieldsite
whichimmediatelyadjoinstheDealurbanareaandanallocatedhousingsiteinthe
emerginglocalplanwhereresidentsofthedevelopmentwouldhavefullaccesstothe
servicesandfacilitiesinDeal.Inthisregard,itisconsideredthatthedevelopmentofthe
siteforresidentialpurposeswouldbeentirelyconsistentwiththestrategicandhousing
growthobjectivesoftheemergingDoverDistrictLocalPlan(Reg19).AstheRegulation
19 Plandirects a lowproportionof housingallocations toDeal, despite its ÈDistrict
CentreÍ  status, this makes the support for windfall opportunities, particularly on
brownfieldsiteswhichwilldeliverenvironmentalenhancements,evenmoreimportant
toutilise. 
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5. PlanningEvaluation&Opportunity 

PrincipleofDevelopment 

5.1 IthasalreadybeenidentifiedthatthecurrentDevelopmentPlanfortheDistrictisÎout
ofdateÏinrespectofaddressingobjectivelyassessedhousingneed.Thisproposalwill
thereforecontributetothehousingsupplyforthedistrict. 

5.2 In light of the districtÏs housing position, it is asserted that decision making in this
instance should be more closely aligned with the NPPF Paragraph 11(d), which
promotes thedeliveryofsustainably locatedhousingdevelopmentÊrather thanwith
developmentplanpoliciesthatareconsideredÎoutofdateÏandwhichfocusonhousing
restraint.As statedabove, theproposal isdeemed tobeconsistentwith thehousing
objectivesoftheemerginglocalplanandthespecificrequirementsofPolicySP4. 

OtherPlanningBenefits 

5.3.1 Theremovaloftheexistingbusiness,comprisingtherecycling(includingcrushing)of
buildingmaterialandvehiclemovementsandactivitiesassociatedwithplanthire,will
result in a more neighbourly form of development within what is a predominantly
residentialarea. 

5.4 Referenceinrespectofthedegreeofon-streetparkinginthevicinityofthesiteandthe
proximityofcommunityfacilitiessuchasSandownSchool,ismadeabove.Theremoval
oflorries/plantfromNorthwallRoadandothersurroundingstreetsshouldimprovethe
operation of the road network and enhance road safety and general amenity. The
removalofsuchmovementsfromthewidernetwork,willalsohelplessenimpactsat
someofthemostsensitiveroadjunctionsinDeal,suchastheManorRoadroundabout. 

5.5 Thereducednoiseandactivity,andgreatertranquillityarisingfromthisproposalwill
alsohaveabeneficial impactonairqualityandthecharacterandenjoymentof the
adjoiningopencountryside,aswilltheprovisionofatreescreeningbufferwhichwill
ensureanenhancementintheappearanceofthesitefromwithinthewiderruralarea. 

5.6 The cessation of the current industrial uses will allow for the remediation of any
contaminated land. Opportunities will exist for further environmental enhancements
throughtree/bufferplantingandtheprovisionofbiodiversitynetgain. 

5.7 Inadditiontocontributingtowardshousingneed,theschemewillalsomakeprovision
foraffordablehousinginlinewithpolicyexpectations. 
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6. Conclusion 

 
6.1 In summary, the proposal involving the cessation of the existing business and the

redevelopmentofabrownfieldsiteforresidentialpurposesimmediatelyadjoiningthe
Dealurbanareawheretheemergingplan(afterDover)seekstoprioritisethedelivery
of new housing, provides an opportunity to deliver a highly sustainable form of
development Ê both in terms of allowing for access to facilities and services by
prospectiveresidents,andalsothroughthepotentialforsignificantenvironmentalgains
associatedwith the removalof theexistinguse, the remediationof thesiteandnew
biodiversity/treeplantingenhancements. 
 

6.2 Itisconsideredthattheproposedresidentialallocation,throughtheemerginglocalplan
onlandimmediatelyabuttingthesite,underlinestheviewthatthedevelopmentwould
constitute Îsound planningÏ which would fully accord with the strategic housing
objectivesoftheemergingplan.WhilethesitefallswithinFloodZone3,itisconsidered
thattheimplicationsarisingcanbeaddressedbyappropriateresponsestothescheme
layoutanddesign,similartothatlikelytoberequiredontheneighbouringallocated
site(whichalsofallswithinZone3). 
 

6.3 Whilefurtherworkisrequiredtointerrogatethefloodriskissues,thepurposeofthis
enquiry isprimarily toestablishwhether theCouncilwouldbewilling tosupport the
principleofthedevelopmentofthissiteinlinewiththecasepresentedabove. 
 

6.4 Guidanceonthescopeofotherworknecessarytosupportanapplicationwouldalso
be welcomed. While discussions will be held separately with KCC Highways, the
intention is to demonstrate that the removal of traffic associated with the lawful
commercialusewouldresultinanoverallbenefitwhencomparedtotrafficmovements
arisingfromtheproposeddevelopment.Thatsaid,wewouldwishtobemadeaware
ofany ÎlocalÏ factors that theLPAareawareof thatcouldhelp informthehighways
appraisal. 
 

6.5 WelookforwardtoreceivingyourinputrelatingtothemattersoutlinedinthisStatement
sothattheproposalscanberefinedbeforetheplanningapplicationissubmittedfor
formalconsideration. 

 

PlanningApplicationRequirements 
 

6.6 Toinformthepreparationofadetailedplanningapplication,wewouldhopethatthe
viewsofallrelevantLPAofficerscanbesoughttoinformthewrittenresponse.IftheLPA
considersthatweshouldalsoseektheviewsofotherpartiestoinformtheapplication,
itwouldbeappreciatedifthesecanbeidentified. 
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6.7 Atthisstage,theintentionistopreparethefollowingreportsinsupportofan
application.Yourconsideration(andwhereappropriate,amendment/addition)tothis
listwouldbeofassistance: 
 
• PlanningandDesign&AccessStatement 
• FullDrawingPackage 
• FloodRiskAssessment 
• TransportAssessment 
• LandscapeandVisualImpactAssessment 
• GroundandContaminatedLandAssessment 
• EcologicalReport 
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Land raised in northern half of site to enable houses 
to be built above flood plain

Town houses with habitable 
accommodation above ground floor used 
in southern half of site where the 
properties address the existing access 

Strong frontage created to the 
Access Road 

Existing single storey 
brick sheds retained to 
south of entrance. These 
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aesthetic which the 
architecture seeks to 
respond to

Lower density, more informal arrangement to 
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beyond

Indicative layout to 
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part of this submission)

Small apartment block located 
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DESIGN & ACCESS STATEMENT: 
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INTRODUCTION


1. This statement is written to support our application 
for pre-planning advice in respect of the following 
proposed development:


Demolition of existing commercial buildings and 
construction of 28No. Proposed dwellings.  

 

2. The site lies on the western fringes of Deal and is 

currently occupied by ‘Crushingtons’ an aggregate 
supplier. The site is covered by a combination of 
warehousing, temporary offices, materials (large 
piles of aggregate) plus a range of plant and 
machinery.


AMOUNT OF DEVELOPMENT 

3. Breakdown of areas:

3.1.The total site area = 14100 sq.m Approx.

3.2.The total approximate proposed footprint of the 

new dwelling houses = 2483 sq.m (17.6% site 
coverage) 


3.3.The total gross internal area of the new buildings =  
4734 sq.m (refer to schedule of accommodation)
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SCHEDULE OF ACCOMMODATION

Dwelling Type G.I.A (sq.m) No. Units Total Area

3 Bed House 165 14 2310

2 Bed Apartment 267 4 1068

4 Bed House 132 8 1056

3 Bed House 2 150 2 300

TOTAL AREA 4734

Notes:

1. Built-in garages to town houses are included

2. Open parking beneath apartments is excluded
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LAYOUT 

3. The layout has been developed as a 
response to the site constraints, most 
notably the access, site levels (including 
flood zone) and relationship with adjoining 
properties. Please refer to Opportunities 
and Constraints plan P02 (extract here).


4. The key point to note is that the site levels 
are generally below the flood risk level so 
mitigation is required. Our design 
response has been two-fold:

4.1. In the northern half of the site we 

propose removing the 6m high 
stockpile but raising the general 
ground level by about 1.5m to 
achieve the necessary height.


4.2. In the southern half of the site we 
propose keeping the existing levels 
and building townhouses with 
habitable accommodation raised 
above ground floor. The ground floor 
can be used for garages, bins stores, 
utility, office etc. A split-level 
apartment block bridges the gap 
between these two areas with part 
undercroft parking and part raised 
ground floor.
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Land raised in northern half of site to enable houses 
to be built above flood plain

Town houses with habitable 
accommodation above ground floor used 
in southern half of site where the 
properties address the existing access 

Strong frontage created to the 
Access Road 

Existing single storey 
brick sheds retained to 
south of entrance. These 
give a strong ‘industrial’ 
aesthetic which the 
architecture seeks to 
respond to

Lower density, more informal arrangement to 
northern part of site which faces open land 
beyond

Indicative layout to 
adjacent allocated land (not 
part of this submission)

Small apartment block located 
centrally and used to turn corner 
and address change in level within 
the site
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SCALE AND APPEARANCE 

5. The site context is fairly mixed with some older 
properties immediately to the south but newer 
residential development to the north east (beyond 
an open field) and abutting the south eastern 
boundary. Both areas of development are fairly 
standard ‘developer-lead’ mass housing of 
medium density with a mixture of mainly semi-
detached and small terraces of two storey 
houses. 


6. The proposed development has a similar density 
with mainly semi-detached properties to the 
southern half of the site and larger detached 
houses on the northern section which abuts the 
open fields. The houses are 2 - 2.5 stories with 
the latter being necessary in the southern section 
where habitable rooms need to be raised to 1st 
floor level to clear the flood plain. The detached 
houses are 2 storey with habitable 
accommodation at the ground floor - achieved by 
building-up this part of the site.


7. Architecturally the neighbouring ‘modern’ 
developments do not give any strong character to 
respond to but there are a small number of older 
buildings which have some visual interest and 
have informed our design proposals in terms of 
forms and materials. 



 8.
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9. We consider the existing (retained) low-level brick 
‘industrial’ sheds adjacent to the site entrance to 
be of interest. The 3 bed semi-detached 
townhouses set opposite have been designed to 
respond to these with a modern take on the 
(small-scale) warehouse aesthetic. As the 
buildings change through the site, the general 
theme is carried through but becomes more 
‘domestic’ in nature towards the north. 


10. The proposed pallet of materials is a combination 
of facing brick, cement cladding boards and 
concrete tiles. The colours are mixed to give 
further variation. Doors and windows are 
proposed to be high-performance aluminium and 
composites - again to give a distinctly modern 
feeling.


ACCESS & SERVICING 

11. Access is via the existing road from the south 
with turn sharply into the site where the east-west 
route has been retained and emphasised with the 
strong frontage of 3 Bed townhouses. These are 
split centrally by a road which rises gently to the 
raised part of the site at the rear where it forks 
into two private ‘cup;-de-sacs’.
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12. Turning for refuse and fire trucks is possible 
within the cul-de-sacs and it is not anticipated 
that bin collection areas will be required.


13. Dedicated bin stores have been designed-in to 
the 3 bed townhouses at ground floor. Wheelie 
bins can be accommodated in the back gardens 
of the 4 bed detached houses with access via 
side gates. It is anticipated that a bin storage area 
can be provided to the rear of the parking in the 
small apartment block.


14. Cycle parking can be accommodated in the 
ground floor garages of the 3 bed semi’s, in rear 
gardens of the detached houses (which also have 
double garages) and in a dedicated secure 
storage area adjacent to the flats.


15. Drawing P01 indicates allocated parking, 
providing two spaces per house and one per flat. 
There are also two visitor spaces opposite the 
flats and further spaces can be provided once 
numbers have been established. 


16. All dwellings will be designed to meet Part M4(2) 
standards although it should be noted that there 
are of course some limitations with the 
townhouses.


LANDSCAPE 

17. The site occupies open, level ground with far-
reaching views both in and out- particularly to the 
north and west. It is proposed to add screen 
planting along these open boundaries whilst 
keeping it open to the south where the 
development fronts the existing adjacent 
buildings.


18. Within the site the land will be largely given over 
to private amenity space with open communal 
areas around the central flats and fronting the cul-
de-sacs in the lower density Northern half of the 
site.


19. A full landscape design is to be developed in due 
course.
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    PE/23/00131    
    22/2/2024 

 
Dear  
 
Town and Country Planning Act 1990 (As Amended) 
        
Proposal: Erection of up to 30 no. dwellings with associated landscaping and 
biodiversity enhancements 
Location: Crushintons Ltd, Sandfield Farm, 108 Northwall Road, Deal 
 
I write further to your inquiry received on 14th December 2023 and our meeting at the site on 
30th January 2024. You wish to be advised if there is scope to erect up to 30 dwellings with 
associated landscaping and biodiversity enhancements at the site, and you have provided a 
pre-planning statement, site location plan, indicative elevations and floor plans, opportunities 
and constraints plan, proposed site plan and design and access statement.  
 
Relevant Planning Policies and Guidance 
 
The relevant planning policy is identified in the National Planning Policy Framework (NPPF) 
(December 2023), Dover District Council Core Strategy 2010 (CS), Dover District Council 
Land Allocations Local Plan 2015, the Saved Policies within the Dover District Local Plan 
2002. All of these plans can be found at the following website address: 
https://www.dover.gov.uk/Planning/Planning-Policy/Home.aspx  
 
The Submission Draft Local Plan (2023) has been submitted to the Planning Inspectorate for 
examination, with the examination in person having taken place in November and December 
2023. The Council is currently awaiting a response from the Inspectors, and it is likely there 
will be changes to the wording of some of the draft policies, with minor modifications being 
sought to the wording of some policies, as set out in SD06 – Schedule of additional 
modifications (available to view at the link below).  
 
The Plan is at an advanced stage and is considered to be an important material 
consideration in the determination of applications, with the policies attracting varying weight 
in the planning balance, depending on their compliance with the NPPF. The plan and 
accompanying submission documents can be viewed at the following website address: 
https://www.doverdistrictlocalplan.co.uk/examination-home/submission-
documents/submission-documents  



 
Planning History 
 
DOV/03/01405 – Certificate of existing lawful use for the mixed use of land for recreational 
purposes for motorcross racing and agriculture – Refused 
 
DOV/13/00425 – Certificate of lawfulness (existing) for the change of use of land from 
agricultural to industrial for inert and industrial waste transfer industrial station for 
construction waste and an area for top soil screening - Granted 
 
Assessment 
 
Site & Proposals 
 
The site relates to approximately 1.5ha of land on the north side of Northwall Road, in Deal. 
The brownfield site contains former agricultural buildings, with land used for aggregate 
recycling and plant and machinery storage. The planning statement sets out that the 
Crushinton site has been operating in its current form since 2006, with a certificate of 
lawfulness for industrial use (as set out above in the planning history) having been granted.  
 
The proposals are to cease the existing use, clear the site, and to construct up to 30 
dwellings with associated access, parking and landscaping, together with biodiversity 
enhancements.  
 

 
 



 
Principle 
 
In respect of the adopted Core Strategy (2010), the site is located outside the settlement 
confines identified in Policy DM1 (and CP1). Whilst not included in the red line boundary 
submitted, it is likely the vehicular access to the site would be adjacent to the settlement 
confines boundary. Whilst this proximity is noted, the development would nonetheless be 
contrary to these policies.  
 
Policy DM11 sets out that development that would generate travel will not be permitted 
outside the urban boundaries and rural settlement confines unless justified by development 
plan policies. It is not clear at this stage, how much travel and how many vehicle movements 
are generated by the existing use and if further information is provided, this could be taken 
into consideration in the assessment of an application. Without this however, the 
development would generate travel beyond the confines, contrary to the objectives of the 
policy.  
 
Given the site is located outside the settlement confines, it is considered to be within the 
countryside and subject to Policies DM15 and DM16. DM15 sets out that development which 
would result in the loss of, or adversely affect the character or appearance of the countryside 
will only be permitted if it is in accordance with allocations made in development plan 
documents; or justified by the needs of agriculture; or justified by a need to sustain the rural 
economy or a rural community; it cannot be accommodated elsewhere and it does not result 
in the loss of ecological habitats. Measures should be incorporated to reduce, as far as 
practicable, any harmful effects on countryside character. The proposals do not appear to 
comply with the first three criteria, however an assessment would need to be made as to 
whether the development would result in an adverse effect on the character and appearance 
of the countryside (discussed further below).  
 
Policy DM16 sets out that development that would harm the character of the landscape (as 
identified through the landscape character assessment) will only be permitted if it is in 
accordance with allocations made in development plan documents (and incorporates any 
necessary mitigation measures); or it can be sited to avoid or reduce the harm and/or 
incorporate design measures to mitigate the impacts to an acceptable level. Again, this is 
discussed further below.  
 
Currently, the tilted balance approach of paragraph 11 of the NPPF is engaged in the 
assessment of applications. This is because the settlement confines on which Policy DM1 
were devised were on the basis of delivering a lower number of dwellings per year than are 
currently needed. As such, Policy DM1 is considered to be more restrictive than the NPPF 
and the adopted Policies which rely on the DM1 settlement confines (which include policies 
DM11 and DM15) are, to varying extents, considered to hold reduced weight in the planning 
balance, however still accord with the broad sustainable development objectives of the 
NPPF.  
 
Draft Local Plan Policies 
The Submission Draft Dover District Local Plan (2023) is a material consideration, with draft 
policies attracting varying weight depending on the level of unresolved objections and 
accordance with the NPPF. As set out in the policy section above, there may be changes to 
the wording of some policies as the plan progresses and I would recommend that 
compliance of the proposals with these policies is addressed in a planning statement 
submitted with any forthcoming application.  
 



Draft Policy SP4 relates to residential windfall development and sets out that 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 policies map. 
The access to the site from Northwall Road would fall within the draft confines and part of 
the southern boundary of the site would adjoin those confines. It is noted that the site would 
in part adjoin a draft housing allocation (draft Policy SAP16 with an estimated capacity of 8 
dwellings) to the east of the site. However, this would not be incorporated into the settlement 
confines until it is built out.  
 
Based on the current wording of the draft policy, the proposals would not accord with SP4. 
However, having sought the views of the policy team, they have advised that following the 
discussion at the hearing session on SP4, it was agreed that the wording about ‘immediately 
adjoining’ confines would be reviewed to add flexibility. In this case, the site is in very close 
proximity to the built confines line (the access road also appears to adjoin it) and the site 
adjoins a draft allocation. In addition, it does add improvements in terms of residential 
amenity for existing residents, is in a built up residential area, and if creating an access to 
SAP16 allocation, would potentially result in a better layout and overall design for both sites.  
 
Currently, we are awaiting the Inspectors comments and amendments will likely be made to 
the wording of policies in due course. Subject to the policy wording changes above, the 
policy team view is that the principle is acceptable.  
 
A number of other draft policies would also be considered in the assessment of an 
application and these are discussed further below.  
 
Character, Appearance & Residential Amenity 
 
The supporting documents set out that the layout has been informed by the site constraints 
(the access, site levels and relationship with adjacent properties) and may be subject to 
revisions following further flood risk analysis work (discussed further below). Notwithstanding 
this, the following comments set out the matters that would be considered and amendments 
that could be made as the scheme is progressed.  
 
In terms of the layout of the site, we have some concerns at this stage and would suggest 
alternative layouts are considered, which could also provide more variety in unit sizes to 
accommodate the housing mix required (discussed further below). In respect of the design of 
the 3 bed house, by having the entrance porch set back from the main front elevation, whilst 
being handy for access from the adjacent parking space, provides a rather blank elevation at 
ground floor level, with overlooking of the street from first floor level only. To create a more 
active street scene, you may wish to consider moving the door to be adjacent to the garage; 
a similar approach taken to development at Willowbank in Sandwich which required there to 
be no habitable accommodation at ground floor level due to flood constraints (albeit used a 
more traditional design and materials given the context of the historic settlement). 
Elsewhere, (e.g. Lydden and near Fort Burgoyne) creating integral car ports to some of the 
units has helped to create more interaction at ground floor level.  
 
The range of materials and variety in building orientation would work well, creating visual 
interest which could be further enhanced with landscaping (and a landscaping scheme could 
be submitted as part of an application). In terms of the building heights, the surrounding area 
contains bungalows, chalet bungalows and two storey dwellings generally finished in brick; 
some with sections of tile hanging, cladding, and some in render. The indicative elevations 
and floor plans suggest the proposals would be 2 and 2 ½ storey dwellings. At this stage, it 
is not clear to what extent the land level would need to be raised due to flood risk and I 



would recommend sections through the site are provided with any forthcoming application, 
giving some context to the ridge and eaves heights of neighbouring dwellings and land.  
 
It would also be of assistance to show street scene elevations and I would recommend that 
street tree planting is considered (which would also accord with the objectives of draft policy 
CC8 and could assist in the integrated design of surface water drainage and biodiversity 
enhancements). To add some further variety, you may wish to consider adding picture 
window surrounds to some of the front elevations of the 4 bed units, or using sections of 
brick patterns or protruding brickwork to create further visual interest. I would recommend 
that details of street lighting are included in any forthcoming application, and it is clarified if 
the intention is for this to be adopted.  
 
In respect of residential amenity, this would be considered in line with the NPPF (particularly 
paragraph 135), draft Policies PM1 and PM2. I note some of the existing buildings are to be 
retained and advise that it would be of assistance to provide some information clarifying their 
current use (and any other uses to which they may benefit) to help assess whether these 
would be compatible or whether there would be a conflict with the proposed dwellings (in 
terms of noise and disturbance from both operational activities and vehicle 
movements/deliveries etc).  
 
Housing Mix & Affordable Housing – Draft Policy SP5 would be relevant and requires the 
provision of 30% affordable housing on schemes of 10 or more dwellings. This should be 
provided with a tenure split of 55% affordable/social rent 25% First Homes (at 30% discount 
rate) and 20% other affordable home ownership products and should be provided on site. I 
appreciate that on site, you advised there may be a need to review this position if significant 
contamination is found. Should that be the case, it may be necessary for the Council to have 
any viability assessment independently reviewed and the expectation would be for the 
applicant to pay for this.  
 
Contamination – As discussed at the site, given the existing use of the land, I have informally 
sought the views of Environmental Protection Officers, who note it has benefitted from a 
waste management licence issued by the EA for several years and is also just south of the 
DO6 Golf Road landfill site where there may be residual gas migration underground. As 
such, they consider that at the very least, a phase I contaminated land assessment will be 
needed. This may recommend a phase II intrusive investigation and site remediation 
depending on the findings and they would be consulted on any forthcoming application.  
 
Flood risk – The site is within flood zone 3 and I note that the adjacent site is a proposed 
allocation within the same flood zone (the draft allocation has been subject to the sequential 
test as part of the draft plan evidence base). However, this site would need to demonstrate it 
passes the sequential and exceptions tests. If submitted, the application would be subject to 
consultation with the Environment Agency and KCC Flood and Water Management (as a 
major application). It is likely that Southern Water would also be consulted. Regard would be 
had to the NPPF and draft Policies CC5 and CC6 when assessing the application.  
 
Travel & Highways – As noted in the planning statement submitted, KCC Highways and 
Transportation offer a pre-application service and you may wish to contact them for advice 
on the information required (which could include the suitability of the access, emergency 
access requirements and arrangements for construction management). Further information 
is available at the following website: https://www.kent.gov.uk/environment-waste-and-
planning/planning-and-land/planning-applications/planning-advice/highway-pre-application-
advice In respect of the detailed design of the proposals, parking provision requirements are 
set out in Policy DM13 and Draft Policy TI3. The design and access statement sets out that 
there would be 16no. 3 bed dwellings, 8no. 4 bed dwellings and 4no. two bed apartments 



(with the indicative plans showing the scheme of 28no. units). Based on the ‘site plan as 
proposed’, it is not clear if sufficient parking would be provided for each of the dwellings, with 
plots 21-26 having only 1 parking space despite being 3 bedroom dwellings (I note the 
indicative elevations show internal ground floor parking, however the site plan indicates 
landscaping to the front of these dwellings which could affect access). I would recommend 
you seek clarification of the parking provision requirements based on the number of 
bedrooms per unit from KCC Highways and Transportation, as well as guidance on the 
required level of visitor parking, to ensure this can be designed into the scheme (and as 
there is limited on-street parking available in the surrounding area).  
 
Open Space & Contributions – Draft Policies PM3 (providing open space), PM4 (sports 
provision) and PM6 (community facilities and services) would be relevant to the 
determination of an application. In addition, KCC Economic Development may seek 
contributions in respect of libraries, education, care or waste. You may wish to contact KCC 
in advance of submitting an application to establish the level of contributions which might be 
sought.  
 
Ecology – Draft Policies SP13, SP14 and NE1 would be considered in the assessment of an 
application. An ecological assessment will be required, which should consider avoidance, 
mitigation and enhancement as required. This will need to be submitted as part of any 
forthcoming application and will be subject to consultation with the Senior Natural 
Environment Officer. A minimum 10% biodiversity net gain will be required by Government 
for major applications and information demonstrating this should be submitted. Further 
guidance on this can be found in the planning practice guidance and at 
https://www.gov.uk/guidance/understanding-biodiversity-net-gain  
 
SAMM – Draft Policy NE3 sets out that contributions are required towards the strategic 
access mitigation and monitoring (SAMM) strategy in relation to the Thanet Coast and 
Sandwich Bay SPA. The site lies within the 9km zone of influence and new residential 
accommodation within this area is considered to result in recreational pressure on the SPA. 
Contributions will normally be secured via a unilateral undertaking, however if other 
contributions are also required (as identified in the above paragraphs), it may be more 
practical to secure this via a Section 106 legal agreement. Further information on the 
strategy can be found at the following website address: 
https://www.dover.gov.uk/Planning/Planning-Policy/Planning-Guidance/Thanet-Coast-and-
Sandwich-Bay-SPA-Mitigation-and-Monitoring-Strategy.aspx  
 
Validation requirements – paragraph 6.7 of your planning statement sets out the 
reports/documents you intend to submit with any forthcoming application (planning & design 
and access statement; full drawing package; flood risk assessment; transport assessment; 
landscape and visual impact assessment; ground and contaminated land assessment; and 
ecological report). In addition to these, I would suggest a desk based archaeological 
assessment is submitted (in line with draft Policy HE3). In respect of the ecology survey 
(which could be in the form of a Phase 1 or preliminary ecological assessment), depending 
on the quality of the existing agricultural buildings, this may need to address potential for 
bats. In respect of the flood risk assessment, noting the site is in flood zone 3, I would expect 
this to include the sequential and exceptions test as necessary, and this would likely be 
subject to consultation with the Environment Agency and KCC Flood and Water 
Management (the lead local flood authority) given this would be a major application. In 
relation to the transport assessment, I would recommend this outlines the existing and 
estimated vehicle movements to or from the site and would support your approach of using 
KCC Highways’ pre-application advice service to understand the information that would be 
required (as well as any site specific requirements and comments on the indicative layout, 
visibility splays, highways works/pedestrian footways and whether they would require 



information relating to construction management). It would be helpful to clarify in any 
forthcoming application if the intention is for the highway to be adopted by KCC and any 
street lighting that would be provided within the development. A Biodiversity Net Gain metric 
will be required (see ecology section). 
 
Conclusion 
 
The site is located outside of the existing and proposed settlement confines, however it is 
noted that changes to the wording of the draft policy relating to windfall development (SP4) 
are expected to allow greater flexibility, which could support this proposal. It is also noted 
that the development would adjoin, and could provide an improved access for an adjacent 
draft housing allocation. Further information is required in respect of flood risk (particularly 
the sequential and exceptions test) which would affect the acceptability of the development. 
The above advice details other considerations which would be taken into account were an 
application to be submitted, including the provision of affordable housing, ecology, 
archaeology, contamination and other matters.  
 
Further details of applying for planning permission can be found on our website at 
www.dover.gov.uk/planning. Please note that in addition to consents under the Planning 
Acts above, approval under Building Regulations legislation may also be required and you 
may wish to contact them to discuss this further. The Building Control department can be 
contacted on Tel: 01304 872495 or by email: buildingcontrol@dover.gov.uk 
 
You will appreciate that this advice is given at officer level only and is not binding on the 
Council. Should you decide to submit a planning application, it may be that other issues or 
material considerations may arise during the advertisement and consultation period. 
 
If you do choose to pursue a formal application then the following documents required for 
validation can be found at the following link; http://www.dover.gov.uk/Planning/Planning-
Applications/Making-Applications/Application-Forms.aspx 
 
I hope this is of assistance. 
 
Yours faithfully 
 

 
Senior Planning Officer   
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