Dover District Council
LANGDON NEIGHBOURHOOD DEVELOPMENT PLAN
POST-EXAMINATION DECISION STATEMENT

Regulation 18 of the Neighbourhood Planning (General) Regulations 2012
(as amended)

1. INTRODUCTION

1.1 This document is the decision statement required to be prepared under Regulation 18(2)
of the Neighbourhood Planning Regulations 2012 (as amended) (the Decision
Statement”). The Decision Statement sets out Dover District Council’s (“the Council’s”)
response to each of the recommendations contained within the report to the Council of
the independent examination of the Langdon Neighbourhood Development Plan (NDP),
which was received by the Council on 6" November 2025.

2. BACKGROUND

2.1 The Langdon Neighbourhood Area was designated by the Council in October 2020
following a request from Langdon Parish Council (the Qualifying Body). The NDP covers
the entire parish of Langdon which has a population of 613 residents (2021 Census) and
is entirely within the Council’s administrative boundary.

2.2 The Qualifying Body undertook public consultation on a Regulation 14 pre-submission
draft of the NDP during January and February 2025. Following the submission of the
NDP to the Council, the Council publicised the draft Plan and representations were
invited in accordance with Regulation 16 of the regulations. This consultation took place
between June and August 2025.

3. INDEPENDENT EXAMINATION

3.1 The Council appointed Derek Stebbing BA (Hons) DipEP MRTPI, with the consent of the
Qualifying Body, to undertake the independent examination to review whether the
submitted NDP met the Basic Conditions, procedural and legal requirements, and to
prepare a report of the independent examination.

3.2 The examiner’s report was received by the Council on 6" November 2025. The examiner
concluded that the NDP has been prepared in compliance with procedural requirements
and recommended modifications to a number of policies and the text to ensure the NDP
meets the Basic Conditions and other legal requirements. The examiner recommended
that the NDP, once modified, proceeds to referendum and that the referendum boundary
should be the designated Neighbourhood Plan Area (the Parished area).

4. DECISION AND REASONS

4.1 This Decision Statement confirms the following:

a) Having considered each of the recommendations made in the examiner’s report, and
the reasons for them, the decision of the Council is to accept all the examiner’s
recommended modifications to the NDP, as set out in Table 1 below.

b) The Council agrees that, subject to the proposed modifications being made, the
Langdon Neighbourhood Development Plan meets the basic conditions set out in
paragraphs 8(2) of Schedule 4B of the Town and Country Planning Act 1990 (as



amended) and Regulation 32 of the Neighbourhood Planning (General) Regulations
2012 (as amended). The Council agrees that the Plan complies with provisions under
s.38A and s.38B of the Planning and Compulsory Purchase Act 2004 (as amended)
and is compatible with the Human Rights Convention.

c) The Council agrees with the examiner’s recommendation that, subject to making the
recommended modifications, the Langdon Neighbourhood Development Plan should
proceed to a referendum based on the parish boundary, as designated by the District
Council in October 2020.

4.2 The NDP will be updated to incorporate all the modifications required and re-titled as the
Referendum Version. The date for the referendum and further details will be publicised
once a date is set by the Council.

This decision was made at a meeting of the District Council’s Cabinet on 15t December

2025.

This Decision Statement, the independent examiner’s report and the submission version of

the Langdon Neighbourhood Plan and supporting documents can be viewed on the

Council’s website

Table 1: Schedule of recommended plan modifications made by the Examiner and
decisions made by the Council

Proposed
modification
number
(PM)

Page no./
other
reference

Modification

Council
Decision

PM1

Page 14

Policy L1 — Location of Development

Part A

Amend the text of clauses iii. and iv. to read as

follows:

“iii. where appropriate, bring redundant or
vacant agricultural/farm buildings and/or
heritage assets back into viable use
consistent with their conservation; and

iv. it is capable of connecting to the primary
movement network hierarchy (see Policy
L12) and will not lead to unacceptable
impacts on highway safety.”

Part C

Add the words “Policy H2 (Rural Local Needs
Housing) of the adopted Dover District Local
Plan to 2040 and” after the words “accordance
with” in the third line of policy text.

Accept the
Examiner’'s
recommendation
and reasons

PM2

Page 16

Policy L2 — Meeting Local Housing Needs
Part A — clause ii

Accept the
Examiner’s



https://preview-dover.cloud.contensis.com/Planning/Planning-Policy/Neighbourhood-Planning/Langdon-Neighbourhood-Plan.aspx

Delete the second and third sentences of policy
text in full.

recommendation
and reasons

PM3

Pages 19,
20 and 22

Policy L3 — Character and Design of Development
Part A

Delete the words “on the setting of the Kent Downs
National Landscape” and replace with “on the
natural beauty, special qualities and key
characteristics of the Kent Downs National
Landscape through development in its setting.”
Part B

Delete the words “Innovation in design” and
replace with “Development”.

Part C - clause i.

Add the following text to precede the existing text
of this clause:

“development proposals will be expected to
have regard to relevant national and local
design guidance and codes, including’.

Part C — clause v.

Delete this clause in full, and re-number clause vi.
as clause v.

Part D

Amend “Policy PM2” to read “Policy PM1”.
Paragraph 6.13

Add new third sentence of text to this paragraph to
read:

“Further details on surface water management
and the drainage hierarchy are available at
Policy CC6 of the adopted Dover District Local
Plan.”

Conformity Reference

Add DDLP Policies CC6, NE2 and HE1 to the
conformity reference at the foot of the policy text.

Accept the
Examiner’'s
recommendation
and reasons

PM4

Page 24

Policy L4 — Energy Efficiency and Design

Part C

Delete existing text in full, and replace with:
“Proposals for retrofitting heritage assets
(including buildings within Conservation Areas)
with measures to improve energy efficiency
must be informed by an understanding of the
significance of the heritage asset. Applications
must demonstrate that the ‘whole house
approach’ has been followed. Proposals will
normally be supported provided that the
significance of the heritage asset is
conserved.”

Accept the
Examiner’'s
recommendation
and reasons




Add new Part D to the policy text to read as

follows:

“‘D. Development proposals should give
priority to the use of sustainable drainage
systems (SuDS) unless there is clear
evidence that this would be inappropriate.
If infiltration techniques are used in SPZ 1
and 2 it will be necessary to demonstrate
there will be no risk to water quality”.

Conformity Reference
Add DDLP Policy HE2 to the conformity reference
at the foot of the policy text.

PM5

Page 26

Policy L5 — Renewable and Community Energy
Part A — clause i.

Add the words “(as updated)” after the words
“‘Renewable Energy Position Statement”.

Add the words “, the Kent Downs AONB
Landscape Character Assessment Update 2020
and the Kent Downs AONB Management Plan”
after the words “Dover Landscape Character
Assessment”.

Part A — clause v.

Replace the word “avoided” with “has sought to
avoid”.

Conformity Reference

Add DDLP Policy NE2 to the conformity reference
at the foot of the policy text.

Accept the
Examiner’s
recommendation
and reasons

PM6

Page 29

Policy L6 — Conserving Heritage Assets
Non-Designated Heritage Assets

Add new third sentence of text to read as follows:
“The above list is not exhaustive, and other
buildings, structures and sites may be
identified as non-designated heritage assets,
for example during the determination of a
planning application.”

Conservation Areas

Delete the words “conservation and enhancement”
in the opening sentence and replace with
“conservation or enhancement”.

Delete the words “conserve and enhance”

in clause ii. and replace with “conserve or
enhance’.

Delete the words “and setting” in clause iv.
Conformity Reference

Add DDLP Policy HE2 to the conformity reference
at the foot of the policy text.

Accept the
Examiner’'s
recommendation
and reasons




PM7

Page 33

Policy L7 — Supporting Flexible Workspaces and
Opportunities for Homeworking

Delete the words “impact on the amenity” in the
second paragraph of policy text and replace with
‘impacts on the amenities”.

Accept the
Examiner’s
recommendation
and reasons

PM8

Pages 34
and 35

Policy L8 — The Natural Environment and
Biodiversity

Biodiversity Net Gain

Part A — delete the final sentence of policy text in
full.

Amend the word “at” to read “as” in the phrase “but
at a minimum” in the fourth line of policy text.

Part C

Amend the word “areas” in the fourth line of policy
text to read “Areas”.

Insert a footnote to the policy, but referenced from
Part C, to read as follows:

“The Kent and Medway Local Nature Recovery
Strategy (LNRS) will be published in late-2025,
and development proposals should also take
account of this Strategy, when published.”
Part F

Amend the sub-title “Trees and woodland: in
addition to the requirements set out in the Dover
District Local Plan Policy CC8” to read “Trees and
woodland”.

Add the following text to immediately follow the
revised sub-title:

“Policy CC8 (Tree Planting and Protection) of
the adopted Dover District Local Plan requires
the planting of a minimum of two new trees for
each new dwelling. Additionally, this Policy
requires:”.

Clause ii. — amend the word “complimentary” to
read “complementary”.

Conformity Reference

Add DDLP Policy NE2 to the conformity reference
at the foot of the policy text.

Accept the
Examiner’'s
recommendation
and reasons

PM9

Page 41

Policy L9 — Local Green Space

Amend policy title to read “Local Green Spaces”.
Amend opening sentence of policy text to read:
“The following eight sites are designated as
Local Green Spaces, as shown on Figure 9 and
at Appendix C:”

Amend the second sentence of policy text to read:

Accept the
Examiner’'s
recommendation
and reasons




‘Development proposals within the designated
Local Green Spaces will be consistent with
national policy for Green Belt.”

PM10

Page 43

Policy L10 — Protection of Locally Significant Views

Delete existing policy text in full and replace with:

“The following views within the Plan area,

which are shown on Figure 10 and described in

detail at Appendix D, are defined as Locally

Significant Views:

V1 - Long distance view to Pegwell Bay

V2 - Sweeping view towards Pineham

V3 - Long distance view towards the coast

V4 - Iconic view towards East Langdon village

V5 - View south from high point towards the
Kent Downs

V6 - East Langdon village historic streetscape

V7 - Rural view from public footpath ER44
looking south-east towards the White
Cliffs coast

Proposals for new development that fall within,
or partly within, the shaded arcs of the seven
views as shown on Figure 10 should be
designed in a way that demonstrates how they
have taken full account of the defined Locally
Significant Views, in the layout, design and
landscaping of the development site in order to
mitigate any adverse impacts upon those
views. Development proposals which fail to
mitigate any such impacts will not be
supported.”

Accept the
Examiner’s
recommendation
and reasons

PM11

Page 45

Policy L11 — Dark Skies

Insert additional final sentence of policy text to read
as follows:

‘Development proposals should also take
account of the relevant guidance on light
pollution published by the Institution of
Lighting Professionals (ILP).”

Accept the
Examiner’'s
recommendation
and reasons

PM12

Page 47

Policy L12 — Improving Walking, Cycling and
Equestrian Opportunities

Part E

Add new opening sentences to read as follows:
“The rural lanes within the Plan area are an
important part of the landscape character of the
area. Many of the lanes are hedge-lined and
narrow with infrequent passing points.”
Re-number policy to become Policy L13.

Accept the
Examiner’'s
recommendation
and reasons




PM13 Page 52 Policy L13 — Important Community and Education | Accept the
Facilities Examiner’'s
Part A recommendation
Amend the text to read as follows: and reasons
“The sites listed in Table 5 and shown on
Figure 15 are identified as important
community facilities to be retained, enhanced
or developed in accordance with the
corresponding description to ensure a range of
quality, accessible and safe facilities that meet
the diverse needs of the community.”
Re-number policy to become Policy L14.

PM14 To be Insert new sub-heading “Sustainable Drainage Accept the

confirmed | Solutions within Groundwater Source Examiner’'s

Protection Zones” within Section 8 of the draft recommendation

Plan, to follow paragraph 8.30.

Insert new Policy L12: Groundwater Source
Protection Zones - as follows:

Policy L12: Groundwater Source Protection
Zones

A. Development proposals within the
Groundwater Source Protection Zones, as
shown on Figure 12 should provide an
appropriate site investigation, hydrological
risk assessment and (where relevant) a
contamination risk assessment. This should
have regard to Southern Water’s Guidance
to protect drinking water quality in addition
to The Environment Agency’s approach to
groundwater protection guidance (as
updated).

B. Development proposals within the
Groundwater Source Protection zone, as
shown in Figure 12, will only be supported if
any risk of contamination can be adequately
mitigated. @ The following mitigation
measures should generally be incorporated
into development proposals to ensure that
there is no potential adverse impact on, or
risk of contamination to, groundwater
sources:

i. Development is required to be connected to
a foul sewer unless proven not to be
feasible. Other foul drainage solutions (such
as package treatment plants or modern

and reasons




sealed cesspools) will only be permitted if a
statement justifying the approach s
submitted with the application. The Council
must be satisfied that these systems will
have sufficient capacity, that responsibility
for maintenance and management is clear,
and protections are in place to prevent
pollutants from entering groundwater;

ii. For surface water run-off, sustainable
drainage systems (SuDS) should be
provided which are appropriately designed
in terms of protecting natural drainage
routes, the landscape character and
biodiversity of the location. Infiltration
SuDS should ideally be provided in the form
of Nature Based Solutions, subject to
relevant risk assessments that consider the
hydrogeological sensitivity of the area, as
well as potential sources of contamination
and the types of pollutants likely to be
discharged. Developers should provide
evidence of having consulted the statutory
water company responsible for the SPZ, to
confirm the proposed SuDS design is
appropriate for this sensitive
hydrogeological location.

iii. Any development or alterations on land
known or suspected to have potentially
contaminative current or past uses should
be fully evaluated, if necessary, by intrusive
investigations, and be appropriately
addressed prior to the commencement of
the development.”

Add the following supporting text to follow the
policy:
“Justification

8.31 The Environment Agency defines
Groundwater Source Protection Zones
(SPZs) in the vicinity of groundwater
sources from which public drinking water
supplies are drawn. The purpose of SPZs
is to provide additional protection to
safeguard drinking water quality through




constraining the proximity of an activity
that may impact on drinking water.

8.32 There are three main SPZs (1-3), which

are categorised by different groundwater

travel times for how long it is predicted for
a contaminant to reach a groundwater
abstraction. The SPZ1 area has a 50 day or less
travel time to the groundwater abstraction, the
SPZ2 has a 400 day or less travel time to the
groundwater abstraction and SPZ3 represents
the total catchment for the groundwater
abstraction.

8.33 Much of Langdon Parish overlies an area
identified as SPZ1 and 2 (Figure 12).

8.34 As drinking water standards are more
stringent than the environmental standards
more often referred to in Sustainable drainage
solutions (SuDS) guidance for the protection of
groundwater, in addition to The Environment
Agency’s approach to groundwater protection
guidance, Southern Water has developed
additional guidance for SuDS within SPZs.
This additional guidance explains when
developers will be asked to provide a full
hydrogeological risk assessment of the site
to inform their SuDS design proposals. It
should inform all development proposals within
the SPZ.

8.35 It is also important that householders

and other landowners in the Parish are vigilant
about the risks of contamination, for instance
from domestic heating oil and chemicals”.

Insert new Figure 12 as below:




Figure 12: Groundwater Source Protection Zone 1
and Zone 2 in Langdon Parish
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Re-number existing Figures 12-19 to be Figures
13-20.

PM15 Page 70 | Appendix A — Langdon Design Guidance and Accept the
Codes Examiner’'s
Incorporate in full the amendments that are set out | recommendation
at Pages 5-12 of the Parish Council’s response and reasons
document dated 25 September 2025 into the
content of the Langdon Design Guidance and
Codes document, and provide an information
statement between Pages 2 and 3 of the document
indicating where the updates and amendments
have been made. Also include the necessary
reference at Page 71 to the Southern Water
guidance and new Policy L12.

PM16 Page 71 Appendix B — Non-Designated Heritage Assets Accept the
Delete the existing content of Appendix B in full, Examiner’'s
and replace with the full content of Pages 15-26 of | recommendation
the Parish Council’s response document dated 25 | and reasons
September 2025 (including all photographs and the
drawing on Page 20).

PM17 Page 77 | Appendix C — Local Green Spaces Accept the
Add the following text before the existing text of Examiner’'s
this Appendix: recommendation
“This Appendix contains the assessments of and reasons
each of the designated Local Green Spaces
(LGS1-LGSS8), including a larger scale map of
each site, and should be read alongside Policy
L9 and Figure 9 in the Plan.”

PM18 Page 95 | Appendix D — Locally Significant Views Accept the
Add the following text before the existing text of Examiner’'s

this Appendix.




“This Appendix contains further information recommendation
and photographs for each of the defined and reasons
Locally Significant Views (Views V1-V7) and
should be read alongside Policy L10 and Figure
10 in the Plan.”




