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Main Findings - Executive Summary 
 

From my examination of the Langdon Neighbourhood Plan (the Plan) and its 

supporting documentation including the representations made, I have 
concluded that subject to the modifications set out in the Appendix to this 

report, the Plan meets the Basic Conditions. 
 
I have also concluded that: 

- the Plan has been prepared and submitted for examination by a 
qualifying body – the Langdon Parish Council; 

- the Plan has been prepared for an area properly designated – the 
Neighbourhood Plan Area, the boundary of which is identified on the 
map at Page 5 of the Plan; 

- the Plan specifies the period to which it is to take effect – from 2023 
to 2040; and,  

- the policies relate to the development and use of land for a designated 
neighbourhood plan area. 

 

I recommend that the Plan, once modified, proceeds to referendum on the 
basis that it has met all the relevant legal requirements.  

 
I have considered whether the referendum area should extend beyond the 
designated area to which the Plan relates and have concluded that it should 

not.   

 

1. Introduction and Background  
  

Langdon Neighbourhood Plan 2023-2040 

 
1.1 The Parish of Langdon is within Dover district in Kent, approximately 5.5 

kilometres north-east of Dover and to the south-west of Deal.  The Parish 

contains four settlements, being the villages of East Langdon and West 
Langdon and the hamlets of Martin and Martin Mill.  East Langdon is the 

largest of these settlements, and contains most of the community facilities 
including Langdon Primary School, the Parish Hall, St. Augustine’s Church, 
a Sub-Post Office (within the Parish Hall), a Recreation Ground with 

children’s play areas and grassed areas for informal and formal recreation.  
Facilities at West Langdon include St. Mary the Virgin Church and a Village 

Hall.  The Lantern Public House at Martin is the last remaining public 
house in the Parish, and was listed by the District Council as an Asset of 
Community Value in March 2023.  The Grapevine Café and Shop at the 

Hawthorn Campsite & Holiday Park at Martin Mill is now the only 
remaining local shop, following the closure of a village shop in East 

Langdon and a butcher’s shop at Martin Mill.   
 
1.2 At the 2021 Census, the Parish population was 610 persons in 260 

households.  20.9% of the population were aged under 20 years and 27% 
were aged over 65 years. 58.5% of the population were economically 
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active. 83.1% of residents lived in privately-owned dwellings, with 16.9% 
living in social (5%) and privately rented (11.9%) accommodation.  

 
1.3 The Parish is not directly served by A-Class roads, but the A2, A256 and 

A258 all pass close to the Parish. The road network within the Parish is 
characterised by narrow rural lanes, some sunken, with vegetated verges. 
There is a railway station at Martin Mill, just north of East Langdon, which 

provides links to local towns, including Dover, Folkestone, Deal and 
Ramsgate, a regular service to London (Charing Cross) and a direct 

highspeed (HS1) connection into London St Pancras.  There is one local 
bus service, which links East Langdon, Martin and Martin Mill with Deal 
and Dover.  

 
1.4     The Parish is largely rural in character, with predominantly open  

          undulating arable farmland and areas of woodland. The underlying  
          geology is chalk which extends across the Parish to the famous White  
          Cliffs of Dover which lie to the south-east.         

 
1.5     There are three Scheduled Ancient Monuments within the Parish, all  

          located near West Langdon, together with a number of Grade II* and  
          Grade II listed buildings, the majority of which are within the settlements  

          of East Langdon, West Langdon and Martin. There are two designated  
          Conservation Areas which cover the historic core of East Langdon and the  
          centre of Martin.  

 
1.6     Within the adopted District Local Plan to 2040, there is one site allocation  

          in East Langdon for approximately 40 new dwellings (Policy SAP46 – Land 
          adjacent to Langdon Court Bungalow), which is identified on the Policies  
          Map (Figure 16) in the draft Plan.  In the Local Plan, East Langdon is  

          classified as a Larger Village, with limited services for residents and  
          where windfall development would be acceptable in principle within or  

          adjoining the settlement boundary.  The settlements of Martin and Martin  
          Mill are within the settlement category of Smaller Villages and Hamlets  
          where windfall infill development would be acceptable in principle, and  

          each has a defined settlement boundary. West Langdon is within the  
          same category but does not have a settlement boundary. 

          
1.7     The Parish is within the Ripple Local Landscape Character Area (LLCA),  
          just to the north-west of the Kent Downs National Landscape.  

          Characteristics of the landscape include open arable farmland and long  
          parallel valleys set out in a regular pattern.  There are two areas of  

          Ancient Woodland at Cane Wood and Giffords Covert.  Cane Wood is also  
          a designated Local Wildlife Site.  The Parish contains a number of Public 
          Rights of Way which are also provide important wildlife corridors.  These   

          are shown on Figure 8 in the draft Plan together with other environmental  
          designations.   

 
         
 

 



Intelligent Plans and Examinations (IPE) Ltd, 3 Princes Street, Bath BA1 1HL  

Registered in England and Wales. Company Reg. No. 10100118. VAT Reg. No. 237 7641 84 

6 
 

The Independent Examiner 
  

1.8    As the Plan has now reached the examination stage, I have been  
         appointed as the examiner of the Plan by Dover District Council (the  

         District Council), with the agreement of Langdon Parish Council (the Parish  
         Council).   
 

1.9    I am a chartered town planner, with over 50 years of experience in   
         planning. I have worked in both the public and private sectors and have  

         experience of examining both local plans and neighbourhood plans. I have  
         also served on a Government working group considering measures to 
         improve the local plan system and undertaken peer reviews on behalf of  

         the Planning Advisory Service. I therefore have the appropriate  
         qualifications and experience to carry out this independent examination. 

1.10   I am independent of the Qualifying Body and the Local Authority and do  

         not have an interest in any of the land that may be affected by the draft  
         Plan.  

 

The Scope of the Examination 
 
1.11   As the independent examiner, I am required to produce this report and  

          recommend either: 

 (a) that the neighbourhood plan is submitted to a referendum without 
changes; or 

 (b) that modifications are made and that the modified neighbourhood 

plan is submitted to a referendum; or 

 (c) that the neighbourhood plan does not proceed to a referendum on 
the basis that it does not meet the necessary legal requirements.  

 
1.12   The scope of the examination is set out in Paragraph 8(1) of Schedule 4B  
          to the Town and Country Planning Act 1990 (as amended) (‘the 1990  

          Act’). The examiner must consider:  

• Whether the plan meets the Basic Conditions. 

 
• Whether the plan complies with provisions under s.38A and s.38B of 

the Planning and Compulsory Purchase Act 2004 (as amended) (‘the 
2004 Act’). These are: 

-  it has been prepared and submitted for examination by a 
qualifying body, for an area that has been properly designated 

by the local planning authority; 

- it sets out policies in relation to the development and use of 
land;  

- it specifies the period during which it has effect; 
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- it does not include provisions and policies for “excluded 
development”; and 

 
- it is the only neighbourhood plan for the area and does not 

relate to land outside the designated neighbourhood area. 
 

• Whether the referendum boundary should be extended beyond the 

designated area, should the plan proceed to referendum.  
 

• Such matters as prescribed in the Neighbourhood Planning 
(General) Regulations 2012 (as amended) (‘the 2012 Regulations’). 
 

1.13   I have considered only matters that fall within Paragraph 8(1) of  
Schedule 4B to the 1990 Act, with one exception. That is the requirement 

that the Plan is compatible with the Human Rights Convention.  
 

The Basic Conditions 

 
1.14  The ‘Basic Conditions’ are set out in Paragraph 8(2) of Schedule 4B to the  
         1990 Act. In order to meet the Basic Conditions, the neighbourhood plan  

         must: 

- have regard to national policies and advice contained in guidance 
issued by the Secretary of State; 

 
- contribute to the achievement of sustainable development; 

 

- be in general conformity with the strategic policies of the 
development plan for the area;  

 
- be compatible with and not breach European Union (EU) obligations 

(under retained EU law)1; and 

 
- meet prescribed conditions and comply with prescribed matters. 

 
1.15  Regulation 32 of the 2012 Regulations prescribes a further Basic Condition  

         for a neighbourhood plan. This requires that the making of the  
         Neighbourhood Plan does not breach the requirements of Chapter 8 of Part  
         6 of the Conservation of Habitats and Species Regulations 2017.2   

 

 

 

 

 

 
1 The existing body of environmental regulation is retained in UK law. 
2 This revised Basic Condition came into force on 28 December 2018 through the 

Conservation of Habitats and Species and Planning (Various Amendments) (England and 

Wales) Regulations 2018. 
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2. Approach to the Examination 
 

Planning Policy Context 
 
2.1    At the date of this examination, the adopted Development Plan for this 

part of the Dover District Council area, not including documents relating to 
excluded minerals and waste development, comprises the Dover District 

Local Plan to 2040, adopted on 16 October 2024.    
 
2.2 The Plan area is also covered by the Kent Minerals and Waste Local Plan 

2024-2039 (adopted March 2025) and its accompanying Mineral Sites Plan 
(adopted September 2020). 

 
2.3    Due to the recent adoption of the Local Plan, and that more than 80% of 

the new Standard Methodology district housing need is being met by the 

Local Plan, the District Council’s Local Development Scheme (LDS) 
(published March 2025) states that the District Council has no current 

plans to commence a Local Plan Review during the period 2025-2027 that 
is covered by the LDS. The timing of a formal Review to determine if the 
Local Plan needs updating will be considered as part of the District 

Council’s monitoring work that is carried out through the Authority 
Monitoring Report (AMR).   

 
2.4    The Basic Conditions Statement (at pages 18-22) provides a full 

assessment of how each of the policies proposed in the Plan are in general 
conformity with the relevant strategic policies in the adopted Local Plan 
documents.   

 
2.5 Planning policy for England is set out principally in the National Planning 

Policy Framework (NPPF) and is accompanied by the Planning Practice 
Guidance (PPG) which offers guidance on how this policy should be 
implemented. All references in this report are to the latest iteration of the 

NPPF dated December 2024 and the accompanying PPG. 
 

Submitted Documents 
 
2.6 I have considered all policy, guidance and other reference documents I 

consider relevant to the examination, including those submitted which 

comprise:  

• the draft Langdon Neighbourhood Plan 2023-2040 Submission 

Version (May 2025) and its Appendices;  
• the Strategic Environmental Assessment (SEA) Screening Report 

and the Habitats Regulations Assessment (HRA) Screening Report 

and Determination (September 2024); 
• the Basic Conditions Statement (May 2025); 

• the Consultation Statement (May 2025); 
• the Langdon Design Guidance and Codes – Parts 1-5 (AECOM) 

(April 2024) (which comprises Appendix A to the submission Plan); 
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• all the representations that have been made in accordance with the 
Regulation 16 consultation; and 

• the request for additional clarification sought in my letter of 28 
August 2025 to the District Council and the Parish Council and the 

Parish Council’s response dated 25 September 2025.3   
 

Supporting Documents 

 
2.7 I have also considered the various supporting documents to the 

submission Plan, including: 

• Langdon Housing Needs Survey (The Rural and Community Housing 
Enabling Service) (April 2024); and 

• Langdon Housing Needs Assessment (AECOM) (March 2024).4 
 

Examiner Questions 
 

2.8 Following my appointment as the independent examiner and my initial 

review of the draft Plan, its supporting documents and representations 
made at the Regulation 16 stage, I wrote to the District Council and the 
Parish Council on 28 August 2025 seeking further clarification and 

information on two matters contained in the submission Plan, as follows: 

1. With regard to groundwater Source Protection Zones (SPZs), I noted that 

    representations submitted at the Regulation 16 consultation stage by  
             Southern Water state that much of Langdon Parish overlies sensitive  
             SPZs, from which public drinking water supplies are drawn.  Southern 

             Water requested that the Neighbourhood Plan should include reference 
             to Southern Water’s ‘SuDS within SPZ guidance’ which, inter alia,  

             requires a full hydrogeological risk assessment of development sites to  
             inform SuDS design proposals.  

             Southern Water also stated that this representation repeats a previous  

             representation made at the Regulation 14 consultation stage, which was 
             not the subject of any subsequent amendments to the draft Plan by the  

             Qualifying Body, apart from an amendment to Policy L3 (Character and  
             Design of Development) and not to any matters relating to the SPZs. I 
             noted that the adopted Dover District Local Plan to 2040 does contain  

             Policy NE5 (Water Supply and Quality) which addresses SPZs across the  
             district.  However, it does not make reference to Southern Water’s  

             specific guidance.  

             It was my assessment that the Plan should be making appropriate  

             reference to the necessity to protect the SPZs that extend across large  
             parts of Langdon Parish, in order to provide more specific local guidance 
             for Langdon Parish and to assist users of the Plan.  It had been my  

             experience that the necessity to protect groundwater Source Protection  

 
3 View all the documents at: https://preview-

dover.cloud.contensis.com/Planning/Planning-Policy/Neighbourhood-Planning/Langdon-

Neighbourhood-Plan.aspx 
4 See footnote 3 above.  

https://preview-dover.cloud.contensis.com/Planning/Planning-Policy/Neighbourhood-Planning/Langdon-Neighbourhood-Plan.aspx
https://preview-dover.cloud.contensis.com/Planning/Planning-Policy/Neighbourhood-Planning/Langdon-Neighbourhood-Plan.aspx
https://preview-dover.cloud.contensis.com/Planning/Planning-Policy/Neighbourhood-Planning/Langdon-Neighbourhood-Plan.aspx
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             Zones is a significant policy requirement for neighbourhood plans in other  
             parts of Kent, one similar example being the Fawkham Neighbourhood  

             Plan.  Although Southern Water only sought appropriate references to  
             their guidance, I did not view it as inappropriate that the matter could  

             be addressed by an additional policy in the Plan. I therefore invited the 
             Qualifying Body to provide me with a note advising how they would wish  
             to amend the draft Plan in order to take account of the matters that I  

             had raised, including any draft additional text and/or amendments which  
             I may consider as a potential modification to the draft Plan. 

             I further commented that the Qualifying Body should note that  
             Southern Water had also sought a similar amendment to the ‘Langdon  
             Design Guidance and Codes’ Final Report (AECOM) (April 2024) at Page 

             71, which constitutes Appendix A to the submission draft Plan. It may  
             be necessary to add an Addendum note to that Appendix and, if that is 

             the case, the Qualifying Body may also wish to take account of the  
             comments and suggestions concerning the Design Guidance  
             and Codes report that had been made at Pages 7-10 of the District  

             Council’s Regulation 16 representations on the draft Plan.  
 

2.    I noted that Policy L6 (Part A) in the draft Plan proposes the designation    
       of six buildings and structures as Non-Designated Heritage Assets 

(NDHA), details of which are set out at Appendix B. The District Council 
had commented that “It is the Council’s view that the text does not 
provide robust evidence why these should be considered NDHA”.  On 

my initial assessment of the draft Plan, I shared the District Council’s 
view and I considered that rather more historical evidence is desirable.  

       In particular, I wished to know when the Pearson Railway Bridge was  
       demolished, and whether there are any other extant remains of that  
       railway line that are evident within the Parish, and also whether the two  

       K6 telephone kiosks were in situ at their current locations before their  
       purchase by the Parish Council in 2009.  I confirmed that I would visit  

       each of the proposed NDHAs during the course of my site visit to the 
Plan area.  I therefore invited the Qualifying Body to provide me with a 
note setting out any further historical evidence/justification that is 

available regarding the proposed NDHAs, and any additional draft text 
that can be added to the information presently set out at Pages 71-76 

in the draft Plan, that I may consider as a potential modification to the 
draft Plan.    

 

2.9    The Parish Council provided me with responses to the two questions listed 
above on 25 September 2025.  I have taken full account of the additional 

information contained in these responses and subsequent correspondence 
as part of my assessment of the draft Plan, alongside the documents 
listed at paragraphs 2.6 and 2.7 above.  

 
2.10 To avoid unnecessary repetition in subsequent sections of this report, I 

refer to the questions and to the responses from the Parish Council by 
their relevant number, e.g. Question 1. Readers should refer to paragraph 
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2.8 above and to the response document from the Parish Council for the 
full text of questions and responses.5 

 

Site Visit 
 
2.11  I made an unaccompanied site visit to the Neighbourhood Plan Area on 15 

September 2025 to familiarise myself with it and visit relevant sites and 
areas referenced in the Plan, evidential documents and representations.  

 

Written Representations with or without Public Hearing 
 
2.12  This examination has been dealt with by written representations.  I 

considered hearing sessions to be unnecessary as the consultation 
responses clearly articulated the objections and comments regarding the 

Plan and presented arguments for and against the Plan’s suitability to 
proceed to a referendum.  I am satisfied that the material supplied is 
sufficiently comprehensive for me to be able to deal with the matters 

raised under the written representations procedure, and that there was 
not a requirement to convene a public hearing as part of this examination. 

 

Modifications 
 

2.13 Where necessary, I have recommended modifications to the Plan (PMs) in 
this report in order that it meets the Basic Conditions and other legal 
requirements.  For ease of reference, I have listed these modifications in 

full in the Appendix. 
 

 

3. Procedural Compliance and Human Rights 
  

Qualifying Body and Neighbourhood Plan Area 
 

3.1 The Plan has been prepared and submitted for examination by Langdon 
Parish Council, which is a qualifying body. An application to Dover District 

Council for the Parish Council area to be designated a neighbourhood 
planning area was approved by the District Council on 20 October 2020. 
The designated Langdon Parish Neighbourhood Area is shown on the map 

contained at Page 5 in the draft Plan.    
 

3.2  It is the only Neighbourhood Plan for Langdon and does not relate to land 
outside the designated Neighbourhood Plan Area.  

 

  

 
5 View here: https://preview-dover.cloud.contensis.com/Planning/Planning-

Policy/Neighbourhood-Planning/Langdon-Neighbourhood-Plan.aspx 

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

3.3  The Plan specifies (on the front cover and within the document) the period 
to which it is to take effect, which is between 2023 and 2040. This aligns 

with the end date of the adopted Dover District Local Plan to 2040.  
 

Neighbourhood Plan Preparation and Consultation 

 
3.4   The Plan has been prepared in response to the Localism Act 2011. The 

Consultation Statement and its Appendices A-D contains a record of the 

principal consultation activities that took place.  Initial work was 
undertaken towards the end of 2020, with the formation of a 

Neighbourhood Plan Steering Committee comprising four members of the 
community and three Parish Councillors.  However, further work was then 
delayed by the Covid-19 pandemic, and the project did not resume until 

2022. 
 

3.5  During 2022, consultants were engaged to support the preparation of the 
Plan, with a presentation to the Annual Parish Meeting in April 2022.  This 
was followed by a Community Survey in October 2022, which was 

delivered to every household in the Parish.  Approximately 70 responses 
were received.  On 23 February 2023, a Visioning Workshop was held at 

the Parish Hall, being attended by approximately 30 residents.   The 
workshop led to the Plan’s Vision and five Objectives being identified. 

 

3.6     In June 2023, a Policy Options Workshop was held at East Langdon Parish 
Hall, following which the Steering Committee then spent some months 

developing draft policies for the Plan. During this time, the Plan’s principal 
supporting reports, comprising the Langdon Housing Needs Survey, the 
Langdon Housing Needs Assessment and the Langdon Design Guidance 

and Codes were completed.  This enabled the draft Plan to be prepared, 
which was sent to the District Council in July 2024 for SEA and HRA 

Screening. The SEA and HRA Screening Reports were issued to the Parish 
Council in September 2024 confirming that the draft Plan would be 
unlikely to have any significant environmental impacts. 

 
3.7     The pre-submission (Regulation 14) consultation on the draft Plan took 

place between 6 January and 17 February 2025.  A variety of methods 
were used to communicate with the community and stakeholders during 
the consultation period, including a consultation leaflet delivered to every 

household; the use of social media outlets; two drop-in sessions in East 
Langdon Parish Hall; banners and posters across the Plan area; and direct 

mailing to statutory consultees.  In addition, the owners of the proposed 
Local Green Spaces (LGS) and the proposed Non-Designated Heritage 

Assets (NDHAs) were consulted directly.  A full list of all consultees is at 
Appendix C to the Consultation Statement, and the list of respondents is 
at paragraph 2.34 in the Consultation Statement.     

 
3.8  Following the Regulation 14 consultation, the Steering Committee 

considered the responses in detail, and made any amendments it 
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considered necessary to the draft Plan.  This stage in the Plan’s 
preparation is fully recorded at Appendix D to the Consultation Statement.  

A total of 52 comments were made by respondents on the draft Plan, as 
set out at Appendix D.  

 
3.9  Subsequent to the changes being incorporated into the draft, and the 

approval of the Parish Council at its meeting held on 19 May 2025, the 

Plan and its supporting documents were formally submitted to Dover 
District Council in May 2025. The Plan was subject to further consultation 

from 23 June to 4 August 2025 under Regulation 16 and I take account of 
the six responses then received in writing this report, as well as the 
Consultation Statement.   

 
3.10   I am satisfied that the Plan has been prepared with an appropriate level of 

consultation with residents and stakeholders within the Neighbourhood 
Plan Area at the key stages during its preparation. The consultation 
process has been open and transparent, has met the legal requirements 

for procedural compliance and has had regard to the guidance in the PPG 
on plan preparation and engagement. 

 

Development and Use of Land  
 

3.11  The Plan sets out policies in relation to the development and use of land in 
accordance with s.38A of the 2004 Act.   

 

Excluded Development 
 
3.12  The Plan does not include any provisions and policies for ‘excluded 

development’.6     
 

Human Rights 

 
3.13  The Plan must have regard to the fundamental rights and freedoms 

guaranteed under the European Convention on Human Rights and that it 

complies with the Human Rights Act 1998.  From my assessment of the 
draft Plan, its accompanying supporting evidence and the consultation 

responses that were made to the Plan at the Regulations 14 and 16 
stages, I am satisfied that none of the Objectives and Policies in the Plan 
will have a negative impact on groups with protected characteristics. Many 

will have a positive impact.  
 

 

  

 
6 See section 61K of the 1990 Act. 
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4. Compliance with the Basic Conditions  
 

EU Obligations 
 
4.1   The draft Plan was screened for SEA by the District Council in a report 

dated 27 September 2024. The Screening Report confirms that the Plan 
has been assessed against the Schedule 1 criteria contained in the SEA 

Regulations7 for determining the likely significance of the effects on the 
environment.  The Screening Report concludes (at Section 3, page 14) 
that the draft Plan does not allocate sites for development and contains 

policies which would require any development coming forward to protect 
and enhance the environment.  It determines that a full SEA is not 

required at this time. The Environment Agency, Historic England and 
Natural England were consulted on the draft Screening Report during 
August 2024, and they each concluded that the preparation of a SEA is 

not required. From my own consideration of the matter, I too arrive at 
that conclusion.   

 
4.2 The Plan has also been assessed by the District Council in accordance with 

the Habitats Regulations Assessment (HRA) screening tests in order to 

assess its likely effects on sites of European importance.  The District 
Council carried out a screening assessment and concluded (at paragraph 

4.20 of the Screening Report) that an HRA is not required for the draft 
Plan, as it is considered that the draft Plan results in no likely in-

combination effects on European protected sites within 20 kilometres of 
the Plan boundary over and above those already addressed as part of the 
Appropriate Assessment of the emerging (and now adopted) Dover 

District Local Plan. I note that Natural England have not raised any 
concerns regarding that conclusion. From my own consideration of the 

draft Plan, I concur with the District Council’s conclusion. 
 
4.3     On the basis of the information provided and my independent 

consideration of the SEA and HRA Screening Report (September 2024) 
and the Plan, I am satisfied that the Plan is compatible with those EU 

obligations that are relevant as retained in UK law.  
 

Main Assessment 
 

4.4  Having considered whether the Plan complies with various legal and 
procedural requirements, it is now necessary to deal with the question of 

whether it complies with the remaining Basic Conditions (see paragraph 
1.14 of this report), particularly the regard it pays to national policy and 
guidance, the contribution it makes to sustainable development and 

whether it is in general conformity with strategic development plan 
policies.  

 

 
7 The Environmental Assessment of Plans and Programmes Regulations 2004, commonly 

referred to as the ‘SEA Regulations’. 
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4.5 I test the Plan against the Basic Conditions by considering specific issues 
of compliance of the Plan’s 13 policies within Sections 4-10 of the draft 

Plan. These sections cover the seven policy themes of the Plan, which are 
the Spatial Strategy; Housing; Character, Heritage and Design; 

Employment in Langdon; Environment and Green Space; Transport and 
Movement; and Community Facilities.    

 

4.6     I consider that overall, subject to the modifications I will recommend to 
specific policies, that individually and collectively the policies will 

contribute to the achievement of sustainable patterns of development and 
meet the other Basic Conditions. I set out my detailed comments below.   

 

4.7 The Plan is addressing a Plan period from 2023 to 2040.  The Plan seeks 
to introduce policies that will help to achieve the Plan’s Vision and its five 

Objectives.  Within the Plan, each policy is referenced for its conformity 
with national policy as set out in the NPPF, the relevant Local Plan policies 
and the Plan’s Objectives.    

 
4.8 The NPPF states (at paragraph 30) that “Neighbourhood planning gives 

communities the power to develop a shared vision for their area.     
Neighbourhood plans can shape, direct and help to deliver sustainable        

development, by influencing local planning decisions as part of the 
statutory development plan” and that “Neighbourhood plans should not 
promote less development than set out in the strategic policies for the 

area, or undermine those strategic policies”.  The NPPF (at paragraph 11) 
also sets out the presumption in favour of sustainable development. It 

goes on to state (at paragraph 13) that neighbourhood plans should 
support the delivery of strategic policies contained in local plans; and 
should shape and direct development that is outside of these strategic 

policies.  
 

4.9  The Vision for Langdon Parish to 2040 and the Plan’s Objectives are set 
out in Section 3 of the draft Plan. The Planning Policies are set out in 
Sections 4-10, whilst Sections 11-16 address Implementation and Review, 

Infrastructure Improvements and Provision, Non-Policy Actions, Policies 
Maps, a Glossary and a List of Evidence Documents respectively. 

 
4.10   I am satisfied that the key issues arising from the NPPF and the strategic 

policies in the adopted Local Plan for Dover district, as they affect Langdon 

Parish, are appropriately referenced within the draft Plan and more fully in 
the Basic Conditions Statement (at pages 6-13 and 18-22).    

 
4.11 However, there are a number of detailed matters which require 

amendment to ensure that the policies have the necessary regard to 

national policy and are in general conformity with the strategic policies of 
the adopted Local Plan.  Accordingly, I recommend modifications in this 

report in order to address these matters.  
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A Vision for Langdon Parish  
 

4.12 Section 3 of the draft Plan contains the Vision for the Neighbourhood Plan 
and its five Objectives. The Vision of the Plan is as follows: 

“Langdon in 2040 will have retained and, where possible, enhanced its 
important cultural, heritage and community facilities, including a thriving 
school, café, pub and a shop. All four villages will have kept their 

individual identities and sense of separation, but will be linked by a 
network of safe pedestrian, cycle and horse-riding routes, including to the 

railway station. New houses will blend with the existing character of the 
area. Wildlife, landscapes and dark skies will be protected and enhanced, 
and rural and agricultural enterprises will flourish. Langdon will be green, 

rural and accessible. Where possible, we will have worked with partners to 
enable well maintained roads and verges, speed restrictions (20 mph), 

good pavements, public transport and clean air.” 
 
4.13 The Objectives of the Plan are as follows: 

         “Objective 1: Sustainable development and housing 

New homes are well-designed and directed to the most sustainable 

locations. They will meet the needs of the local community and allow 
growth and adaptation to serve all phases of life, promoting health and 

wellbeing. Opportunities for local employment are supported, including 
homeworking. 

  

         Objective 2: High quality design 

The individual identities of the four settlements and their sense of 

separation from each other within the countryside is maintained. New 
homes and businesses will blend with the existing character of the area. 
The architecture uses passive energy and low carbon building materials 

and there is increased biodiversity and reduced carbon emissions for 
existing and proposed development. 

 
Objective 3: Protecting the natural and built/historic environment  

The natural environment is protected and celebrated. Green spaces that 

are important to the community are safeguarded and opportunities for         
biodiversity improvements are sought. There is a network of ecological           

corridors that connect through the villages and to the wider countryside.           
Communal space for a wide range of active and passive recreation, for all           
ages. The value of the parish’s dark skies is recognised. The parish’s 

heritage assets are protected, conserved and celebrated.  
 

Objective 4: Safe and active travel 

Opportunities to encourage walking, cycling and equestrian are optimised 
to encourage active travel for local journeys. There is the infrastructure to           

support electric cars with fewer miles travelled by vehicle. 
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         Objective 5: Connected and supported communities 

The existing amenities in the parish are safeguarded and, where 

necessary improved and expanded, to serve all needs – for health, social 
and wellbeing, local food production, education, culture, retail, sport and 

recreation. They are inclusive spaces that connect and bring people 
together linked to active travel and green spaces.”.   

 

4.14 From everything that I have considered and assessed as part of this 
examination, I consider that the Plan’s strategy and its Vision and 

Objectives are appropriate for the Parish of Langdon in the context of 
national policies and the strategic policies of the current adopted Local 
Plan for Dover district.  

 

The Planning Policy Context 
      

4.15 The draft Plan has been prepared in the context of national policy to 
contribute to the achievement of sustainable development, and this is also 

recognised in the Plan’s Spatial Strategy.  It is more fully addressed in the 
Basic Conditions Statement (at pages 14-17).          

 

4.16 I turn now to consider the draft Policies in the Plan, under each of the 
seven themes listed at paragraph 4.5 above  

 

Spatial Strategy 
 
4.17 Section 4 of the draft Plan addresses the Plan’s Spatial Strategy.  This 

theme contains one policy (Policy L1), and it notes that the strategy seeks 
to ensure that any development is directed to the most appropriate, 

sustainable locations, where there is easy access to the main village 
services and facilities. This will help to protect the wider landscape of the 
Parish and safeguard against the coalescence of the individual 

settlements. Policy L1 does not seek to repeat Policy SP4 of the adopted 
Local Plan, rather it adds additional local detail.    

 
4.18 Policy L1 (Location of Development) is in three parts and states that:     

         “A. Development proposals outside/not adjacent to the settlement 
confines (as shown in Figure 4) will be strictly controlled in the interests of 
conserving the setting of the Kent Downs National Landscape and will only 

be supported where it complies with Policy SP4 of the Dover District Local 
Plan to 2040 (2024) and: 

      i. it does not individually or cumulatively result in physical and/or 
visual coalescence and loss of separate identity of the individual 
communities that make up Langdon parish, in particular 

coalescence between East Langdon, Martin and Martin Mill; and  
         ii. it maintains and, where possible, enhances the natural and                  

built appearance and character of the area; and 
         iii.  where appropriate, bring redundant or vacant agricultural/ farm 

buildings and/or heritage assets back into viable use consistent with 
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their conservation in a manner that does not cause harm in terms 
of additional traffic; and                        

iv. it is capable of connecting to the primary movement network                          
hierarchy (see Policy L12). 

 
         B. Development proposals which make use of brownfield sites will be              

particularly supported. 

 
         C. Development proposals for "rural exceptions schemes" to provide             

predominantly social housing tailored to meet local needs in the parish,            
supported by appropriate evidence, in accordance with Policy L2 (Meeting 
Local Housing Needs) of the Neighbourhood Plan, and managed in 

perpetuity by a social housing provider.” 
 

4.19   In its representations on the draft Plan, the District Council has suggested 
a number of amendments to the text of this policy for effectiveness and 
consistency with national and local policies.  I concur with the District 

Council’s comments, and recommended modification PM1 sets out the 
necessary amendments. 

 
4.20  With recommended modification PM1, I consider that the draft Plan’s 

theme on the Spatial Strategy and its accompanying policy (Policy L1) is 
in general conformity with the strategic policies of the adopted Dover 
District Local Plan to 2040, has regard to national guidance, would 

contribute to the achievement of sustainable development and so would 
meet the Basic Conditions. 

 

Housing 
 
4.21   Section 5 of the draft Plan addresses the policy theme of Housing and 

contains one policy (Policy L2).        
 

4.22 Policy L2 (Meeting Local Housing Needs) is in two parts and states that: 

         “A. Other than in development designed to meet an identified specialist             
housing need, the mix of housing sizes, types, tenures, and affordability in 

proposed development should, in so far as is reasonably practicable and 
subject to viability, assist in meeting needs identified in the most recently 

available Langdon Housing Needs Assessment. As appropriate to their 
scale, nature, and location, development proposals for residential use 
should respond positively to the following principles: 

                  i. the delivery of dwellings with three or fewer bedrooms, including 
dwellings arranged over one floor. 

ii. proposals that enable greater affordability uplifts and which 
prioritise those with a local connection to Langdon parish (see 

Glossary) when it comes to allocating housing (such as the use of 
First Homes or Social Rent). Development proposals able to provide 
up to 50% to the discounts provided on the First Homes element of 

the development to assist single occupants on median and lower 
quartile income, will be particularly supported. Where such an uplift 
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is demonstrated to be unviable, proposals should provide at least a 
30% discount, in accordance with Dover Local Plan Policy SP5.  

 
         B. Residential development that could reasonably be expected to meet the              

needs of older people (by virtue of its size and location) should 
demonstrate how it has reflected the Housing our Ageing Population Panel 
for Innovation (HAPPI) principles and the guidance contained in the RTPI’s 

“Dementia and town planning: Creating better environments for people 
living with dementia.”  

 
4.23   In my assessment, the content of clause ii. of Part A of the policy text is 

unnecessarily lengthy, as it sets out some of the affordability and viability 

criteria for the development of affordable housing in the Plan area that are 
more appropriately, and more fully, addressed within the policy’s 

supporting justification at paragraph 5.6.  Accordingly, I recommend          
a modification to that part of the policy text, in order to provide clearer 
and more succinct guidance for future users of the Plan.  This amendment 

is addressed by recommended modification PM2.   
        

4.24 With recommended modification PM2, I consider that the draft Plan’s 
theme on Housing and its accompanying policy (Policy L2) is in general 

conformity with the strategic policies of the adopted Dover District Local 
Plan to 2040, has regard to national guidance, would contribute to the 
achievement of sustainable development and so would meet the Basic 

Conditions. 
 

Character, Heritage and Design    
 
4.25   Section 6 of the draft Plan addresses the policy theme of Character, 

Heritage and Design and contains four policies (Policies L3-L6).   

 
4.26   Policy L3 (Character and Design of Development) is in four parts and 

states that: 

         “A. As appropriate to their scale, nature and location, development               
proposals should have a landscape-led and, where relevant, a heritage-led 

approach and demonstrate a high-quality of design which avoids or 
minimises any adverse impacts on the setting of the Kent Downs National 

Landscape.  
 
         B. Proposals should reflect the variety of architectural styles found locally,           

using materials that are in keeping with those used in existing buildings in 
the immediate locality. Innovation in design will be supported where this 

demonstrably enhances the quality of the built form of development and 
way in which it functions.  

 
         C. As appropriate to their scale, nature and location, development 

proposals should demonstrate how they have sought to address the          

following matters: 
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         i. the Langdon Design Guidance and Codes, the Kent Design Guide 
Supplementary Planning Document, the Kent Downs Management 

Plan and the management principles of the Dover District Landscape 
Character Assessment (Landscape Character Area F3 Ripple); and  

ii. make a positive contribution to the visual appearance of the    
 main highway approaches into the Parish villages (East Langdon 
Road, Forge Lane, Waldershare Lane, Ringwould Road, Station 

Road, Solton Lane). Improvements and enhancements should 
include, where appropriate, additional tree planting, the 

enhancement of roadside green spaces (for instance through 
planting), the reduction/consolidation of road signs and other street 
furniture and wider green infrastructure improvements; and  

iii. incorporate soft landscaping, including large canopy trees where 
appropriate, with sufficient root protection areas to ensure growth 

to maturity; and  
iv. promote the use of sustainable transport and active travel 
through adopting a Healthy Streets Approach to street design; and 

v. ensure traffic generation and parking does not adversely affect 
vehicular and pedestrian safety; and 

vi. gives priority to the use of sustainable and multifunctional                       
 sustainable drainage systems (SuDS) unless there is clear evidence 

that this would be inappropriate. 
 
         D. Where development sites abut open countryside, development should              

mitigate any detrimental visual impacts on the countryside, in accordance 
with Dover District Local Plan Policy PM2. This should be achieved 

through: 

 i. the siting of lower density development at the rural boundary of 
the site in order to provide a gradual transition from the built form 

to open countryside;  
ii. the inclusion of meaningful and characteristic landscape                        

buffers to help ensure an appropriate transition from built                        
development to open countryside  
iii. a layout that clearly minimises the visual impact of any larger                       

buildings on both the open countryside and existing village-scape.” 
 

4.27   Part C of the policy is linked to Appendix A in the draft Plan, which 
contains the ‘Langdon Design Guidance and Codes’. This supporting 
document was prepared by AECOM on behalf of the Parish Council in April 
2024 and is an integral part of the Plan, as described at paragraphs 6.1, 

6.8-6.11 and at Figures 5 and 6 in the Plan.  In its representations on the 
draft Plan (at pages 7-10 of the representations), the District Council 

made some extensive comments on the content of the Design Guidance 
and Codes, and I advised the Parish Council that it may wish to consider 

these comments, as part of Question 1 (see paragraph 2.8 above).  In its 
response (at pages 5-12) dated 25 September 2025 to this part of 
Question 1, the Parish Council has proposed a series of actions and 

amendments to take account of the District Council’s comments, in the 
form of revisions to the Design Guidance and Codes.  I have given careful 
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consideration to the proposed actions and amendments and am satisfied 
that they will address the District Council’s concerns. I also understand 

that AECOM, as authors of the ‘Langdon Design Guidance and Codes’, 
have agreed that the amendments can be made by the Parish Council, 

subject to a detail within the document as to where the updates and 
amendments have been made.  On that basis, I do not recommend any 
further amendments to the content of Appendix A.  The agreed actions 

and amendments to Appendix A are addressed separately as 
recommended modification PM15 (see paragraph 4.69 below).   

 
4.28 The District Council has also raised a number of concerns with regard to 

the to the text of this policy and seeks a series of amendments for 

effectiveness and general conformity with national and local policies, 
together with an amendment to the text of paragraph 6.13 in the policy’s 

supporting justification.  In this respect, I agree with the District Council’s 
comments in full, and recommended modification PM3 sets out the 
necessary amendments.   

 
4.29   Policy L4 (Energy Efficiency and Design) is in three parts, and states that: 

         “A. Proposals must incorporate design and environmental performance  
          measures and standards to reduce energy consumption, to reduce carbon 

emissions and climate effects will be supported, subject to compliance 
with other policies in the Dover District Local Plan to 2040.  

 

         B. As appropriate to their scale, nature and location, proposals which  
         incorporate the following sustainable design features will be strongly 

supported, where measures will not have a detrimental impact on 
character, appearance, setting, landscape, and views: 

                    i. Siting and orientation to optimise passive solar gain. 

                   ii. The use of high quality, thermally efficient building materials. 
iii. Installation of energy efficiency measures such as loft and wall 

insulation and double glazing.  
iv. Incorporating on-site energy generation from renewable                      
sources such as solar panels, ground and air source heating                      

and wind generation etc. 
v. Reducing water consumption using water re-use measures                          

including rainwater harvesting, surface water harvesting and/or 
grey water recycling systems. Personal water consumption per day 
for new build should not exceed 110l. Where possible, it should 

seek to reduce to between 100l and 110l. 
vi. Providing low carbon sustainable design and avoid or mitigate all 

regulated emissions using a combination of on-site energy 
efficiency measures (such as insulation and low energy heating 
systems), on-site zero carbon technologies (such as solar panels) 

and, only where necessary, off-site measures to deal with any 
remaining emissions. 

vii. Designing development in a way that will help to reduce                    
overheating in warmer months. 
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         C. Proposals for the retrofitting of buildings, including designated and non- 
         designated heritage assets, to reduce energy demand and to generate             

renewable energy will be supported where they does not cause harm to 
the asset and they safeguard the character, appearance, features, 

interest, and setting of the building concerned and, where relevant (for            
instance within a conservation area) the wider significance of the area.”    

   

4.30 In its representations on the draft Plan, the District Council has suggested 
that Part C of the policy text could be deleted as Policy HE1 in the adopted 

Local Plan addresses matters relating to the retrofitting of energy 
efficiency measures in heritage assets.  Alternatively, if this part of the 
policy is to be retained, the District Council suggests some replacement 

text.  I prefer this latter approach, and accordingly I recommend 
modification PM4 to address the necessary revisions to Part C of the 

policy text.  This modification also includes additional text arising from the 
Parish Council’s response to Question 1 (see paragraph 4.61 below). 

 

4.31 Policy L5 (Renewable and Community Energy) is in two parts and states 
that: 

         “A. Development proposals to generate energy from renewable and low 
          carbon sources at a medium to large scale will be supported where it 

meets the requirements of the adopted Dover District Local Plan to 2040 
policy and where the following criteria are satisfied:  

  i. the applicant can demonstrate that any harm to the local 

landscape and environment will be minimised and, where 
necessary, mitigated. Applicants should use the Kent Downs 

National Landscape Renewable Energy Position Statement, and the 
relevant landscape descriptions contained within the Dover 
Landscape Character Assessment to inform their landscape and 

visual impact assessment; and  
 ii. the applicant can demonstrate that the proposals do not 

adversely affect residential amenity through noise generation or 
overbearing visual impact. Proposals should seek to screen                
installations naturally, taking into account views onto the site from 

within the parish, notably the ridgelines, and panoramic long views 
in elevated areas; and 

 iii. existing rights of way are retained. Where not possible, 
redirection within the site will be considered. Opportunities will be 
sought to enhance access for walking, cycling and equestrianism 

within and across the site to provide linkages to local amenities and 
neighbouring settlements; and 

 iv. there are opportunities provide improvements to the green and 
blue infrastructure network, including demonstrating net gains in 
biodiversity, in accordance with Policy L8; and  

 v. it demonstrates in particular how land beneath or surrounding 
the panels will be managed and how the applicant has avoided land 

with high potential for agriculture (‘Best and Most Versatile Land’). 
Proposals should prioritise low yield agricultural land and rooftops, 
where appropriate.  
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         B. Proposals for individual and community-scale energy from 
         hydroelectricity, solar PV panels, local biomass facilities, anaerobic          

digestion and wood fuel products will be supported subject to the           
following criteria: 

i. the siting and scale of the proposed development is appropriate 
to its setting and position in the wider landscape; and                         
ii. there is suitable road access, and traffic generated is appropriate 

for the rural setting; and  
iii. the proposed development does not create an unacceptable      

impact on the amenity of local residents; and 
iv. the proposed development does not have an unacceptable 
impact on a feature of natural or biodiversity importance.”  

   
4.32 The District Council has commented that clauses i. and v. in Part A of the 

policy text should be amended for the reasons of effectiveness and 
conformity with local policy in the case of clause i. and for consistency 
with national policy in the case of clause v.  I concur with those 

comments, and recommended modification PM5 sets out the necessary 
amendments. 

    
4.33   Policy L6 (Conserving Heritage Assets) is in two parts, with Part A 

addressing Non-Designated Heritage Assets (NDHAs) and Part B 
addressing the two Conservation Areas in the Plan area.  It states that: 

         “Non-designated heritage assets:  

         A. The following buildings and structures as shown on Figure 7 are  
         identified as non-designated heritage assets:  

1. The site of the abandoned Maydensole Colliery and Engine                             
Shed, between East and West Langdon  
2. World War II Pillbox, Martin 

3. Site of Pearson Railway Bridge, East Langdon 
4. Watch Beetle Lane Bridge mid-field near Martin Mill Station  

5. Village Telephone Kiosks, The Street, East Langdon and  
                   West Langdon Village Green  

6. Martin Mill Railway Station, Station Approach, Martin Mill  

         Proposals affecting non-designated heritage assets will be determined 
based on national planning policy. 

         Conservation Areas: 

         B. Development proposals in the East Langdon and Martin Conservation  
         Areas should ensure that alterations and new developments contribute to 

the conservation and enhancement of them and their settings. 
Development proposals should:  

i. be guided by the Langdon Design Guidance and Codes; and                         
ii. be designed to a high quality and conserve and enhance the                            
significant of the conservation areas and their settings; and                         

iii. retain those buildings and other features, including trees and 
hedges, which make a significant contribution to the                            

character of the areas; and 
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iv. protect open spaces and vistas important to the character                              

and setting of the areas.” 

  

4.34 Part A of the policy is linked to Appendix B in the Plan, which contains 
further information regarding each of the six proposed NDHAs. The District 

Council commented that, in its view, the Appendix does not provide robust 
evidence why the six assets should be considered as NDHAs. Upon my 
initial assessment, I also shared that view, and raised the matter as 

Question 2 (see paragraph 2.8 above).  In its response (at pages 15-26) 
dated 25 September 2025 to this question, the Parish Council has 

proposed enhancements to the evidence and information presently 
contained within Appendix B, which I have carefully considered.   

         I am satisfied that on the basis of the revisions and additions to the 

material contained in Appendix B, and from my own observations during 
the course of my site visit, the proposed designation of the six buildings 

and structures listed above as NDHAs in this Plan is suitably evidenced 
and justified, and I make no amendments to that list.  The revisions to 
Appendix B are addressed separately as recommended modification PM16 

(see paragraph 4.69 below). 
           

4.35   The District Council has also made a number of comments regarding the 
text of both Parts A and B in the policy for consistency with both national 

and local policies.  I agree with those comments and recommended 
modification PM6 sets out the necessary amendments.    

 

4.36 With recommended modifications PM3-PM6, I consider that the draft 
Plan’s theme on Character, Heritage and Design and its accompanying 

Policies (Policies L3-L6) is in general conformity with the strategic policies 
of the adopted Dover District Local Plan to 2040, has regard to national 
guidance, would contribute to the achievement of sustainable 

development and so would meet the Basic Conditions. 
 

Employment in Langdon 
 
4.37   Section 7 of the draft Plan addresses the policy theme of Employment in 

Langdon and contains one policy (Policy L7).  

       
4.38 Policy L7 (Supporting Flexible Workspaces and Opportunities for 

Homeworking) states that: 

         “A. In accordance with Policy L1, development proposals to provide  
         working spaces that encourage homeworking, co-working and creative     

small industries, for instance through incubator/start-up business space 
on flexible terms, will be supported through:  

i. the provision of new buildings or conversion of existing                     
buildings; 
ii. enabling extensions and garden offices to facilitate homeworking;  

iii. enabling microbusinesses;  
iv. supporting the diversification of rural businesses, in 

                   accordance with Policy L1; and  
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v. the provision of start-up businesses by enabling low-cost                   
facilities in cooperative clusters. 

         As appropriate to their scale, nature and location, proposals for new 
workspaces should demonstrate the way in which they can be 

incorporated within their immediate locality without generating any 
unacceptable impact on the amenity of residential properties and on the 
capacity and safety of the local highways network.”      

 
4.39 I am satisfied that this policy is appropriately drafted, subject to one 

focused amendment to recognise that there may be unacceptable impacts 
on the amenities (i.e. plural) of residential properties.  This focused  
amendment is addressed by recommended modification PM7. 

 
4.40   With recommended modification PM7, I consider that the draft Plan’s 

theme on Employment in Langdon and its accompanying policy (Policy L7) 
is in general conformity with the strategic policies of the adopted Dover 
District Local Plan to 2040, has regard to national guidance, would 

contribute to the achievement of sustainable development and so would 
meet the Basic Conditions. 

 
Environment and Green Space 

 
4.41   Section 8 of the draft Plan addresses the policy theme of Environment and 

Green Space and contains four policies (Policies L8-L11). 

 
4.42   Policy L8 (The Natural Environment and Biodiversity) is a lengthy policy in  

          seven parts.  It states that: 

          “Biodiversity net gain: 

A. Development proposals should be designed to create, conserve, 

enhance and manage green and blue spaces. They should connect chains 
of green and blue infrastructure, as identified on the Policies Maps, with 

the aim of delivering a measurable biodiversity net gain of 20% (notably 
for major development), where possible, but at a minimum, a net gain of 
at least 10%. Where this is not demonstrated, permission for planning or 

for change should be refused unless other material planning 
considerations demonstrate the need for development.  

 
B. Where biodiversity net gain cannot be delivered on site, it should be          
delivered within the parish where possible. 

 
C. Proposals that seek to improve the connectivity between wildlife areas  

and green spaces will be encouraged to enhance the green infrastructure 
of the neighbourhood area. Proposals that support the enhancement and 
management of identified Biodiversity Opportunity areas will be 

supported. Conversely, proposals which threaten to damage such 
connectivity will be strongly resisted.  
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Landscape and environment:  

D. Development proposals should conserve or enhance the natural       

environment and landscape character of the neighbourhood area.       
Development proposals should be informed by, and where possible       

should seek to deliver the aims of, the Dover Landscape Character       
Assessment (Type F3), incorporating natural features typical of the       
Parish, for instance ponds, hedgerows, and trees.  

 
E. Subject to their scale, nature and location, proposals that respond        

positively to the Building with Nature 12 Standards will be supported.  
 
F. As appropriate to their scale, nature and location, development     

proposals should demonstrate that they have addressed the following     
matters:  

      Trees and woodland: in addition to the requirements set out in the  
     Dover District Local Plan Policy CC8: 

i. there should be no unacceptable loss of, or damage to, existing 

         trees or woodlands during or as a result of development. If notable  
         trees must be removed, they should be replaced with at least two  

         trees of a similar potential size and native species elsewhere on the  
         site, unless this is clearly not possible. 

ii. all priority habitats and mature trees must have a minimum 
buffer of complimentary habitat of 10m, and more if required (for 
instance ancient woodland or veteran trees require a minimum 

buffer of 15m). 
iii. appropriate management measures will be required to be  

         implemented to protect newly planted and existing trees, woodlands 
         and/ or hedgerows. 

iv.  where arboricultural work is required to a veteran/mature/ 

notable tree (as defined by the Woodland Trust), the tree should be  
         safeguarded and maintained in a way which responds positively to  

         the condition of the trees and its location within the overall  
         development.  

v.  include additional native woodland planting with a specific focus 

in areas with public access. 

Hedgerows 

vi.  avoid the loss of, or the deterioration in the quality of, 
hedgerows. Where access points to new development involves the 
loss of a section of hedgerow, the access should include trees at 

either end of the retained hedgerow to aid wildlife to cross 
overhead from crown to crown. 

 
 G. Wherever practicable development proposals should seek to  
 incorporate open space that:  

• is in usable parcels of land and not fragmented; 
• is safe, easily accessible, and not severed by any physical  

         barrier; 
• is accessible to the public;  
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• creates a safe environment considering lighting and layout; and  
• is complemented by high quality landscaping.” 

 
4.43   I have given very careful consideration to this policy in view of its length,  

          and whether it should be divided into two, or possibly three, separate  
          policies addressing biodiversity, the natural environment and trees and  
          hedgerows. On balance, because of the strong links between biodiversity  

          improvements and landscape considerations in the Plan’s Vision and  
          Objectives, I have concluded that these topics should remain within a  

          single policy. However, I do recommend a number of amendments to the  
          policy text, taking into account the comments that the District Council has  
          made regarding the policy.  Recommended modification PM8 addresses 

          the necessary amendments.  
          

4.44 Policy L9 (Local Green Space) states that: 

         “The following eight spaces are designated as local green space as shown  
          on Figure 9: 

1. The East Langdon Cricket Ground, Martin  
2. Leeze Wood (Locally known as The Spinney), Martin                 

3. Martin Village Green 
4. East Langdon Village Green 

5. East Langdon Village Pond  
6. Village Allotments, East Langdon  
7. Eastern part of The Fostall, West Langdon Green 

8. Langdon Playing Field and play area  

          Development proposals within the designated local green spaces will be  

          consistent with national policy for Green Belt.” 
 
4.45 Appendix C to the Plan contains full details, including photographs and 

suitably scaled maps for each of the proposed Local Green Spaces, 
although this Appendix is not referenced within the policy.  I consider 

Appendix C separately at paragraph 4.70 below.   
 
4.46 I visited each of the proposed Local Green Spaces during the course of my 

site visit, and I am satisfied that they all meet the relevant criteria 
contained in the NPPF (at paragraph 107) for designation as Local Green 

Spaces. They would also be capable of enduring beyond the end of the 
Plan period (NPPF, paragraph 106).  Accordingly, whilst in in the main,  
generally accept the content of the policy, its justification and the 

accompanying Figure 9, I do consider some focused  amendments to the 
policy text are necessary for consistency of terminology between the 

policy and Appendix C.  These amendments are addressed by 
recommended modification PM9. 

 

4.47 Policy L10 (Protection of Locally Significant Views) states that:  

“The Plan identifies seven locally significant views as shown on Figure 10, 

with descriptions and photographs in Appendix D.  As appropriate to their 
scale and nature, development proposals within the shaded arcs of the 
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various views as shown on Figure 10 should be designed in a way that          
demonstrates how it has taken into consideration the importance of the 

locally significant view or views, in the layout, design or masterplanning of 
the site(s) and mitigates any adverse impact on those views.” 

 
4.48 I visited the areas covered by the seven locally significant views during 

the course of my site visit. I have no substantive concerns about the 

specific views, but I consider that the policy text does need to provide the 
necessary level of clarity for the benefit of future users of the Plan.  

Recommended modification PM10 addresses amendments to the policy 
text. I consider Appendix D separately at paragraph 4.70 below.  

  

4.49   Policy L11 (Dark Skies) states that: 
           

“Development proposals should ensure that any external lighting protects  
          the night sky from light pollution. As appropriate to their scale, nature    
          and location development proposals should demonstrate that 

i. the lighting is necessary for operational, safety or security                  
reasons;  

ii. any light spillage beyond the application site is eliminated, or                 
reduced by measures such as timing and proximity controls, 

orientation, screening, shielding or glazing; 
iii. the impact on nearby residential properties, wildlife, local                 
heritage assets or the wider landscape is minimised; and 

iv. they have considered carefully, and provide details of, the light                    
source and intensity being used, the luminaire design, height, and 

angle, adding baffles and cut-off shields where required, and details 
of control mechanisms to dim or switch off lighting schemes when 
not required. Where appropriate, lights should be controlled by 

passive infrared detectors.”  
 

4.50  I am satisfied that this policy is appropriately drafted, subject to one 
focused amendment to make reference to the guidance on light pollution 
published by the Institution of Lighting Professionals within the policy text, 

for the benefit of users of the Plan. This focused amendment is addressed 
by recommended modification PM11. 

 
4.51 With recommended modifications PM8-11, I consider that the draft Plan’s 

theme on Environment and Green Space and its accompanying Policies 

(Policies L8-L11) is in general conformity with the strategic policies of the 
adopted Dover District Local Plan to 2040, has regard to national 

guidance, would contribute to the achievement of sustainable 
development and so would meet the Basic Conditions. 

 

Transport and Movement 
 
4.52   Section 9 of the draft Plan addresses the policy theme of Transport and 

Movement and contains one policy (Policy L12).   
 



Intelligent Plans and Examinations (IPE) Ltd, 3 Princes Street, Bath BA1 1HL  

Registered in England and Wales. Company Reg. No. 10100118. VAT Reg. No. 237 7641 84 

29 
 

4.53   Policy L12 (Improving Walking, Cycling and Equestrian Opportunities) is in 
five parts and states that: 

“A. As appropriate to their scale, nature and location, development 
proposals should ensure safe pedestrian, and where possible cycle, access 

to link up with the existing footpath and cycleway network, and public 
transport network, as defined in Figure 13. 

  

B. The provision of new, or the enhancement of existing, cycle and 
pedestrian routes that are, where feasible, physically separated from 

vehicular traffic and from one another will be strongly supported. Such 
routes should be of permeable material and ensure that access by 
disabled users and users of mobility scooters is secured. 

 
C. Insofar as planning permission is required, the design and layout of 

works related to the widening of footways or the provision of traffic-
calming measures should enhance the rural, character of the parish and 
retain and/or provide hedgerows, trees, and soft verges wherever 

practicable. The materials used in such works should be sympathetic to 
local character, in accordance with Policy L3. 

 
D. Proposals for new bridleways will be supported. Development proposals 

should retain existing bridleways. Wherever practicable development 
proposals should provide new or amended bridleway links provided 
together with safe road crossing points to enable connectivity between the 

village and the wider countryside.  
 

           Rural Lanes:  

E.  Unless required for highway safety reasons, development proposals 
must respect the character and appearance of the rural lanes within the 

parish. Development proposals which would detrimentally affect the 
character of a rural lane or create a new access onto such a lane will not 

be supported. In particular, the following measures will need to be 
incorporated: 

i.  the level of the road or track should not be raised;  

ii.  the height of the embankments should not be reduced; 
iii.  the existing width should be retained, with no widening; and 

iv.  minimal or, ideally, no road markings.”  
 
4.54 I am satisfied that this policy is appropriately drafted, subject to an 

amendment to Part E of the policy to emphasise the importance of the 
rural lanes to the character and landscape of the Plan area. This 

amendment is addressed by recommended modification PM12. 
 
4.55   With recommended modification PM12, I consider that the draft Plan’s 

theme on Transport and Movement and its accompanying policy (Policy 
L12) is in general conformity with the strategic policies of the adopted 

Dover District Local Plan to 2040, has regard to national guidance, would 
contribute to the achievement of sustainable development and so would 
meet the Basic Conditions. 
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Community Facilities 
 

4.56   Section 10 of the draft Plan addresses the policy theme of Community 
Facilities and contains one policy (Policy L13).   

 
4.57   Policy L13 (Important Community and Education Facilities) is in two parts 

and states that: 

“A. The sites shown in Table 5 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.  
 

B. Major development proposals will be expected to provide new 
community facilities appropriate to the scale of the development to meet 

the needs created by the development or to make a financial contribution 
to the enhancement of existing facilities.”  

 

4.58  I am satisfied that this policy is appropriately drafted, subject to one 
focused amendment to make reference to accompanying Figure 15 within 

the policy text, for the benefit of users of the Plan. This focused 
amendment is addressed by recommended modification PM13. 

 
4.59 With recommended modification PM13, I consider that the draft Plan’s 

theme on Community Facilities and its accompanying policy (Policy L13) is 

in general conformity with the strategic policies of the adopted Dover 
District Local Plan to 2040, has regard to national guidance, would 

contribute to the achievement of sustainable development and so would 
meet the Basic Conditions. 

 

Source Protection Zones  
 
4.60   As noted at paragraph 2.8 above, representations submitted at the  

         Regulation 16 consultation stage by Southern Water state that much of  
         Langdon Parish overlies sensitive Source Protection Zones (SPZs), from  

     which public drinking water supplies are drawn.  Southern Water 

requested that the Neighbourhood Plan should include reference to 
Southern Water’s ‘SuDS within SPZ guidance’ which, inter alia, requires a 

full hydrogeological risk assessment of development sites to inform SuDS 
design proposals. I raised this matter as Question 1 and invited the 
Qualifying Body to consider how the matter could be addressed in the 

draft Plan.  I did not view it as inappropriate that the matter could be the 
subject of an additional policy, in view of its importance. 

 
4.61   The Parish Council, in its response dated 25 September 2025, proposed the  

         addition of a new policy with supporting text and a new figure showing  
         extent of the SPZs in the Plan area.  I have given careful consideration to  
         this proposed new material, and in my assessment, it fully addresses the  

         concerns raised by Southern Water.  I consider that this new material should  
         be placed within Section 8 (Environment and Green Space) of the draft Plan,  

         to follow the existing content of that section, together with an addition to  
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         the text of Policy L4 (Energy Efficiency and Design) and an amendment to  
         the ‘Langdon Design Guidance and Codes’.  I therefore recommend that  

         these additions be made to the draft Plan, in order to take full account of  
         the representations made by Southern Water, and which are addressed by  

         recommended modifications PM4, PM14 and PM15.  
              

Implementation and Plan Review  

 
4.62 Section 11 of the draft Plan addresses the future Implementation and 

Review of the Plan. It sets out a series of actions that will be undertaken 

to ensure that the policies in the Plan are being interpreted and used in 
the way intended.  It advises that the non-planning-related projects will 

be prioritised for delivery, in partnership with other organisations. It also 
notes that the Plan will be reviewed, if necessary, in partnership with and 
ensuring the engagement of the wider community and other partners. I 

am satisfied that this section of the Plan addresses its future monitoring 
and review appropriately. 

 

Infrastructure Improvements and Provision 
 
4.63 Section 12 of the draft Plan addresses Infrastructure Improvements and         

Provision within the Plan area, and notes that developer contributions and          
infrastructure improvements can be secured by Section 106 agreements 

and Section 278 agreements, and by the use of Community Infrastructure 
Levy (CIL) receipts. It notes that the Parish Council will review its 
spending priorities on a regular basis, in liaison with the District Council.  

Again, I am satisfied that this section of the Plan addresses this topic 
appropriately. 

 

Non Policy Actions 
 

4.64 Section 13 of the draft Plan contains Table 6 which comprises a series of 
13 Non Policy Actions to be pursued by the Parish Council and other local 
organisations.  As none of these Actions are related to the land use 

planning policies in the draft Plan, I have not considered this section of 
the Plan as part of this examination.  

 

Policies Maps 
 
4.65 Section 14 of the draft Plan contains four detailed Policies Maps (at 

Figures16-19) for each of the settlement areas within the Plan area (East 
Langdon, Martin Mill, Martin and West Langdon) together with a notation 

listing.  I consider that these Policies Maps are accurate, at an appropriate 
scale and well presented for future users of the Plan. 

 

Glossary 
 
4.66 Section 15 provides a Glossary of the various terms and definitions that 

are used within the Plan and should assist users of the Plan.   
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List of Evidence Documents 
 

4.67 Section 16 of the draft Plan is a list of the evidence documents that have 
been considered during the preparation of the Plan.  It is accurate at April 

2025, and thus shortly before the formal submission of the draft Plan to 
the District Council.   

 

Appendices 

4.68   The draft Plan contains four Appendices.  Appendix A comprises the 
Langdon Design Guidance and Codes, which is in five parts (Parts 1-5) 
and which was prepared by AECOM in April 2024. It is linked to Policy L3 

in the draft Plan.  Appendix B comprises a listing of the six proposed Non-
Designated Heritage Assets (NDHAs), and is linked to Policy L6 in the draft 

Plan.  Appendix C comprises assessments and further details of the eight 
proposed Local Green Spaces (LGS) listed at Policy L9 in the draft Plan.  
Appendix D provides further information and photographs of the seven 

proposed Locally Significant Views identified at Policy L10 and shown on 
Figure 10 in the draft Plan. 

4.69   As noted elsewhere in this report, the Parish Council, in its responses to 
my preliminary questions (see paragraph 2.8 above) has proposed a 
series of additions and amendments to the content of Appendices A and B.  

These are set out in full at Pages 5-26 of the Parish Council’s response 
document, and in the interests of brevity are not reproduced in this 
report. However, I have considered the proposed amendments in detail 

and it is my assessment that the amendments and additions do address 
all of the matters that I raised in my preliminary questions satisfactorily.  

I conclude that all proposed amendments and additions to Appendices A 
and B should be made in their entirety, and recommended modifications 
PM15 and PM16 address these matters respectively.  I understand that 

AECOM, as authors of the Langdon Design Guidance and Codes, have 
agreed that the amendments set out at PM15 can be made by the Parish 

Council, subject to a detail within the document as to where the updates 
and amendments have been made.   

4.70   With regard to Appendices C and D, I consider that they both need an 
introductory statement which confirms that they provide supplementary 

descriptions and information to the content of Policies L9 and L10 
respectively including, in the case of Appendix C, a note referring to the 

larger scale map of each of the proposed Local Green Spaces.  
Recommended modifications PM17 and PM18 address these matters.      

Concluding Remarks 

 
4.71   Amendments to the text can be made consequential to the recommended 

modifications, alongside any other minor non-material changes8, factual 
up-dates, or corrections in agreement between the District Council and 

 
8 PPG Reference ID:41-106-20190509. 
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the Parish Council.9 As an advisory comment, when the Plan is being 
redrafted to take account of the recommended modifications, it should be 

re-checked for any typographical errors and any other consequential 
changes, etc.    

  
4.72  I consider that, with the recommended modifications to the Plan as 

summarised above and set out in full in the accompanying Appendix, the 

Langdon Neighbourhood Plan meets the Basic Conditions.    
 

 

5. Conclusions 
 

Summary  
 
5.1  The Langdon Neighbourhood Plan has been duly prepared in compliance 

with the procedural requirements.  My examination has investigated 
whether the Plan meets the Basic Conditions and other legal requirements 
for neighbourhood plans.  I have had regard for all the responses made 

following consultation on the Neighbourhood Plan, and the supporting 
documents submitted with it.    

 
5.2  I have made recommendations to modify a number of policies and text to 

ensure the Plan meets the Basic Conditions and other legal requirements. 

I recommend that the Plan, once modified, proceeds to referendum.  
 

The Referendum and its Area 
 
5.3  I have considered whether or not the referendum area should be extended 

beyond the designated area to which the Plan relates.  The Langdon 

Neighbourhood Plan, as modified, has no policies or proposals which I 
consider significant enough to have an impact beyond the designated 

Neighbourhood Plan boundary, requiring the referendum to extend to 
areas beyond the Plan boundary.  I recommend that the boundary for the 

purposes of any future referendum on the Plan should be the boundary of 
the designated Neighbourhood Plan Area. 

 

Overview 
 
5.4     It is clear that the Langdon Neighbourhood Plan is the product of 

          much hard work since 2020 by the Parish Council, the Neighbourhood  
          Plan Steering Committee and the many individuals and stakeholders who  
          have contributed to the development of the Plan.  I am satisfied that the  

          Plan reflects the aspirations and objectives of the Langdon community for  
          the future development of their area up to 2040. The output is a Plan  

          which should help guide the area’s development over that period in a 
          positive way and it should inform good decision-making on planning 
          applications by Dover District Council. 

 

 
9 See for example Representation Refs SNPS:6 and SNPS:18. 
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Derek Stebbing 

 

Examiner 
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Appendix: Modifications 
 

Proposed 

modification 

number 

(PM) 

Page 

no./ 

other 

reference 

Modification 

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.  

PM2 Page 16  Policy L2 – Meeting Local Housing Needs 

Part A – clause ii 

Delete the second and third sentences of policy text 

in full. 

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 
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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.  

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 
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supported provided that the significance of the 

heritage asset is conserved.” 

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.   

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.”     
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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.  

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”. 

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  
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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.  

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: 

“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 
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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.”  

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).”     

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. 

PM13 Page 52 Policy L13 – Important Community and Education 

Facilities 

Part A 

Amend the text to read as follows: 
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“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 

confirmed 

Insert new sub-heading “Sustainable Drainage 

Solutions within Groundwater Source 

Protection Zones” within Section 8 of the draft 

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 
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modern sealed cesspools) will only be 

permitted if a statement justifying the 

approach is 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          
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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:  
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Figure 12: Groundwater Source Protection Zone 1 and Zone 2 in Langdon Parish 

 
Re-number existing Figures 12-19 to be Figures 

13-20. 

PM15 Page 70 Appendix A – Langdon Design Guidance and Codes 

Incorporate in full the amendments that are set out 

at Pages 5-12 of the Parish Council’s response 

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  

Delete the existing content of Appendix B in full, 

and replace with the full content of Pages 15-26 of 

the Parish Council’s response document dated 25 

September 2025 (including all photographs and the 

drawing on Page 20). 

PM17 Page 77   Appendix C – Local Green Spaces 

Add the following text before the existing text of 

this Appendix: 

“This Appendix contains the assessments of 

each of the designated Local Green Spaces 

(LGS1-LGS8), including a larger scale map of 

each site, and should be read alongside Policy 

L9 and Figure 9 in the Plan.”  
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PM18 Page 95 Appendix D – Locally Significant Views 

Add the following text before the existing text of 

this Appendix. 

“This Appendix contains further information 

and photographs for each of the defined 

Locally Significant Views (Views V1-V7) and 

should be read alongside Policy L10 and Figure 

10 in the Plan.” 

 


