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EXECUTIVE SUMMARY

I This planning statement supports an outline planning application made by
Gladman for a site to the west of Cross Road, Walmer, Deal. The development
will comprise up to 140 dwellings, public open space, landscaping, a
sustainable drainage system and a vehicular access point from Cross Road.

. The application is made in outline, with all matters reserved except for access.
The access details provide certainty that the site can be accessed acceptably
and safely by vehicles, cyclists and pedestrians.

ii. The application site is well located to the existing urban area and represents a
suitable and sustainable location for housing. The approval of housing
development to the east of Cross Road means the proposal is an even more
logical extension to Deal.

Design Led Approach

iv. The proposed development has been carefully considered to ensure that it will
provide high quality sustainable development. The design-led approach,
informed by consultation with the key stakeholders and the local community,
responds sensitively to the site setting, respecting the grain of the surrounding
landscape, both built and undeveloped.

V. The design of the development focuses development in the north and east of
the site, with a significant area of public open space and landscaping, including
the preservation of on-site woodland and the creation of a dedicated habitat
area. The proposal responds to Deal’s distinct character to ensure the
development is well-integrated with the existing settlement.

Benefits Arising from Development at this Location

Vi. The proposal offers the opportunity to deliver:
e Local benefits, through investment in the local community
e New areas of public open space and a children’s play area

e Improvements to biodiversity through the creation of a specific wildlife
habitat area, on site mitigation strategies and enhancements including
additional planting of native species and hedgerows

e On site Sustainable Drainage System (SuDS) to improve the surface water
flood risk on site
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e District wide benefits, in terms of making a strategically important
contribution to housing supply and economic objectives; and

e National objectives in boosting the supply of homes and delivering
sustainable development.

Accordance with the Development Plan

Vii. Development proposals should be determined in accordance with the
Development Plan unless material considerations indicate otherwise.

viil. The policies of the development plan relating to the delivery of housing in the
district are out of date and as such the 'tilted balance’ in favour of sustainable
development has been engaged as per paragraph 11 d of the National
Planning Policy Framework (July 2021). The Council accept that this means
development beyond currently defined settlement boundaries is required in
order to meet the current local housing need.

iX. The application proposal conforms with the broad spatial strategy of the
development plan which directs growth to a sustainable settlement that is
identified as suitable to accommodate significant housing growth.

X. Land off Cross Road is a draft housing allocation within the emerging Dover
District Local Plan 2020-2040 which, should be afforded some weight. The
Council’s evidence base that underpins the emerging plan demonstrates that
the application site is suitable for housing.

Xi. Whilst some conflict arises with the development plan, as the site is technically
treated as the countryside by virtue of its location outside of (albeit contiguous
with) the settlement boundary for Deal, there are material considerations that
justify a departure from the development plan in this case.
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1 INTRODUCTION

1.1 Scope of this Statement

1.1.1  This Planning Statement has been prepared in support of an outline planning
application for the development of up to 140 dwellings at Land to the west of

Cross Road, Walmer, Deal.
1.1.2  The application is submitted by Gladman.
1.1.3  The description of development is as follows:

“Outline planning application for the erection of up to 140
dwellings including affordable housing, with public open space,
landscaping, sustainable drainage system (SuDS) and vehicular
access. All matters reserved except for means of access.”

1.2 The Development Plan

1.2.1  The starting point for the determination of this application is the Development
Plan, comprising of the Dover District Core Strategy (2010), the Land
Allocations Local Plan (2015).

1.2.2 It is considered that the proposed development complies with the broad
spatial strategy by directing to housing to Deal, which is the second largest
settlement in the district and the second tier District Centre in the settlement
hierarchy. Whilst some conflict arises with the development plan, as the site is
technically treated as countryside by virtue of its location outside of (albeit
contiguous with) the settlement boundary for Deal, there are material
considerations that justify a departure from the development plan in this case.
In particular, the Council accepts that the adopted housing requirement for
Dover is out of date and that development beyond settlement boundaries is
required in order to meet the current local housing need, and the Framework

‘titled balance’ is applied in this context.
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1.3 Scope of the Planning Application

1.3.1  The outline planning application is seeking approval in principle for the
development proposals. Together, the description of development, Design
and Access Statement (DAS) and other supporting documents describe the

nature and content of the development proposed.

1.3.2  Details of the parameters of the development for which outline planning
permission is sought are included within the DAS, ensuring that an appropriate
level of information is provided on the scale, nature and general arrangement

of the development proposed at the outset.

1.3.3  The following documents have been submitted in support of the planning

application:

e Planning Statement

e Development Framework Plan

e Landscape and Visual Appraisal

e Design and Access Statement

e Economic Statement

e Statement of Community Involvement

e Transport Assessment and Residential Travel Plan
e Foul Drainage Analysis Report

e Flood Risk Assessment and Outline Surface Water Drainage Strategy
e Noise Assessment Report

e Air Quality Assessment

e Arboricultural Assessment

e Ecological Appraisal

e Preliminary Risk Assessment
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e Heritage Desk-Based Assessment
1.3.4  This Planning Statement explains why development is suitable in this location
and the significant social, environmental and economic benefits that the
proposal will bring to the area. It also confirms, drawing on the supporting
technical information, that no significant and demonstrable adverse impacts

would arise as a consequence of the development, to outweigh these benefits.

1.3.5 The Affordable Housing Statement incorporated into this Planning Statement
sets out how the proposals respond to Dover policy requirements and the
importance of the delivery of affordable housing on the site when considering

the under delivery of affordable housing in the rest of the Dover District.

1.3.6 The Statement further explains the policy context and how the proposed
development complies with the Framework and why it is appropriate to bring

forward development now at this site.

1.3.7 This Statement is one of a suite of documents submitted to support this
application and comprehensively demonstrates the suitability and

sustainability of the site for development, as proposed.

14 The Proposal

141 The drawings submitted as part of this outline planning application for

approval are:

e Site location plan (drawing number: 7572-L-10)

e Potential site access plan (drawing number: 2243-F10)
1.4.2  The application proposal includes the following:

e Up to 140 residential dwellings (including 30% affordable housing)
e Structural landscape planting and the retention and positive

management of key landscape features
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e 4.64 ha of formal and informal open space (over 50% of the gross
site outline application area)

e  SuDS benefits

e Children’s play facilities

e New access arrangements including pedestrian and cycle links and
highway improvements Station Road

e The provision of a dedicated habitat space contributing to a net-

gain in biodiversity.

143 It is proposed that the site will be accessed from Cross Road, via a simple
priority junction. It has been confirmed that the required visibility splays can
be achieved and that the site access junction will operate comfortably within
capacity in both the morning and evening peak periods of the proposed
development traffic, as demonstrated by the Transport Assessment prepared
by Croft. The proposed access arrangements link in with highway
improvements works for Station Road and Cross Road, approved as part of

the planning permission ref. 20/01125 (to the east of Cross Road).

144 A range of densities and house types are proposed to meet local need. The
scheme will deliver 30% affordable housing in line with the requirements
outlined in the current adopted local planning policy. Affordable housing

provision will be secured by a Section 106 Agreement.

1.4.5 The illustrative Development Framework Plan for the site demonstrates how
the built development will be set within a framework of open space and green
infrastructure. The green space will include a formal locally equipped children’s
play area (LEAP), dedicated biodiversity habitat area and informal open space.
The proposal seeks to retain existing landscape features; the existing

hedgerows and woodland are maintained where possible and any loss will be



Land to the west of Cross Road, Walmer, Deal GLA‘DMAN

Planning Statement

mitigated elsewhere on site. The illustrative Development Framework Plan

incorporates these elements within a strategic landscape framework.

1.5  EIA Screening

1.5.1  Asthe application proposals are for urban development on a site of more than
0.5 hectares, the proposals fall under Schedule 2 of the Town and Country
Planning (Environmental Impact Assessment) (England and Wales)
Regulations 2017. Such projects only require an EIA if the development is likely
to have significant effects on the environment by virtue of factors such as its

nature, size or location.

1.5.2  The location does not present any environmental constraints and nor is it in a

sensitive area.

1.5.3  The Local Planning Authority will be required to screen the proposals as part
of its legal requirements however the applicant does not consider than an

Environmental Statement is required.

1.6 Planning History

1.6.1  The proposed site previously formed part of a larger development proposal
incorporating land to the east and west of Cross Road for which an application
was submitted to Dover District Council in 2017 and subsequently refused.
Since then, there have been material changes in planning circumstances.
Dover District Council's adopted development plan policies are acknowledged
to be now out of date, as far as they relate to the delivery of housing, and the
Council recognises that the Framework paragraph 11(d) ‘tilted balance’ in
favour of sustainable development is engaged. Additional deliverable housing
sites outside of the formally adopted settlement boundaries must be released

in order to meet local housing needs.
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1.6.2  Dover District Council’s own evidence base now identifies the proposed site
as suitable and sustainable for residential development. As such the
application site benefits from a draft allocation in the Draft Dover District Local
Plan under site reference DEAO08. This can be afforded some weight for
development management purposes. Furthermore, planning permission on
land to the east of Cross Road has been granted for housing development,
making the proposed site an even more logical extension to the settlement of

Deal.
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2 LOCAL HOUSING NEED

2.1 Introduction

2.1.1  This section of the Planning Statement will set out the context to the national
imperative to boost significantly the supply of both market and affordable
housing, the response required of Dover District Council and the observed

effects on affordability in the district.

2.2 National Delivery of Housing

2.2.1 It is widely acknowledged at all levels that the country has an insufficient
supply of housing, which has arisen as a direct consequence of too few houses
being completed to keep pace with a growing population and household

formation rates.

2.2.2  The Government responded in the 2017 Autumn budget with a commitment
to deliver 300,000 new homes a year, a target which has not been sufficiently
met. It is still the aspiration of the current Government to deliver this 300,000

homes per year target.

2.23 The Framework (paragraph 60) establishes a national policy objective to
significantly boost the supply of homes. It requires strategic planning policies
to be informed by a local housing needs assessment, conducted using the
standard method. The up to date local housing need figure for Dover
represents a significant increase on the adopted development plan policy

requirement.

2.24  This application therefore responds to the national need for housing and the
need to grant additional planning permissions in order to meet the
government’s objectives. In addition, as will be explained later in this Planning
Statement, this document responds to the local housing issues in Dover which

are contributing to the problem overall.
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2.3 Affordable Housing Need and Affordability Issues

2.3.1  One effect of the national under-delivery of housing is a profound effect on
affordability. The following information demonstrates that there are clear

housing affordability issues in Dover generally.

2.3.2  The information in the following table compares average house price to
household earning. It demonstrates that housing has progressively become

less affordable in Dover District since the adoption of the Core Strategy:

Year | 2011 [ 2012 [ 2013 [ 2014 | 2015 | 2016 | 2017 [ 2018 [ 2019 | 2020
EZ?;ngs 588 | 588 | 605 | 655 | 739 | 836 | 884 | 845 | 807 | 7.29

2.3.3  Mortgage lenders typically offer loan to income ratios from 3.25 annual salary
up to a cap at around 4.5 times annual salary. More often than not this requires
a deposit and loan to value (LTV) ratio of 95%. As can be seen from above, the
house price to average earnings ratio is significantly higher than the mortgage
lending average, as such it is clear that for many of Dover residents buying a

home in the Dover District is out of reach.

2.34 ltisalso true that there has been a failure to deliver the 210 affordable houses

required per year, as identified in the adopted Dover District Core Strategy.

2.3.5 MHCLG Live Table 1011C provides a detailed breakdown of new build
affordable housing completions by Local Authority for the previous four years.

For Dover District delivery since the start of the plan period has been as

follows:
Year | Requirement | Total Affordable Completions
2010/11 210 23
2011/12 210 70
2012/13 210 97
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2.3.6

2.3.7

2013/14 210 14
2014/15 210 102
2015/16 210 122
2016/17 210 94
2017/18 210 99
2018/19 210 73
2019/20 210 33
2020/21 210 120

Total 2310 847

GLADMAN

It is clear this delivery of a total of 847 affordable dwellings in the since the

start of the plan period is significantly short of the need identified in the

development plan of 210 affordable homes per year, which would equate to

2310. There is a shortfall of 1,463 affordable homes since the adoption of the

Core Strategy. Dover District Council have not reached their annual target of

210 affordable homes once since the adoption of the Core Strategy.

The reality is therefore that those most in need in Dover District are unable to

afford to buy their own homes.
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3 AFFORDABLE HOUSING STATEMENT

3.1  Affordable Requirement in the Dover Core Strategy (2010)

3.1.1  Policy DM5 of the Core Strategy concerns the provision of affordable housing
in the district. It provides that on residential developments of 15 or more

dwellings, the provision of 30% affordable housing should be provided onsite.

3.2  Affordable Housing Supplementary Planning Document (2007)

3.21 The Council's Affordable Housing Supplementary Planning Document
(adopted 2007) provides detail relating to how affordable housing should be
secured and what type and form of affordable housing should be delivered in
the district. It aligns with the Core Strategy position of seeking 30% affordable

housing provision on developments of 15 or more dwellings.

3.3  Proposed Affordable Housing Provision

3.3.1  In accordance with adopted Core Strategy policy and the Affordable Housing
SPD, the application proposals make provision for 30% onsite affordable
housing. The tenure split of the affordable dwellings will be agreed with the
Council during the course of the application. The mix of affordable housing
will be determined at Reserved Matters stage reflective of the most up-to-date

identified needs within the district.

3.3.2  The application proposals in respect of affordable housing provision comply
with the relevant adopted policies and other material planning considerations.
The provision of affordable housing is a clear benefit of the proposed

development and should be afforded significant weight accordingly.

3.3.3 Itis proposed that the on-site affordable housing provision can be secured by

way of a S.106 legal agreement.

10
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4 SITE AND LOCATIONAL SUSTAINABILITY

4.1 Site Location

4.1.1  The 8.71 ha site lies adjacent to existing residential development on the south

west edge of Walmer, Deal.

412 The settlement lies approximately 14km from Dover which can easily be
accessed by train. Canterbury is located approximately 30km north west of
Deal and can also be accessed via public transport with direct busses departing

from the centre of Deal.

413 The site is in a sustainable location and will be able to make a valuable
contribution to the supply of housing in Dover. The Dover District Core
Strategy and Draft Local Plan identify Deal as a District Centre and a

sustainable location for housing growth.

414 The application site was assessed as suitable for development subject to
sufficient highways, archaeological and land contamination assessments as
well as suitable landscape buffering in the supporting Housing and Economic
Land Availability Assessment (HELAA). Gladman have submitted detailed
technical work to Dover District Council through representations to the Draft
Local Plan in support of the application sites suitability for residential housing

development.

41.5 As such, land off Cross Road has been designated as a draft allocation under
reference DEAOOS8 in the Draft Dover District Local Plan 2020-2040 and the
Council's own evidence based deems this site as a suitable and sustainable

location for residential development.

11
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4.2 Suitability of Location

421 The application site comprises two fields and associated hedgerows and
woodland that will be retained. The site is not subject to any limiting physical,
ecological or heritage constraints and it is contained by physical features at its

urban edge.

4.2.2 As outlined above the proposed site is well related to the settlement, with
good pedestrian, cycle and public transport links. Key facilities are a walkable

distance from the site meaning active transport can be encouraged.

423 The development is a logical extension to the approved development on land
to the east of Cross Road and will naturally round off Deal’s southern edge. It
would not result in built form extending further south and west than the

existing settlement edge.

424 As a settlement, Walmer, Deal is considered a suitable location for
development, identified as a District Centre in both the adopted and emerging

Local Plan.

425 The site access is situated within approximately 2.5km of the centre of Deal. It
is also close to existing shops, services and employment opportunities in the
immediate locality. A good range of services and facilities are easily accessible
by foot and bicycle. The site's proximity to key services and facilities is shown
on page 15 of the Design and Access Statement (DAS) and details of facilities
are shown within Table 5.5 of the Transport Assessment, illustrating all

amenities are within recommended guideline walking distances.

4.2.6  Growth at land to the west of Cross Road will both support, and be supported
by, a range of services and facilities that are within easy walking and cycling

distance of the site. The proximity of the site to St Mary’s Catholic Primary

12
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427

428

School, several convenience stores and Walmer Train Station are of key benefit

to ensuring the site’s sustainability.

The nearest bus stop is located to the east of the site on Court Road. This
provides regular bus services to Dover, Sandwich and the Centre of Deal. The
site is located within a ten-minute walk of Walmer Railway Station, providing
efficient services to London, Ramsgate and Folkestone. The proposed
development on land to the west of Cross Road can therefore be sustainably

accessed without relying on the private car.

The following is relevant in terms of the site’s suitability and sustainability for

development:

e The site is well contained within the landscape and important trees
and other landscape features are to be retained

e The local highway network has capacity to accommodate the
additional traffic associated with the development, without adverse
impact

e The site comprises land in agricultural use, but its usefulness for
agricultural purposes is limited and its loss would not be significant in
Framework terms (Framework 174)

e The site has a low ecological value and on the basis of the evidence
submitted with the application (Ecological Appraisal prepared by
FPCR). The loss of habitat would therefore not be significant and
ecological mitigation and net biodiversity gains can be readily
achieved

e The application site falls within the EA Flood Risk Zone 1 (i.e. land
assessed as having a less than 1 in 1,000 annual probability, or <0.1%

chance of flooding)

13
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e There are no designated heritage assets within or immediately
adjacent to the site, and the development is not considered to affect

the setting of any listed buildings

429 The DAS prepared by Gladman and submitted in support of the application
sets out how the site can accommodate the quantum of development
proposed in a manner which reflects the local landscape character of the site’s

settlement edge location.

4.2.10 In summary the application site presents an opportunity for the sustainable

growth of Deal:

e The land to which the development proposals relate is not of high
environmental value.
e Thesite is suitable for residential development in terms of its general

location and characteristics.

5 THE DEVELOPMENT PLAN

5.1 Introduction

5.1.1 At the time of writing, the adopted Development Plan applicable to the site

comprises:

e The Dover District Core Strategy, adopted February 2010

e The Land Allocations Local Plan, adopted January 2015

5.1.2  This section describes the adopted and emerging Development Plan for the
site and considers the relevance and weight that should be attributed to the

policies contained within it.

14
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5.2

5.2.1

5.2.2

5.2.3

The Development Plan: Weighting

Section 38(6) of the Town and Country Planning and Compulsory Purchase Act
2004 places a statutory duty on local planning authorities to determine
planning applications in accordance with the development plan unless
material planning considerations indicate otherwise. Section 39 of the Act
requires decision makers to exercise their functions with the objective of

contributing to the achievement of sustainable development.

The Framework is a material planning consideration but does not change the
statutory status of the Development Plan as the starting point for decision

making. Paragraphs 2 and 12 of the Framework confirm:

2. Planning law requires that applications for planning
permission be determined in accordance with the
development plan, unless material considerations
indicate otherwise. The National Planning Policy
Framework must be taken into account in preparing the
development plan, and is a material consideration in
planning decisions. Planning policies and decisions must
also reflect relevant international obligations and
statutory requirements.

12. The presumption in favour of sustainable development
does not change the statutory status of the development
plan as the starting point for decision making. Where a
planning application conflicts with an up-to-date
development plan (including any neighbourhood plans
that form part of the development plan), permission
should not usually be granted. Local planning authorities
may take decisions that depart from an up-to-date
development plan, but only if material considerations in
a particular case indicate that the plan should not be
followed.

Further, in determining the weight to relevant policies the guidance at

paragraph 219 of the Framework confirms:

15
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“...existing policies should not be considered out-of-date
simply because they were adopted or made prior to the
publication of this Framework. Due weight should be given to
them, according to their degree of consistency with this
Framework (the closer the policies in the plan to the policies in
the Framework, the greater the weight that may be given).”

5.24  The planning application should be considered in this context.

5.3 The Framework 11(d) ‘Tilted Balance’

5.3.1  Paragraph 11 and footnote 8 of the Framework states:

“Plans and decisions should apply a presumption in favour of
sustainable development.

For decision-taking this means:

c) approving development proposals that accord with an up-
to-date development plan without delay; or

d) where there are no relevant development plan policies, or
the policies which are most important for determining the
application are out-of-date®, granting permission unless:

i. the application of policies in this Framework that
protect areas or assets of particular importance provides
a clear reason for refusing the development proposed; or

ii. any adverse impacts of doing so would significantly
and demonstrably outweigh the benefits, when assessed
against the policies in this Framework taken as a whole.”

“This includes, for applications involving the provision of
housing, situations where the local planning authority cannot
demonstrate a five year supply of deliverable housing sites
(with the appropriate buffer, as set out in paragraph 74); or
where the Housing Delivery Test indicates that the delivery of
housing was substantially below (less than 75% of) the housing
requirement over the previous three years. Transitional

16
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arrangements for the Housing Delivery Test are set out in
Annex 1.”

5.3.2  The Council has acknowledged for some time that the statutory development
plan no longer provides an effective planning policy framework for the
delivery of local housing needs in the district. In this context, it is
acknowledged that the tilted balance in favour of sustainable development is
engaged and those policies that are restrictive of housing development should
be applied more flexibly in order to release more land for housing. There is a
need for development plan policy intervention in order to meet the local
housing need in the district and defined settlement boundaries are required

to flex as a consequence of this.

5.3.3 The market and affordable homes proposed on the application site could
make a significant contribution to housing supply in Dover and Deal and assist

the Council in meeting local housing needs on a sustainable site.

54  The Dover District Core Strategy

54.1 The Core Strategy was adopted in February 2010 and was intended to guide
development in the district until 2026. It incorporates a number of
development management policies designed to replace a number of the
policies of the 2002 Local Plan. The policies of the Core Strategy give effect to
the housing requirements of the revoked South East Plan and were prepared
in the context of a different national planning context. The Land Allocations
Local Plan (LALP) was later adopted to give effect to the Core Strategy,
allocating sites to meet housing and employment requirements. The strategic
policies of the Framework do not reflect local housing needs as required by

the Framework (para. 61)
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Policies DM1 and DM15
54.2 The application site is not an allocated site within the adopted Core Strategy

and it lies within the countryside, by virtue of it being located beyond the
currently defined settlement boundaries. Policy DM1 of the Core Strategy
states that development will not be permitted on land outside the
development boundaries unless specifically justified by other development
plan policies. Policy DM15 provides clarity on which forms of development
might be justified in the countryside. As it comprises residential development,
the application proposal does not fall within the description of any types of
development listed by DM15. The application proposal, which is for a large
scale residential development that would form an extension to the built up
area beyond the defined settlement boundaries is therefore, in principle,

contrary to policies DM1 and DM15.

54.3  Whilst the general thrust of policies DM1 and DM15 of the Core Strategy
recognise that the intrinsic character and beauty of the countryside is
consistent with the general approach of the Framework, the blanket restriction
they impose does not align with the more balanced approach required by the

Framework and the requirement to boost significantly the supply of housing.

544 Consequently, Policies DM1 and DM15 carry limited weight in the
determination of the application proposal. This position was confirmed by
inspector Major in his decision relating to an appeal at Dover Road, Walmer.

In respect of CS Policy DM1, Inspector Major concluded at paragraph 16:

“The policy may be said to pay heed to the NPPF aim to have
regard to the intrinsic character and beauty of the countryside,
but it does not suggest how this might be approached in a
balanced manner. The NPPF taken in context seeks a balance
between development and the stewardship of important
interests throughout its content. In addition the fact that it is
agreed that the development plan is out of date in respect of
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housing requirement, coupled with the Council’s
acknowledgement that the proposal does not conflict with CS
Policy CP1 relating to the settlement hierarchy, lead me to
afford limited weight to the conflict with Policy DM1.”

54.5 Inrespect of CS Policy DM15, Inspector Major concluded at paragraph 17:

“Given that housing need is now greater, as set out below, and
in light of my comments above relating to Policy DM1 | also
afford limited weight to the conflict with DM15.”

546 As a consequence of the out-of-date nature of the development plan,
specifically its inability to deliver the minimum local housing need, it is clear
that the ‘tilted’ balance provided by paragraph 11d of the Framework applies
to the application proposal and therefore permission should be granted unless
any adverse impacts of doing so would significantly and demonstrably

outweigh the benefits.

Policy CP2

5.4.7  The housing requirement set out at Policy CP2 of the Plan was not based on a
local assessment of housing needs conducted using the standard method set
out in national guidance, as required by paragraph 61 of the Framework and
as such it provides for housing needs from a previous era. Policy CP2 is
therefore out-of-date and inconsistent with the Framework, a position that
had been accepted by the Council in its evidence to previous appeals and
subsequently confirmed in the decision of Inspector Major relating to an

appeal at Land off Dover Road, Walmer'.

54.8 The settlement boundaries in the Core Strategy were tightly drawn to
accommodate the level of growth envisaged by the Core Strategy and its non-
Framework compliant housing requirement only. They have not been drawn

to meet the current local housing needs of Dover District. The unintended

T APP/X2220/W/17/3183959 - Land off Dover Road, Walmer, Deal — April 2018
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consequence is they are acting as a constraint to development that would

otherwise be considered sustainable.

549 Settlement boundaries must inevitably change in order to accommodate
objectively assessed needs and sustainable development. Indeed, the Council
has accepted this position in relation to previous appeal in the district and are
currently adopting this approach to planning applications with the same
planning context as the application site. The site's location in the open
countryside immediately adjacent to existing residential development cannot

therefore be a reason in principle for restricting development.

Policy CP5

5.4.10 Policy CP5 (Sustainable Construction Standards) provides that development
should meet the relevant standards in sustainable construction methods set
out in the Code for Sustainable Homes. However, the Code for Sustainable
Homes has now been revoked by the Government, with some of its elements
incorporated in to building regulations. The application proposal will meet at
least the minimum relevant standards in sustainable construction. As such, it
is considered that the proposals are in conformity with the broad purpose of

Policy CP5.

Other Relevant Core Strategy Policies

54.11 1t is also considered that the proposal accords with all other relevant
development plan policies, including those that relate to; landscape character
(DM16); Affordable Housing (DM5); Design (CP4); Transport (DM11); Access
(DM12); and Open Space (DM25). Gladman considers these policies to be

broadly up-to-date in that they accord with the Framework.
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5.5  Summary of the Development Plan

5.5.1  Inthelight of the above, it is clear that the development proposal accords with

all parts of the Development Plan that are up to date.

5.5.2  Where a conflict arises, those policies are either out of date or should be
accorded limited weight due to their conflict with the more up to date
provisions of the Framework. As a result, the conflict with those policies should

be accorded corresponding limited weight.

5.6 Other Material Considerations

The Draft Dover District Local Plan 2020-2040

5.6.1  Dover District Council is currently preparing a New Local Plan that sets out
development guidelines for the district 2020-2040. Land off Cross Road is an
emerging housing allocation in the New Dover Local Plan draft under
reference DEA0O8, and was allocated as such due it's suitability and

sustainability as shown in the Council’'s own evidence base.

5.6.2  In terms of weight, paragraph 48 of the Framework confirms that weight may
be given to relevant policies in emerging plans according to the stage of the
plan’s preparation (the more advanced, the greater the weight that may be
given), the extent to which there are unresolved o