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1. Y12/0767/SH LAND AT INGLES MANOR AND LAND AT FOLKESTONE 
 (Page 11) GARDEN CENTRE, CASTLE HILL AVENUE,   
  FOLKESTONE, KENT 

A hybrid application encompassing; 1) Full application for the erection of 13 
dwellings with associated parking and landscaping together with 3 two 
storey office buildings with parking and landscaping forming phases 1 and 3. 
and 2) Outline application for the erection of 46 dwellings with associated 
parking and landscaping forming phases 2 and 4 (matters relating to access, 
landscaping and layout). 

 

2. Y13/0175/SH EVERSLEY COLLEGE & EVERSLEY LODGE COOLINGE 
 (Page 67) LANE FOLKESTONE KENT 
 

Change of use and conversion of boarding college/school (Class C2) 
building to form 23 apartments, including alteration and extension of 
building, erection of associated detached two storey building to provide cycle 
storage with separate apartment above, erection of 17 two and three storey 
dwellings on part of college/school playing field with associated access, 
garages and parking, erection of single and two storey extensions to existing 
detached lodge building in connection with use as a dwelling, use of part of 
playing field to provide car parking and playing field areas for Sandgate 
Primary School and provision of parking and communal garden areas to 
apartments/dwellings (resubmission of application Y12/0838/SH). 

 

 

 





Application No: Y12/0767/SH 
 

Location of Site: Land at Ingles Manor and land at Folkestone 
Garden Centre, Castle Hill Avenue, 
Folkestone, Kent  
 

Development: A hybrid application encompassing; 1) Full 
application for the erection of 13 dwellings 
with associated parking and landscaping 
together with 3 two storey office buildings 
with parking and landscaping forming phases 
1 and 3 and 2) Outline application for the 
erection of 46 dwellings with associated 
parking and landscaping forming phases 2 
and 4 (matters relating to access, landscaping 
and layout). 
Applicant: The Trustees of the 
Viscount Folkestone 
 

Agent: Miss K Banks 
Lee Evans Planning 
57 Johns Lane 
Canterbury 
Kent 
CT1 2QQ 
 

Date Received: 20.08.12  
 

Expiry Date: 19.11.12  
 

Date of Committee:  14.05.13 
 

Officer Contact:    Mr James Bailey 
 

RECOMMENDATION: That subject to the signing of a S106 agreement 
covering those matters as set out under Developer Contributions in the 
report, planning permission be granted subject to conditions, the details of 
which will be provided in the supplementary papers, and that delegated 
authority be given to the Head of Planning Services to determine the 
wording of the S106 agreement and any additional conditions which are 
considered reasonably necessary. 

 
1.0 THE PROPOSAL 
 
1.1 The application submission provides a “Hybrid” application; part “detailed” 

and part “outline” arranged around four phases as part of the comprehensive 
redevelopment of the site with Phases 1 and 3 proposed as full and detailed 
elements of the application and with phases 2 and 4 being in outline. Matters 
relating to access, layout and landscaping are for consideration with the 
outline part of the scheme with appearance and scale reserved for future 
consideration. A significant level of detail has been provided for the outline 



elements of the scheme, inclusive of drawings showing an external design 
and scale of the units. However, these are not for consideration at this stage 
and are shown for indicative purposes only. They do, however, provide 
considered contextual analysis to provide interested parties with the 
Architectural Team’s vision for the site (the Master Plan). 

 
1.2 The proposed phases are not intended to be seen in isolation, although 

capable of separate implementation, but are linked with a detailed 
landscaping scheme connecting all four phases with an emphasis on 
provision of infrastructure works to phase 3 (commercial development) prior 
to the development of phase 2 (outline residential).      

 
1.3 As originally submitted, the hybrid application incorporated the following: 
 
 Phase 1  
 13 dwellings – detailed with all matters to be considered.  
 

This element seeks to provide a range of two, three and four bed dwellings 
arranged as two and three storey dwellings with ridge heights ranging from 
9.3m to 11.28m, all with dedicated parking. The design ethos for this phase 
of the scheme seeks to provide “street-facing” development to frame the 
Avenue (so called as an avenue is created by the trees leading to the Manor 
House) without overpowering it with limited vehicular access to this phase 
only from Castle Hill Avenue (CHA) to retain the character of the Avenue, 
retention and management of as many trees as possible, especially to the 
Avenue, provision of communal space, high quality designed family homes 
which respect the material composition and overall form of houses in CHA, 
the Manor House itself and the Manor Office, whilst creating a distinct 
character of its own. 
 
Materials comprise plain tiles to the roofs, plain tile hanging to part of first 
floor, red stock facing brick elsewhere, aluminium framed double glazed 
windows, aluminium standing seam cladding and roofing to bays and 
canopy, aluminium rain water goods and glass balustrade.  
 

 Phase 2 
 35 dwellings – outline but with matters of layout, access and landscaping to 

be considered (external appearance and scale shown as indicative).  
 
 This element seeks to provide a range of one, two, three and four bed units, 

16 of which are shown as apartments with 19 comprising two and three 
storey dwellings, with access off Jointon Road (JR). Indicative scale 
parameters range from 2 storey’s with ridge heights of 9.6m, to, the corner 
units along Shorncliffe Road arranged over 4 floors with ridge heights of 
11.2m. All units have dedicated parking with some visitor provision provided 
on-street. The design ethos for this phase seeks to retain the boundary trees 
to the principle boundaries along SR and the Avenue, careful siting of 
dwellings to avoid future conflicts with residents over trees, need for an 
outwardly facing development to give structure and interest to the street and 
avoid back gardens facing onto SR, mix of unit types which allows for 
variations in style and heights and helps to emphasise important and 



prominent corners/junctions and respect the much grander scale of 
properties along SR, provision of flexible live-work units given proximity to 
transport links and the town centre, provision of accessible green space to 
link all phases of the development and provide pedestrian and cycle links 
from JR through the site to CHA, respect the setting of the Manor House and 
nearby conservation area and to design out as much as possible on street 
parking given the proximity to the principle transport modes.   

 
 Materials are not for consideration at this stage as matters relating to 

external appearance are reserved for future consideration however the 
indicative drawings show a palette of materials similar to those used on the 
other phases, including slate roofs and a mixture of render and brickwork to 
the elevations.   

 
 Phase 3 
 Commercial – detailed with all matters to be considered. Proposes 1000 

sqm of office floor space arranged over two floors, with the height of the 
central barn proposed at 10.26m to ridge with the side wings at a ridge 
height of 9.340m, suitable for business start up or relocation. This is an 
improvement on the scheme granted planning permission in 2002, based 
around the accepted principle of a “U” shaped development, adopting the 
rural vernacular befitting the character and setting of the Manor House itself 
and its outbuildings and reflecting the nature and appearance of the former 
barn destroyed by fire, but with its own design flair. The floor space has 
been designed to be flexible providing for small or large “units” as required. 
The applicant is proposing to provide the necessary infrastructure (roads, 
services, broadband etc), prior to the commencement of Phase 2 and 4. 

 
 Materials comprise clay tiled roof to the main barn with slates to the “wings”, 

aluminium standing seam cladding, aluminium framed double glazing, 
stained weatherboarding, timber sliding shutters and timber bi-fold shutters 
and aluminium rainwater goods.  

 
 Phase 4  
 9 dwellings - outline but with layout, access and landscaping to be 

considered at this stage (external appearance and scale shown as 
indicative). Provides the last phase of works with access off JR. The design 
ethos for phase 4 seeks to provide family homes at a much lower density to 
respect the form and character of those properties in JR which are 
predominantly large detached properties with some semi-detached and 
houses converted to flats, with generous landscaped front gardens and 
ample off street parking. The layout provides for principally semi-detached 
properties with indicative external appearances and scale similar to those 
along the road. Scale parameters range from 2 storeys with rooms in the 
roof with ridge heights ranging from 9.6 m to 10.9 m.   

 
 Materials are not for consideration at this stage as matters relating to 

external appearance are reserved for future consideration. However the 
indicative drawings show a palette of materials similar to those used on the 
other phases, including plain tile roofs, through coloured render with red 
stock facing brick plinth and red stock facing brick. 



  
1.4 As a result of responses from a number of internal, statutory consultees and 

local residents, amendments to the original application have been received 
which seek to address those concerns raised. These amendments were the 
subject of a fresh round of consultation which expired on the 10.04.2013 and 
principally include: 
 

• Alterations to units 3 and 4 on phase 1 to reduce their height 
comparable to units 1 and 2. 

• Alterations to the barn design in phase 3  

• Clarity to car parking provision and spaces 

• Provision of an additional 2 units in phase 2 (an additional floor has 
been added) to provide a greater emphasis and focal point to the 
building on the corner of SR and CHA. The scheme now refers to 59 
units to be provided.  

• Supplementary badger report 

• Numerous design changes and adjustments including to: tree 
numbering plan for clarity, individual units, boundary wall, matters 
covering highway issues, conformation on affordable housing provision, 
developer contributions.  

 
1.5 Following continued concerns raised by Kent Highways after the submission 

of the amendments listed above, additional plans have recently been 
received which address the specific concerns of Kent Highways as listed in 
paragraph 4.2 below under Supplementary Information. These plans have 
not been the subject of fresh consultation as they raise technical matters 
which do not materially change the application as submitted.  

 
1.6 The application is also accompanied by the following supporting information: 
 
 Planning Statement  - addresses all relevant issues in relation to planning 

policy considerations in addition to supplementary matters. 
 Design and Access Statement - provides the design rationale behind the 

evolution of the Master plan – its concept, design progression and 
consideration of creating a sense of place which relates well to its 
surrounding context.  

 Ecological Surveys – to provide informed information on the presence of 
any protected species on the land.  

 Statement of Community Involvement – setting out how the design 
concepts were introduced to the community, how feedback was captured, 
through the public exhibitions and public consultation exercise. 

 Land Contamination Preliminary Risk Assessment - looking at potential 
contamination issues with the site.  

 Transport Statement – Inclusive of Framework Travel Plan for the site and 
compensatory measures.  

 Provisional desk based assessment/Canterbury Archaeological Trust – 
looking at the archaeological implications for development at the site. 

 Code for Sustainable Homes: Design Stage Pre-Assessment Report – 
confirms a commitment to achieve the sustainability targets set out within the 
Code for Sustainable Homes.  



 Flooding Risk Assessment – investigating floor risk matters and a surface 
water management strategy.  

 Tree Survey Reports - for both the Ingles Manor, Avenue and office 
grounds and for the Wyevale tenancy. 

 Fully detailed landscape proposal for the whole site – designed to be 
implemented in phases and complimented by a Landscape Management 
Plan for 5 years. The landscaping proposals are supported by a Landscape 
Statement setting out the rational and strategy for the various landscape 
elements.  

 
1.7 The following additional information has been submitted by way of amended 

plans: 
 
 Boundary Wall Inspection Report – setting out the condition of the garden 

wall adjacent to the Council offices’ parking area to the rear. 
 Updated ecological survey on Badgers 
    
 
2.0 LOCATION AND DESCRIPTION OF SITE 
 
2.1 The site is situated between Shorncliffe Road (SR) to the north, Castle Hill 

Avenue (CHA) to the east and Jointon Road (JR) to the west. It is bordered 
to the south by the car park and curtilages of Shepway District Council’s 
offices and those of Palting House. Other than the government offices in the 
vicinity and the education facility to the north-west in SR (K College), the 
immediate area is predominantly residential. The municipal open space of 
Kingsnorth Gardens lies opposite the site, to the north side of SR. 

 
2.2 The site is situated centrally within the town, within easy walking and cycling 

distance of the town centre, local shops and services and the seafront. The 
mainline railway station is within 5 minutes walking distance and the site is 
well served by excellent public bus links. 

 
2.3 Covering approximately 2.54 hectares, the Ingles Manor site comprises the 

following buildings and associated curtilages: 
 

• Ingles Manor – Grade II listed and in commercial use offering office 
accommodation with associated parking 

• Curtilage listed buildings of the Manor – accommodating small 
businesses and light industrial uses 

• Ingles Cottage – a residential property 

• The Manor Office – offices of Smith, Woolley & Perry with associated car 
parking area.  

• The Folkestone Garden Centre with retail space and car parking. 
 

2.4 The site is characterised by a number of established trees, many of which 
are the subject of Tree Preservation Orders (TPO’s). A strong feature of the 
site is the tree lined avenue leading from Castle Hill Avenue to the listed 
Manor House, a feature complemented by the tree lined boundaries along 
the north-eastern part of the site and Shorncliffe Road. The Grade II listed 
Manor House, together with its ancillary cottage and buildings, all in 



commercial use, form a group of historic buildings at the northern edge of 
the conservation area, within which part of the site lies.  

 
 
3.0 RELEVANT PLANNING HISTORY 
 
 Ingles Manor –   
 Change of use of Manor from a private school to offices – Approved 1973 
 Erection of office buildings on the site of fire damaged barn – Approved 

2002. 
 Listed Building consent for demolition of a curtilage listed building – 

Approved 2002 (linked to above planning permission).  
 
 The Manor Office –  
 Erection of two single storey extensions and alterations to entrance hall – 

Approved 1974. 
 Extension and change of use of land to provide a car park – Approved 1993 
 
 The Garden Centre –  
 Change of Use of meadow land to a landscaped garden centre – Approved 

1971. 
 Erection of two single storey buildings to provide additional retail areas – 

Approved 1989.  
.  
 
4.0 CONSULTATION RESPONSES 
 
4.1 Folkestone Town Council –  
 Object - unsympathetic design of proposed houses in relation to existing 

listed buildings on the site and overbearing at 11.2 metres in height.  Design 
contravenes FTC3d of the Local Plan.  Does not retain sufficient important 
trees especially in middle of the site.  The proposed houses are too close to 
existing trees.  Trees subject to Tree Preservation Order should not be 
removed. 

 
 The garden centre should be preserved as part of the overall scheme as the 

main employment use rather than additional new offices. 
 
 We have been advised by local residents that flooding occurs in basements 

at Castle Hill Avenue. 
 
 We are concerned about the impact of so much additional traffic. 
 
 Voting:     For: 7     Against: 0      Abstentions: 0 
 
 Amended Plans 
 The committee objections of 30.08.12 stand and 46 dwellings is too many 

considering that it is proposed to remove over 50 trees.  
 
 
 



4.2 Kent Highways – 
 Whilst I have objections to the current proposals in respect of highway 

matters it may be possible to overcome those objections if the following 
amendments were made: 

 
 Layout  
 

1)  As layout is not a reserved matter, detailed plans are required at 1:200 
scale showing road width dimensions, visibility splays for the junction 
with Castle Hill Avenue and Jointon Road, footway widths and shared 
surface widths.  

 
2)  Detailed plans are required for how utilities will be placed within the 

adoptable highway.  
 
3)  Detailed plans are required showing the proposed buildouts on Jointon 

Road and Castle Hill Avenue. Details are also required showing the 
proposed pedestrian crossing point on Jointon Road / Shorncliffe Road 
together with parking restrictions that will be provided to ensure 
adequate pedestrian visibility when crossing the road. 

 
4)  Some of the parking spaces do not meet the minimum size standards 

of 2.5m by 5m, 2.7m by 5m (where obstructed on one side) and 2.9m 
by 5m (where obstructed on both sides).  

 
5)  There are some units where the garages do not meet minimum size 

requirements of 3.6m by 5.5m and do not have secure cycle storage in 
the form of sheds in rear gardens. These are plots 7, 17, 18, 19, 20, 21, 
54 and 55.  

 
6)  As the access road from Castle Hill Avenue will remain private there 

will need to be some form of control to prevent all day commuter 
parking (e.g. a vehicular gate). This will ensure that the access road is 
only used by residents and employees at Ingles Manor and the Estate 
Office and not for long term commuter parking.  

 
7)  An adoptable highway is proposed off Jointon Road as part of the 

Phase 2 development. KCC Highways are only likely to adopt this if a 
Controlled Parking Zone is introduced on this road. KCC Highways are 
concerned that if a Controlled Parking Zone is not introduced then it will 
lead to all day commuter parking, as currently occurs on surrounding 
roads such as Jointon Road and Castle Hill Avenue. The Parking 
Services Manager at Shepway DC should therefore be consulted as 
part of the consultation process to agree a way forward on the 
Controlled Parking Zone.  

 
 A Section 106 Planning Obligation is required to pay for the 

introduction of a Controlled Parking Zone within Phase 2.  
 



 A traffic regulation order will be required to formalise the Controlled 
Parking Zone and the order should be introduced before the occupation 
of any of the dwellings.  

 
8)  The proposal is currently deficient in terms of visitor car parking. 0.2 

visitor parking spaces should be provided for each unit. For Phase 1 a 
total of 3 visitor car parking spaces should be provided. For Phase 2 a 
total of 7 visitor car parking spaces are required.  

 
9)  An adoption plan is required as to what is proposed to be adopted by 

KCC Highways.  
 
10)  Bollards are required on the footpath by the open space in Phase 2 to 

prevent unlawful use by vehicles.  
 
11)  The unallocated parking bays on Phase 4 do not meet minimum size 

requirements of 2.2m by 6m as they are obstructed on one side by a 
hedge.  

 
12)  The gates proposed enclosing the parking bays on Phase 1 are 

unacceptable and should be removed. This relates to plots 3-8.  
 
13)  The road serving Phase 4 should be served off the existing access 

from Jointon Road serving the proposed office development as this will 
result in less removal of on-street parking on Jointon Road.  

 
 A build out should then be installed by this access to improve visibility 

from this access. KCC Highways will not adopt the access road for 
Phase 4 as it only directly serves 5 dwellings and therefore does not 
meet our adoption criteria. Refuse collection for the dwellings on Phase 
4 will need to take place from Jointon Road.  

 
14)  KCC Highways are of the opinion that the parking provision for the 

office development is too low. Current parking standards for an office 
development of this size are 1 space per 25 square metres.  

 
 Based on a floor area of 1,354 sqm a total of 54 car parking spaces are 

required and not the 40 as the applicant has shown. On-street car 
parking on Jointon Road has been shown to be at a premium with a 
traffic count that has been undertaken as part of the planning 
application showing that Jointon Road is currently operating at 100% 
capacity.  

 
15)  Vehicle tracking is required for an 11m refuse vehicle to show that it 

can safely manoeuvre around the proposed office development and 
exit the site in forward gear.  

 
Transport Statement  
 
1)  Paragraph 5.20. KCC Highways cannot accept a contribution of £100 

per dwelling towards a Kent Freedom Pass as the Freedom Pass is 



already heavily subsidised by the County Council. £100 per dwelling 
should therefore be used towards the purchase of travel vouchers on 
the Stagecoach Bus Network. This should be secured through a 
Section 106 Agreement.  

 
2)  The measures in the travel plan should be secured through a planning 

condition.  
 
General  
 
1)  KCC Highways request a total of £6,000 towards improvements to bus 

infrastructure in the vicinity of the site. This should be used to improve 
the stops on Shorncliffe Road in the form of bus clearways and raised 
kerbs and also to improve the bus stops on Cheriton Road next to 
Folkestone Central Railway Station. Stagecoach should be consulted 
on the planning application to ascertain their view on the proposals.  

 
Amended Plans 
Whilst I have objections to the current proposals in respect of highway 
matters it may be possible to overcome those objections if the following 
amendments were made:- 
 
Layout 
 
1) As layout is not a reserved matter, detailed plans are required at 1:200 

scale showing visibility splays for the junctions with Castle Hill Avenue 
and Jointon Road. 

 
2) Detailed plans are required for how utilities will be placed within the 

adoptable highway. This will need to include road crossing points as to 
how individual properties will be served from the main services corridor. 

 
3) Details are also required showing the parking restrictions that will be 

provided to ensure adequate pedestrian visibility when pedestrians are 
crossing the road at the junction of Jointon Road / Shorncliffe Road. 

 
4) The garage for plot 7 does not meet minimum size requirements of 

3.6m by 5.5m. Plot 17 does not have any secure cycle storage. 
 
5) As the access road from Castle Hill Avenue will remain private there 

will need to be some form of control to prevent all day commuter 
parking (e.g. a vehicular gate). This will ensure that the access road is 
only used by residents and employees at Ingles Manor and the Estate 
Office and not for long term commuter parking. A pedestrian gate can 
be provided for access for pedestrians. 

 
6) An adoptable highway is still proposed off Jointon Road as part of the 

Phase 2 development. KCC Highways are only likely to adopt this if a 
Controlled Parking Zone is introduced on this road. KCC Highways are 
concerned that if a Controlled Parking Zone is not introduced then it will 
lead to all day commuter parking as currently occurs on surrounding 



roads such as Jointon Road and Castle Hill Avenue. The Parking 
Services Manager at Shepway DC should therefore be consulted be as 
part of the consultation process to agree a way forward on the 
Controlled Parking Zone. A Section 106 Planning Obligation is required 
to pay for the introduction of a Controlled Parking Zone within Phase 2. 
A traffic regulation order will be required to formalise the Controlled 
Parking Zone and the order should be introduced before the occupation 
of any of the dwellings. KCC Highways do not agree with the 
applicants’ response that a Traffic Regulation Order cannot be dealt 
with through a Section 106 Agreement. Necessary funds can be 
secured through the Section 106 Agreement for the implementation of 
the CPZ. 

 
7) The proposal is currently deficient in terms of visitor car parking. 0.2 

visitor parking spaces should be provided for each unit. For Phase 2 a 
total of 8 visitor car parking spaces are required as the number of units 
on Phase 2 is now 41. 

 
8) The gates proposed enclosing the parking bays on Phase 1 are 

unacceptable and should be removed. This relates to plots 3-8. This is 
because residents in the future may decide to enclose the spaces 
behind the gates and the dwellings will therefore have zero car parking, 
which is unacceptable. 

 
9) KCC Highways are still of the opinion that the parking provision for the 

office development is too low. Current parking standards for an office 
development of this size are 1 space per 25 square metres. Based on a 
floor area of 1,354 sqm a total of 54 car parking spaces are required 
and not the 40 as the applicant has shown. On-street car parking on 
Jointon Road has been shown to be at a premium with a traffic count 
that has been undertaken as part of the planning application showing 
that Jointon Road is currently operating at 100% capacity 

 
10) Vehicle tracking is required for an 11m refuse vehicle to show that it 

can safely manoeuvre around the proposed office development and 
exit the site in forward gear. 

 
Transport Statement 
 
1) Paragraph 5.20. £100 per dwelling should be used towards the 

purchase of travel vouchers on the Stagecoach Bus Network. This 
should be secured through a Section106 Agreement. 

2) The measures in the travel plan should be secured through a planning 
condition. 

 
General 
 
1)  KCC Highways request a total of £6,000 towards improvements to bus 

infrastructure in the vicinity of the site. This should be used to improve 
the stops on Shorncliffe Road in the form of bus clearways and raised 
kerbs and also to improve the bus stops on Cheriton Road next to 



Folkestone Central Railway Station. Stagecoach should be consulted 
on the planning application to ascertain their view on the proposals. I 
would be grateful if you could forward any amended plans to me for my 
further consideration. 

 
Supplementary Information 
I now have no objections to the application subject to the following 
conditions being attached to any planning permission granted: 
 
1) Provision of construction vehicle loading/unloading and turning facilities 

prior to commencement of work on site and for the duration of 
construction. 

 
2) Provision of parking facilities for site personnel and visitors prior to 

commencement of work on site and for the duration of construction. 
 
3) Provision of measures to prevent the discharge of surface water onto 

the highway. 
 
4) Provision of wheel washing facilities prior to commencement of work on 

site and for the duration of construction. 
 
5) Provision and permanent retention of the vehicle parking spaces and 

garages shown on the submitted plans prior to the occupation of the 
dwellings hereby permitted. This will also need to include the removal 
of permitted development rights for the installation of doors to the car 
barns and no further walls or structures being placed around car 
parking bays to prevent them being used for car parking. 

 
6) Provision and permanent retention of the vehicle turning facilities 

shown on the submitted plans prior to the occupation of the dwellings 
hereby permitted. 

 
7) Provision and permanent retention of the cycle parking facilities shown 

on the submitted plans prior to the occupation of the dwellings hereby 
permitted. 

 
8) Completion and maintenance of the access details shown on the 

submitted plans prior to the occupation of each phase respectively. 
 
9) Completion of the following works between a dwelling and the adopted 

highway prior to first occupation of the dwelling: 
 

(a)  Footways, with the exception of the wearing course; 
(b)  Carriageways, with the exception of the wearing course but 

including a turning facility, highway drainage, visibility splays, 
street lighting, street nameplates and highway structures (if any). 

 
10) Provision of the build-out and maintenance of the visibility splays 

shown at the junction with Castle Hill Avenue on the submitted plans 



with no obstructions over 1.05 metres above carriageway level within 
the splays, prior to the occupation of any dwelling in Phase 1. 

 
11) Provision of the build-out and maintenance of the visibility splays 

shown at the junction of the proposed adoptable highway with Jointon 
Road on the submitted plans with no obstructions over 1.05 metres 
above carriageway level within the splays, prior to the occupation of 
any dwelling in Phase 2. 

 
12) Provision of the build-out and maintenance of the visibility splays 

shown at the junction of the Phase 3 access road with Jointon Road on 
the submitted plans with no obstructions over 1.05 metres above 
carriageway level within the splays, prior to the occupation of any 
dwelling in Phase 3. 

 
13) Provision of the proposed pedestrian crossing point at the junction of 

Jointon Road and Shorncliffe Road prior to the occupation of any 
dwelling in Phase 2. 

 
14) Provision of the vehicular access gate to plots 1-13 prior to the 

occupation of any dwelling in Phase 1. 
 
15)  Provision of the measures as set out in the travel plan within 6 months 

of the occupation of the first dwelling hereby permitted. 
 
Notes: 
The Section 106 Planning Agreement will need to include the following 
financial contributions - £11,900 towards sustainable transport measures 
(£5,900 for bus travel vouchers and £6,000 for improvements to bus stops in 
the local area). 
 
Funds towards the creation of a Traffic Regulation Order for the proposed 
adoptable highway and public consultation for the order. 
 

4.3 Shepway Highways Engineer– 
Breakdown of costs 

 
      

  Unit Net VAT Total 
Costs 

1.     Creation of Traffic Regulation 
Order 

      

  

  SoR item         

  Initial site survey 1 75.00 15.00 90.00 

  Production of plans 1 12.50 2.50 15.00 

  Writing of Traffic Order 1 60.00 12.00 72.00 

  Printing hard copies for statutory 
consultees  

14  
31.25 

 
6.25 37.50 

  Signing and sealing legal fees 1 178.00 35.60 213.60 

  Total   £356.75 £71.35 £428.10 



        

2.   Public consultation         

  SoR item         

  Advertising proposal notice in Kent 
on Sunday 

 
1 

 
150.00 

 
30.00 180.00 

  Printing of Public Notices and 
erection on site and neighbouring 
streets 8 15.00 3.00 18.00 

  Consultation with local residents; 
to include - address search, letter 
writing and mailing, plans TBC 60.00 12.00 72.00 

  Hardcopy of consultation 
documents to be left in Civic 
Centre for examination 2 3.60 0.72 4.32 

  Advertising of "has made" notice in 
Kent on Sunday 

 
1 150.00 30.00 180.00 

  Total    £378.60 £75.72 £454.32 

         

3. Site works         

  SoR item         

  Road marking  380 760.00 152.00 912.00 

  Signage 4 80.00 16.00 96.00 

  Posts 4 80.00 16.00 96.00 

 Sign and post installation 1 120.00 24.00 144.00 

  Total   £1,040.00 £184.00 £1,104.00 

      

4. Public transport 
improvements 

      
  

  SoR item         

  Bus stop clearways - KCC 
request 

4  
1300.00 

 
£260.00 £1,560.00 

  Raised kerb improvements - 
KCC request 

4  
3200.00 

 
£640.00 £3,840.00 

  Passenger shelter repairs - 
Folkestone Central - KCC 
request 

1 

1500.00 £300.00 £1,800.00 

  Passenger shelter - Shorncliffe 
Road - SDC request 

1 

5200.00 £1,040.00 £6,240.00 

  Total   £11,200.00 £2,240.00 £13,440.00 

       

  GRAND TOTAL       £15,426.42 

 
4.4 Arboricultural Manager – 
 I am not opposed to the development proposal in principle, but would like to 

seek clarification on the following points: 
 



• The accompanying arboricultural report (relating to phase one of the 
development) recommends the removal of several groups of trees (G27 
and G53) which are growing out of the retaining wall to the south of the 
site, however, this is not reflected on the site plan (drawing number 
07512-AL (20) 133).  This drawing should be amended to reflect this 
detail and proposals submitted for their replacement. 

 

• Recommendations have been put forward to utilise no-dig methods to 
construct the new access around the bases of T46 (Lime) and T47 
(Pine) which stand at the junction of the Ingles Manor Avenue and 
Castle Hill Avenue.  However, the accompanying tree report (at section 
12.3 and 14) does not go into details as to how this will be achieved 
apart from recommending that the existing tarmac be removed by hand 
and reiterating the relevant section of BS5837:2005 (para 11.3.5). 

 
 In order to ensure that these two trees are fully protected, I would like to 

request a comprehensive method statement be submitted which details 
exactly how the new access is to be constructed using the no-dig 
methods recommended in the arboricultural report.  The method 
statement should also include details of how all of the retained trees 
along the avenue are to be protected, using the same no-dig method, to 
accommodate the access for units one to seven of the phase one 
development which extends well into the calculated root protection areas 
of the retained avenue trees. 

 

• The arboricultural reports submitted in support of this application 
recommends the removal of quite a few trees from the site in order to 
accommodate the various phases of development, however, the site 
plan submitted by the Lee Evans partnership does not show all of these 
removals and is, therefore, considered to be misleading in terms of what 
is being removed and what is being retained.  Again, I would like to 
request that this drawing is amended to show the full detail. 

 

• The arboricultural report recommends the removal of a tree recorded as 
T40 (Cherry).  I was unable to locate a Cherry tree at this location on my 
recent site visit and noted that all of the trees within this group appear to 
stand on SDC land and, therefore, their retention is desirable and should 
not pose a constraint on development proposals.  I would like to seek 
clarification on this point. 

 

• I consider the avenue management plan to be well considered and 
although programmed as a phased removal overtime, the plan will 
ensure its longer term retention as a main feature of the site and as such 
I am happy to support it. 

 

• Adequate tree protection will be an essential part of the development 
and as such, I would like to see all protective fencing installed to the 
correct specification and correct distances around all retained trees prior 
to any contractor’s site occupation.  I would also like to inspect this 
fencing at the time of installation to ensure adherence to the 
specification. 



 

• The development proposal seeks to remove a number of mature 
ornamental trees from within the garden centre site.  Unfortunately, 
these trees are barely visible from within the garden centre and as such, 
are considered to have low visual amenity value.  Future landscaping of 
the site could/should utilise some of these ornamental specimens. 

 

• The current design should largely prevent the need for post development 
pressure for pruning and any proposed landscaping should be planned 
to avoid planting new trees too close to new properties and the ultimate 
height and spread of proposed species needs to be taken into account 
to avoid future light and encroachment issues.  Foundation design 
should take into account the proximity of all retained trees and consider 
the proposed effects of any new landscaping. 

 
Amended Plans 
Having looked over the drawings for the build out in to Castle Hill Avenue I 
would like to recommend that a condition be included for the submission of a 
detailed construction methodology. 
 

• The works to construct the build out will be undertaken within the 
calculated root protection area of the TPO’d Lime tree and Pine tree 
(tree number 46 and 47).  Both trees have been assessed as high 
quality specimens and allocated retention category A in line with 
BS5837:2012 and it is important that any work within their RPA’s are 
undertaken with the greatest of care.  To this end I would like to 
recommend that all works undertaken around these two trees are carried 
out by hand (i.e. no mechanical diggers etcN) with all method 
statements detailing how this will be achieved.  

 

• I can confirm that I am satisfied with the rest of the submissions and 
have previously commented on the need to condition the erection of all 
protective fencing as per figure 2 BS5837:2012 prior to the contractors’ 
site occupation. 

 

• I have no reason to alter any of my previous comments on this 
application. 

 
4.5 Environmental Health Officer – 

1. Prior to commencement of the development a desk top study shall be 
undertaken and submitted to and approved in writing by the Local 
Planning Authority.  The study shall include the identification of 
previous site uses, potential contaminants that might reasonably be 
expected given those uses and any other relevant information.  Using 
this information, a diagrammatical representation (Conceptual Model) 
for the site of all potential contaminant sources, pathways and 
receptors shall also be included. 

 
2. If a desk top study shows that further investigation is necessary, an 

investigation and risk assessment shall be undertaken by competent 
persons and a written report of the findings shall be submitted to and 



approved in writing by the Local Planning Authority prior to 
commencement of the development.  It shall include an assessment of 
the nature and extent of any contamination on the site, whether or not it 
originates on the site.  The report of the findings shall include: 

 
i) A survey of the extent, scale and nature of contamination 
 
ii) An assessment of the potential risks to : 

 

• Human health  

• Property (existing or proposed) including buildings, crops, 
livestock, pets, woodland and service lines and pipes. 

• Adjoining land 

• Ground waters and surface waters 

• Ecological systems 

• Archaeological sites and ancient monuments and 
  

iii) An appraisal of remedial options and identification of the preferred 
option(s). 

 
All work pursuant to this condition shall be conducted in accordance 
with the DEFRA and Environment Agency document Model Procedures 
for the Management of Land Contamination (Contamination Report 11). 

 
3. If investigation and risk assessment shows that remediation is 

necessary, a detailed remediation scheme to bring the site to a 
condition suitable for the intended use by removing unacceptable risks 
to human health, buildings and other property and the natural and 
historical environment shall be submitted to and approved in writing by 
the Local Planning Authority prior to commencement of the 
development.  The scheme shall include details of all works to be 
undertaken, proposed remediation objectives and remediation criteria, 
a timetable of works, site management procedures and a verification 
plan.  The scheme shall ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 
1990 in relation to the intended use of the land after remediation.  The 
approved remediation scheme shall be carried out in accordance with 
the approved terms including the timetable, unless otherwise agreed in 
writing by the Local Planning Authority.  The Local Planning Authority 
shall be given two weeks written notification of commencement of the 
remediation scheme works. 

 
4. Prior to commencement of development, a verification report 

demonstrating completion of the works set out in the approved 
remediation scheme and the effectiveness of the remediation shall be 
submitted to and approved in writing by the Local Planning Authority.  
The report shall include results of sampling and monitoring carried out 
in accordance with the approved verification plan to demonstrate that 
the site remediation criteria have been met.  It shall also include details 
of longer-term monitoring of pollutant linkages and maintenance and 



arrangements for contingency action as identified inthe verification 
plan, and for the reproting of this to the Local  Planning Authority. 

 
5. In the event that, at any time while the development is being carried 

out, contamination is found that was not previously identified, it shall be 
reported in writing immediately to the Local Planning Autority.  An 
investigation and risk assessment shall be undertaken and where 
remediation is necessary a remediation scheme shall be prepared.  
The results shall be submitted to the Local Planning Authority.  
Following completion of measures identified in the approved 
remediation scheme a verification report shall be prepared and 
submtited to the Local Planning Authority. 

 
 Reason : 
 To ensure that risks from land contamination to the future users of the 

land and neighbouring land, together with those to controlled waters, 
property and ecological systems are minimised and to ensure that the 
develoment can be carried out safely without unacceptable risks to 
workers, neighbours and other off-site receptors  

 
4.6 Housing Strategy Manager –  
 I have read through the detail set out in the applicant’s additional information 

report dated 13 March 2013. I can confirm that I am happy with the 
affordable housing proposals set out in the report and the proposal to deal 
with them by condition within the S106.  

 
4.7 English Heritage – 
 Our specialist staff have considered the information received and we do not 

wish to offer any comments on this occasion. 
 
 Recommendation: 
 The application(s) should be determined in accordance with national and 

local policy guidance and on the basis of your specialist conservation advice. 
 
 Amended Plans 
 No further comments. 
 
4.8 Mouchel Parkman 
 The County Council has assessed the implications of this proposal in terms 

of the delivery of its community services and is of the opinion that it will have 
an additional impact on the delivery of its services, which will require 
mitigation either through the direct provision of infrastructure or the payment 
of an appropriate financial contribution. 

 

• Primary & Secondary Education Provision 
 

• Primary School 
 
 A primary school contribution of £49,355.24 in total towards a new 

primary school local to this proposed development. 
 



• Secondary School 
 
Currently no requirement. 
 

• Libraries and Community Learning 
 
A financial contribution towards the provision of the following: 
 

• Local libraries    £2951.08 

• Youth and Community   Currently no requirement 

• Community Learning   £987.80 
 

• Adult Social Services £4378.44 
 
Toal requested contribution amount £57,672.56. 
 
Amended Plans  

• Primary & Secondary Education Provision 
 

• Primary School 
 
A primary school contribution of £66,180.89 in total towards a new primary 
school local to this proposed development. 
 

• Secondary School 
 
Currently no requirement. 
 

• Libraries and Community Learning 
 
A financial contribution towards the provision of the following: 
 

• Local libraries    £2814.70 

• Youth and Community   Currently no requirement 

• Community Learning   £1241.66 
 

• Adult Social Services £5871.09 
 
Toal requested contribution amount £76,108.34 

 
4.9 K.C.C. (Planning - Archaeology) 
 The application is accompanied by an archaeological desk-based 

assessment prepared on behalf of the applicant by the Canterbury 
Archaeological Trust. The desk-based assessment provides a good account 
of the archaeological potential of the site. The study notes that the site is of 
archaeological potential, particularly for evidence relating to archaeology 
associated with the seventeenth century Ingles Farm. The study rightly notes 
however that the Folkestone area is generally rich in archaeological remains 
from the prehistoric period onwards and that pre-seventeenth century 
remains might also be expected on the site. 

 



 Given the archaeological potential of the site it is likely that the proposed 
development works will impact upon buried archaeological remains. I 
therefore recommend that provision is made in any forthcoming planning 
consent for a programme of archaeological works. The following planning 
condition covers what would be required: 

 
 AR1No development shall take place until the applicant, or their agents or 

successors in title, has secured the implementation of a programme of 
archaeological work in accordance with a written specification and timetable 
which has been submitted to and approved by the Local Planning Authority. 

 
 Reason:  
 To ensure that features of archaeological interest are properly examined and 

recorded. 
 
 I also note that the application has the potential to impact upon the setting of 

the Grade II Listed Ingles Manor and the character of the The Leas and The 
Bayle, Folkestone Conservation Area. I therefore recommend that the views 
of your council's Conservation Officer are sought on the proposals. 

 
4.10 Natural England – 
 Natural England is a non-departmental public body. Our statutory purpose is 

to ensure that the natural environment is conserved, enhanced, and 
managed for the benefit of present and future generations, thereby 
contributing to sustainable development. 

 
 This application is within the setting of Kent Downs Area of Outstanding 

Natural Beauty. Natural England has no comments to make on this proposal 
as we do not believe that this development is likely to impact on the reasons 
for which the site is designated. 

 
 Given the location of the development, however, the local planning authority 

should seek the views of the AONB Unit where relevant prior to determining 
this planning application, as they may have comments to make on the 
location, nature or design of this development. 

 
 Local authority biodiversity duty and opportunities for enhancement 
 Under section 40(1) of the Natural Environment & Rural Communities Act 

2006 a duty is placed on public authorities, including local planning 
authorities, to have regard to biodiversity in exercising their functions. This 
duty covers the protection, enhancement and restoration of habitats and 
species. 

 
 The National Planning Policy Framework (NPPF) expects local authorities to 

prevent harm to biodiversity and geological interests. Paragraph 118 makes 
it clear how the government expects the council to consider planning 
decisions that could lead to harm to biodiversity and geological interests. 
Paragraph 109 identifies the importance of establishing coherent ecological 
networks that are more resilient to current and future pressures. 

 



 Protection for ancient woodland is included in Paragraph 118 of the NPPF 
and states that "planning permission should be refused for development 
resulting in the loss or deterioration of irreplaceable habitats, including 
ancient woodland and the loss of aged or veteran trees found outside 
ancient woodland, unless the need for, and benefits of, the development in 
that location clearly outweigh the loss". 

 
 The ecological survey submitted with this application has not identified that 

there will be any significant impacts on statutorily protected sites, species or 
on priority Biodiversity Action Plan (BAP) habitats as a result of this 
proposal. However when considering this application the council should 
encourage opportunities to incorporate biodiversity in and around the 
development (Paragraph 118 of the NPPF). 

 
 The Town and Country Planning Association's publication 'Biodiversity By 

Design' provides further information on this issue and the publication can be 
downloaded from http://www.tcpa.org.uk/pages/biodiversity-by-design.html 

 
 Examples of biodiversity enhancements that can be widely incorporated into 

development proposals include: 
 
 Green/brown roofs 
 The use of alternative roofing (turf, aggregate, brown and green roofs) can 

make a significant contribution to biodiversity, attenuation of rainfall, and 
energy efficiency as they can provide a high degree of insulation. 

 
 Landscaping 
 Native species of plant should be used in landscaping proposals associated 

with development, unless there are over-riding reasons why particular non-
native species need to be used. The nature conservation value of trees, 
shrubs and other plants includes their intrinsic place in the ecosystem; their 
direct role as food or shelter for species; and in the case of trees and shrubs, 
their influence through the creation of woodland conditions that are required 
by other species, e.g. the ground flora. 

 
 Nesting and roosting sites 
 Modern buildings tend to reduce the amount of potential nesting and roosting 

sites. Artificial sites may therefore need to be provided for bats and birds. 
There is a range of ways in which these can be incorporated into buildings, 
or built in courtyard habitats. Their location should provide protection from 
the elements, preferably facing an easterly direction, out of the direct heat of 
the sun and prevailing wind and rain. 

 
 Sustainable urban drainage systems 
 Many existing urban drainage systems are damaging the environment and 

are not, therefore, sustainable in the long term. Techniques to reduce these 
effects have been developed and are collectively referred to as Sustainable 
Urban Drainage Systems (SUDS). SUDS are physical structures built to 
receive surface water runoff. They typically include ponds, wetland, swales 
and porous surfaces. They should be located as close as possible to where 
the rainwater falls, providing attenuation for the runoff. They may also 



provide treatment for water prior to discharge, using the natural processes of 
sedimentation, filtration, adsorption and biological degradation. 

 
Local wildlife sites 
If the proposal site is on or adjacent to a local wildlife site, e.g. Site of Nature 
Conservation Importance (SNCI) or Local Nature Reserve (LNR) the 
authority should ensure it has sufficient information to fully understand the 
impact of the proposal on the local wildlife site before it determines the 
application. 
 
Should the proposal be amended in a way which significantly affects its 
impact on the natural environment then, in accordance with Section 4 of the 
Natural Environment and Rural Communities Act 2006, Natural England 
should be consulted again. 
 
Amended Plans 
The proposed amendments to the original application relate largely to layout 
and are unlikely to have significantly different impacts on the natural 
environment than the original proposals.  
 

4.11 Kent Wildlife Trust 
 I am concerned that the intensity of the development may be excessive and 

not only put undue pressure on the extremely valuable stock of trees on the 
site but risk harm to the population of badgers using the site. My concerns 
have been heightened by the way in which the planning statement 
represents the findings and recommendations of the applicant's ecologist. 

 
 Whilst the planning statement acknowledges the presence of badger setts, it 

suggests that any uncertainties arising from the impact of development on 
badgers can be addressed by a planning condition requiring follow-up 
surveys immediately ahead of development commencing on the site. 

 
 I cannot support this approach in this case. There is uncertainty about the 

legal interpretation of habitat loss and where, without up-to-date information, 
the applicant's ecologist admits "it is almost impossible to determine the 
impact of the proposed development on the badgers with any degree of 
accuracy" (paragraph 4.7 of the ecologist's report, 2010/12). 

 
 In the circumstances, the Trust raises a 'holding' objection pending greater 

clarity about the impact of firm development proposals on wildlife interests. 
 
 Amended Plans 
 I am grateful to you for raising my concerns about the impact of development 

on badgers with the applicant’s agent and am satisfied that the matter has 
been properly addressed by the recent Newcombe report. In the 
circumstances, I am able to withdraw my holding objection. Of course, it’s 
possible that circumstances can change. I urge the Council, therefore, to 
have regard to any recommendations from Natural England requiring further 
monitoring reports between now and when work commences on the 
scheme. 



 I note that the applicant has indicated a willingness to make a financial 
contribution in lieu of an open space deficit on site. Given the value of the 
present site as foraging habitat, not only (from time to time) for badgers but 
also for bats, I trust that the open space created with the fund (£45k) will be 
designed as good habitat for protected/biodiversity action plan species as 
well as satisfying recreational and landscape needs. 

 
4.12 Environment Agency 
 Thank you for your letter dated 28 August 2012. We have no objection to the 

proposal provided that the condition/s within this letter are imposed on any 
planning permission granted: 

 
 Conditions 

1. Development shall not begin until a surface water drainage scheme for 
the site, based on sustainable drainage principles and an assessment 
of the hydrological and hydro geological context of the development, 
has been submitted to and approved in writing by the local planning 
authority. The scheme shall subsequently be implemented in 
accordance with the approved details before the development is 
completed.  

 
 Reason:  
 To prevent flooding by ensuring the satisfactory disposal of surface 

water from the site.  
 
2. The development hereby permitted shall not be commenced until such 

time as a scheme to ensure the management and maintenance of the 
SuDS system including the responsibilities of each party for the 
implementation over the lifetime of the SuDS, has been submitted to, 
and approved in writing by, the local planning authority. 

 
 Reason: 
 To prevent flooding by ensuring the ongoing safe and sustainable 

disposal of surface water from the site.  
 
3. Prior to the commencement of development approved by this planning 

permission (or such other date or stage in development as may be 
agreed in writing with the Local Planning Authority), the following 
components of a scheme to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in 
writing, by the local planning authority: 

 
 a. A preliminary risk assessment which has identified: 

-  all previous uses 
-  potential contaminants associated with those uses 
-  a conceptual model of the site indicating sources, 

pathways and receptors 
-  potentially unacceptable risks arising from 

 contamination at the site.  
 



b. A site investigation scheme, based on (1) to provide information 
for a detailed assessment of the risk to all receptors that may be 
affected, including those off site. 

c. The results of the site investigation and the detailed risk 
assessment referred to in (2) and, based on these, an options 
appraisal and remediation strategy giving full details of the 
remediation measures required and how they are to be 
undertaken.  

d. A verification plan providing details of the data that will be 
collected in order to demonstrate that the works set out in the 
remediation strategy in (3) are complete and identifying any 
requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action.  

 
Any changes to these components require the express written consent 
of the local planning authority. The scheme shall be implemented as 
approved. 

 
4. No occupation of any part of the permitted development shall take 

place until a verification report demonstrating completion of works set 
out in the approved remediation strategy and the effectiveness of the 
remediation shall be submitted to and approved, in writing, by the local 
planning authority. The report shall include results of sampling and 
monitoring carried out in accordance with the approved verification plan 
to demonstrate that the site remediation criteria have been met. It shall 
also include any plan (a "long-term monitoring and maintenance plan") 
for longer-term monitoring of pollutant linkages, maintenance and 
arrangements for contingency action, as identified in the verification 
plan. The long-term monitoring and maintenance plan shall be 
implemented as approved. 

 
5. If, during development, contamination not previously identified is found 

to be present at the site then no further development (unless otherwise 
agreed in writing with the local planning authority) shall be carried out 
until the developer has submitted a remediation strategy to the local 
planning authority detailing how this unsuspected contamination shall 
be dealt with and obtained written approval from the local planning 
authority. The remediation strategy shall be implemented as approved. 

 
 Reason: 
 To protect vulnerable groundwater resources and ensure compliance 

with the National Planning Policy Framework. The site lies on head 
deposits that in turn overlies the Folkestone formation. This is classified 
as a principal aquifer. To protect groundwater quality, it is important 
that all precautions are taken to prevent discharges and spillages to 
ground. 

 
6. No infiltration of surface water drainage into the ground is permitted 

other than with the express written consent of the local planning 
authority, which may be given for those parts of the site where it has 
been demonstrated that there is no resultant unacceptable risk to 



controlled waters. The development shall be carried out in accordance 
with the approval details. 

 
 Reason: 
 To protect vulnerable groundwater resources and ensure compliance 

with the National Planning Policy Framework. 
 
 Any changes to these components require the express written consent 

of the local planning authority. The scheme shall be implemented as 
approved.  

 
National Planning Policy Framework (NPPF) paragraph 109 states that the 
planning system should contribute to and enhance the natural and local 
environment by preventing both new and existing development from 
contributing to or being put at unacceptable risk from, or being adversely 
affected by unacceptable levels water pollution. Government policy also 
states that planning policies and decisions should also ensure that adequate 
site investigation information, prepared by a competent person, is presented 
(NPPF, paragraph 121). 
  
Supporting text 
Flood risk  
This site lies in FZ1 and is therefore not considered at risk to tidal or fluvial 
flooding. However, NPPF requires all planning applications for development 
proposals over 1 hectare to be accompanied by an FRA.  
  
Surface water arising from the developed site should, as far as is 
practicable, be managed in a sustainable manner to mimic the greenfield 
situation.   It must be demonstrated that this will be the case and that it is 
ensured that the runoff rates/volumes are restricted to the existing rate and 
are inclusive of NPPF's requirements for the accommodation of climate 
change. At the detailed stage the developer should incorporate a surface 
water management scheme which uses SuDS features whenever 
reasonably practicable to attenuate and restrict the rate and volume of 
surface water leaving the site.   We are satisfied the FRA has examined 
SuDs options and demonstrates that surface water can be discharged safely 
and sustainably.   
 
Please note there should be no discharge into land impacted by 
contamination or land previously identified as being contaminated. The 
proposed location of any infiltration should be cross referenced with the 
outcome of the contaminated land site investigations. 
  
Any infiltration to ground at this site should have an invert level no deeper 
than 3 metres below ground level, to maximise the amount of unsaturated 
zone between the discharge point and the maximum level of the 
groundwater table. A series of shallow soakaways are preferable to deep 
bored soakaways, as deep bored soakaways can act as conduits for rapid 
transport of contaminants to groundwater. 
  



Appropriate pollution prevention methods (such as trapped gullies or 
interceptors) should be used to prevent hydrocarbons draining to ground 
from roads, hardstandings and car parks. Clean uncontaminated roof water 
shall drain directly to soakaways entering after any pollution prevention 
methods. 
  
There should be no discharge to ground in or allowed to discharge into land 
impacted by contamination or land previously identified as being 
contaminated. There should also be no discharge to made ground. 
  
Foul Drainage 
All foul drainage should be directed to mains foul sewer. 
  
Land Contamination: Preliminary Risk Assessment 
The above report by ESG dated October 2011 has been submitted with the 
planning application. I have the following comments on this report. 
  
I agree with the recommendations for site investigations. These should 
confirm the presence and nature of the drift deposits across the site. All 
exploratory holes should be sited in the most appropriate locations to 
provide good coverage of the site and allow for investigation of potentially 
contaminated areas identified in the desk study. The risk to the groundwater 
should be assessed following the investigations. 
  
Further clarification should be sought from the Local Authority Environmental 
Health Officer with respect to issues related to harm to human health. 

  
Guidance 
We recommend that developers should: 
 
1. Follow the risk management framework provided in CLR11, Model 

Procedures  for the Management of Land Contamination, when dealing 
with land affected by contamination.  

2. Refer to the Environment Agency Guiding principles for land 
contamination for the type of information that we required in order to 
assess risks to controlled waters from the site. The Local Authority can 
advise on risk to other receptors, such as human health. 

3. Refer to our website at www.environment-agency.gov.uk for more 
information. 

 
Waste on Site 
The CLAIRE Definition of Waste: Development Industry Code of Practice 
(version 2) provides operators with a framework for determining whether or 
not excavated material arising from site during remediation and/or land 
development works are waste or have ceased to be waste. Under the Code 
of Practice:  

 
- excavated materials that are recovered via a treatment operation can 

be re-used on-site providing they are treated to a standard such that 
they fit for purpose and unlikely to cause pollution 



- treated materials can be transferred between sites as part of a hub and 
cluster project 

- some naturally occurring clean material can be transferred directly 
between sites.  

 
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically, and that the permitting status 
of any proposed on site operations are clear. If in doubt, we should be 
contacted for advice at an early stage to avoid any delays. 
 
We recommend that developers should refer to the our: 

 
- Position statement on the Definition of Waste: Development Industry 

Code of Practice and; 
- website at www.environment-agency.gov.uk for further guidance. 
 
Waste to be taken off site 
Contaminated soil that is, or must be disposed of, is waste. Therefore, its 
handling, transport, treatment and disposal is subject to waste management 
legislation, which includes: 

  
-  Duty of Care Regulations 1991 
-  Hazardous Waste (England and Wales) Regulations 2005 
-  Environmental Permitting (England and Wales) Regulations 2010 
-  The Waste (England and Wales) Regulations 2011 

  
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically in line with British Standard BS 
EN 14899:2005 'Characterization of Waste - Sampling of Waste Materials - 
Framework for the Preparation and Application of a Sampling Plan' and that 
the permitting status of any proposed treatment or disposal activity is clear. If 
in doubt, we should be contacted for advice at an early stage to avoid any 
delays.  
  
If the total quantity of waste material to be produced at or taken off site is 
hazardous waste and is 500kg or greater in any 12 month period the 
developer will need to register with us as a hazardous waste producer. Refer 
to our website at www.environment-agency.gov.uk for more information. 
  
Fuel, Oil and Chemical Storage 
Any facilities for the storage of oils, fuels or chemicals shall be provided with 
secondary containment that is impermeable to both the oil, fuel or chemical 
and water, for example a bund, details of which shall be submitted to the 
local planning authority for approval. The minimum volume of the secondary 
containment should be at least equivalent to the capacity of the tank plus 
10%. If there is more than one tank in the secondary containment the 
capacity of the containment should be at least the capacity of the largest 
tank plus 10% or 25% of the total tank capacity, whichever is greatest. Al fill 
points, vents, gauges and sight gauge must be located within the secondary 
containment. 
  



The secondary containment shall have no opening used to drain the system. 
Associated above ground pipework should be protected from accidental 
damage. Below ground pipework should have no mechanical joints, except 
at inspection hatches and either leak detection equipment installed or 
regular leak checks. All fill points and tank vent pipe outlets should be 
detailed to discharge downwards into the bund. 
 
Amended Plans 
No further comments rasied on the above matters.  
 

4.13 Southern Water 
 Our initial investigations indicate that Southern Water can provide foul 

sewerage disposal to service the proposed development.  Southern Water 
requires a formal application for a connection to the public sewer to be made 
by the applicant or developer. 

 
 Amended Plans 
 No further comments 
 
4.14 Affinity Water 
 If permission is granted for this application we request a condition is attached 

requiring the Developer to agree with this Company, prior to commencement 
of the development, all necessary works and charges, including the 
preparation and completion of any Legal Agreements, associated with the 
provision of a potable water supply. 

 
 We would be grateful if you could direct the Developer to the 'Your Business' 

section on our website www.affinitywater.co.uk, for all information associated 
with a new Development in our water supply area. 

 
 Amended Plans 
 No further comments. 
 
 
5.0 PUBLICITY 
 
5.1 Neighbours originally notified by letter 28.08.12.  Expiry date 20.08.12 - 

Extension of time due to additional publicity 04.10.12. Amended Plans 
publicity - 21.03.13. Expiry date 10.04.13. 

  
5.2 Site Notice.  Expiry date 25.09.13  
 
5.3 Press Notice.  Expiry date 30.09.13 
 
 
6.0 REPRESENTATIONS 
 
 Initial Publicity 
6.1 74 letters/emails received objecting to the application on the following 

grounds:  
 



• Loss of a substantial amount of trees on the site. The consultation 
process leading up to the submission of the application was misleading 
and residents were led to believe that trees subject to TPO’s would be 
retained. In fact about 50 trees are being removed with no 
replacements. 

• Allocation in the Local Plan should be regarded as out of date. 

• Public consultation exercise failed to take on board the comments from 
members of the public. 

• Phasing is not appropriate and the applicants should be looking at 
providing modern facilities for Wyvale within the scheme instead of the 
office provision. 

• The inclusion of new offices, for which there is little evidence of 
demand, does not provide the local community with any compensation 
for the loss of the Folkestone Garden Centre, which has plans to 
expand and employs 20 people. 

• Impact on the existing business at The Channel Business Centre due 
to loss of tranquil setting. 

• Impact on ecology and wildlife, principally badgers and bats. 

• Inadequate on-site parking to service the new dwellings. 

• Historical pond on the site so ground is damper than in other areas. 

• Current sewers surrounding the site are inadequate and there is 
historical evidence of flooding of sewers in the near vicinity of the site. 
Flooding of basement flats is a common occurrence. 

• Concerns over adequate provision of affordable housing 

• Design of houses lack detailing and are overly dominant. 

• Over-intensive for site and does not respect the “character” of the 
existing area.  

• Proximity of some of the properties to retained trees. 

• Lack of open space provision. 

• Setting of listed Manor House is compromised. 

• Tree numbering plans are misleading and are not a true reflection of 
the trees on-site. 

• Highway safety issues with additional traffic using Castle Hill Avenue. 

• Impact of the building works on local residents. 
 
- Objection received on behalf of Cycle Shepway due to the lack of 

evidence that cycling improvements have been factored into the 
development. 

- Objection from New Folkestone Society due to over-intensive 
development, widespread destruction of trees, impact on listed 
buildings and loss of garden centre. 

- Objection on behalf of The Bradstone Association (residents 
association) due to loss of garden centre and a well treasured local 
amenity. 

- Objection from Go Folkestone due to the loss of a commercially viable 
garden centre, loss of a significant amount of trees, impact on ecology 
and wildlife, overly intensive development, impact on setting of listed 
Manor, design and appearance of development is not well related to its 
surrounding context, insufficient on site parking, inadequate sewer 
provision in close proximity to site and subsequent impacts from 



additional capacity required, provision of affordable housing, impact on 
the lane leading to the Manor House, highway safety issues, conflict 
with policy FTC3 of the Local Plan  

- Objection from R.Tolputt (KCC Member for Folkestone South) – due to 
the loss of the Garden Centre, unsuitability of town houses, solution 
required for affordable housing, lack of on-site car parking provision, 
questions why the site is “brownfield”, lack of demand for more offices 
when there is surplus demand in the town, loss of local jobs at Wyevle, 
detrimental impact on the setting of the Manor House.  

 
 Amended Plans 
6.2 A further 9 emails/letters have been received objecting to the application on 

similar matters to those raised above.  
 
 Additional letter received from The New Folkestone Society who maintain 

their previous objection and lament the allocation of the site and the loss of 
the Garden Centre.  

 
  
7.0    RELEVANT POLICY GUIDANCE 
 
7.1 The full headings for the policies are attached to the schedule of planning 

matters at Appendix 1. 
  
7.2 The following policies of the Shepway District Local Plan Review apply: 
 
 SD1, HO1, HO2, HO4, LR9, LR10, BE1, BE4, BE11, BE16, BE17, U4, U9, 

SC1, TR5, TR6, TR11, TR12, TR13, TR14, CO11, FTC3 
  
7.3 The following policies of the Emerging Core Strategy Local Plan apply: 
 
  SS1, SS2, SS3, SS4, CSD1, CSD2, CSD4, CSD5, CSD6 
  
7.3 The following Supplementary Planning Documents and Government 

Guidance apply: 
 
 National Planning Policy Framework 
 Kent Design Guide 
 Building for Life 
 Affordable Housing SPD 
 
7.4 The Regional Strategy for the South East (Partial Revocation) Order 2013 

came into force on the 25 March 2013.The Order revokes the Regional 
Strategy for the South East except for policy NRM6: Thames Basin Heaths 
Special Protection Area of the South East Plan Regional Spatial Strategy for 
the South East of England. The Order also revokes remaining structure plan 
policies in the region except for policy H2 of the Oxfordshire Structure Plan 
2016, which relates to the former air base at Upper Heyford in Oxfordshire. 
None of the above policies are applicable to the current application.   

 



 
 
8.0 APPRAISAL 
 
Background  
 
8.1 A screening opinion request was received by the Council on the11th August 

2011 under the Town and Country Planning (Environmental Impact 
Assessment) (England and Wales) Regulations 1999 to seek the Council’s 
opinion as to whether the proposals, relating to a “hybrid” application 
including housing and employment uses at Ingles Manor, Castle Hill 
Avenue/Jointon Road, fell to be considered within the above regulations.  

 
8.2 The Council formally adopted the screening opinion on the 1st September 

2011 which concluded that “in the authority’s opinion, whilst there will be 
environmental effects arising from the proposed development, these are not 
considered significant to warrant an Environmental Impact Assessment 
under the EIA Regulations”.  

 
8.3 It should be noted that the EIA Regulations have since been updated and 

now constitute The Town and Country Planning (Environmental Impact 
Assessment) Regulations 2011, with the 1999 Regulations being revoked.   
Notwithstanding this, the opinion adopted by the Council at that time still 
stands as the application does not involve any greater level of 
development/impact on the environment than that set out when the Council 
adopted the screening opinion.  

 
Relevant Material Planning Considerations 
 
8.4 There are number of key principle material considerations of which the 

primary consideration is the requirement of the decision maker under 
Section 66(1) and 72(1) of the Listed Buildings and Conservation Areas Act 
1990 to have due regard to the desirability of preserving the character or 
appearance of listed buildings and of conservation areas and their settings. 
Similarly, and linked into this duty is the need to assess the impact of the 
scheme on the character of the locality and how well this relates to the 
surrounding development and creates a sense of place with high quality 
development. These factors, along with the impacts of the development on 
trees, ecology, highway safety, flood risk and drainage, impact on 
archaeology, social and community provision, loss of the garden centre 
business versus provision of new B1 office floor space and sustainability 
issues all need to be considered and weighed in the balance of the policies 
of the Local Plan, emerging Core Strategy and the National Planning Policy 
Framework.     

 
Policy  
 
8.5 Section 38(5) of the Planning & Compensation Act 2004 requires that if 

regard is to be made to the development plan for the purpose of any 
determination under the Planning Acts, the determination must be made in 
accordance with the plan unless material considerations indicate otherwise.  



 
8.6 The starting point in terms of assessing the proposals against relevant 

planning policy considerations is, therefore the Development Plan and in 
particular policies H01, HO2 and FTC3 of the Shepway District Local Plan 
Review (SDLPR). These polices all show the application site as an allocated 
housing site (with the Housing Land Supply study indicatively allocating the 
site for 100 dwellings over the plan period) with the south west part 
earmarked for employment uses.  Policy FTC3 is particularly important and 
states: 

 
Applications for infill development or redevelopment of the Ingles 
Manor/Jointon Road site as shown on the proposals map, will be permitted 
where the proposal meets the following criteria: -  
  
a) The retention of the listed buildings, with any development sensitive to 

the need to protect their character and setting: 
b) The proposal includes a landscaping scheme which retains a 

substantial amount of the existing tree cover including those trees 
protected by a TPO, and any groups or individual trees important to the 
appearance of the site: 

c) The scale, layout design and bulk of any new buildings are sympathetic 
to the characteristics of the predominant building form of adjacent 
buildings and spaces, and respects the character of the conservation 
area; 

d) A high quality design which enhances the character and appearance of 
the area; 

e) Area A to be developed for high quality residential, to include flats or 
apartments, with Area B to be retained or developed for employment 
uses within Use Class B1.  

 
8.7 The allocation of the site was the result of considerable debate by the 

interested parties when it was considered by the Planning Inspector in 2004 
during the EIP into the current Local Plan. The Inspector’s conclusions on 
this are attached as Appendix 1 to this report and resulted in the current 
wording of the policy. The Inspector’s reasoning for supporting the policy 
(with slight amendments) is still highly relevant today as a key concern of 
local residents is the loss of the garden centre, a matter discussed at some 
length by the Inspector. In fact as a result of the Inspector’s conclusions, the 
residential side of the allocation (Area A) was increased in size with the 
subsequent reduction in size of the employment allocation (Area B) 
specifically to address the principal issues of retaining the essential 
character of the site whilst seeking to achieve the housing figures (indicative 
100 units) set out by the Plan and given its highly sustainable location.  

 
8.8 The recommendations of the Inspector relating to changes to the wording of 

the pre-amble to the policy were carried forward and appear in paragraph 
13.9 of the current Local Plan.  This states that “any development should be 
of a high quality design and materials and will be carried out in accordance 
with a development brief to be prepared by the District Council”.  

 



8.9  Whilst the applicants employed the services of Savills to prepare a 
“development framework” for the site which was intended to inform a Council 
prepared Development Brief, neither the Development Framework nor the 
Development Brief were pursued, albeit it highlighted key issues for pre-
application discussion and consultation.  Following on from this however, 
and with ever changing policy backgrounds, the proposals have been the 
subject of considerable pre-application discussion with the Planning 
Authority and public comment and engagement from the local community, as 
set out in the Statement of Community Involvement accompanying the 
application. As such it is considered that whilst no development brief exists 
for the site, the consultations and public exhibitions have formed a robust set 
of criteria and development guide.  

 
8.10 Other key polices are SD1 and BE1 relating to sustainability and design 

issues, BE4 protection and preservation of conservation areas, BE5 
protection of listed buildings and their setting, BE16, BE17, protection of 
landscape features and TPO’s, CO11 protected of ecological species and 
LR9, LR10 and SC1 on the provision of open space/play space and 
community faculties.  

 
8.11 The Emerging Core Strategy is also material to the application having been 

the subject of recent public scrutiny at the examination in summer 2012 and 
more recently, as a result of the proposed modifications, examination in 
March of this year. In this regard the development site is specifically 
mentioned as forming a key element of the regeneration strategy of 
Folkestone (Footnote 12 to the explanatory text to policy CSD6) and is 
located within the defined Central/West Development Arc of the same policy. 
The Central Folkestone Strategy diagram, which accompanies this policy, 
identifies the site as a “site of development opportunity”.  

 
8.12 The National Planning Policy Framework (NPPF) provides the most up to 

date policy background with paragraph 14 setting the key principles which 
has a presumption in favour of sustainable development which is seen as a 
golden thread running through both plan making and decision taking. Much 
of the NPPF is relevant to the current application with particular emphasis on 
paragraph 21 – building a strong competitive economy, paragraph 30 – 
promoting sustainable transport, paragraph 49 –delivering a wide choice of 
high quality homes and paragraph 100 meeting the challenges of climate 
change, flooding and coastal change.  

 
8.13 There are a significant number of National and Local Plan Policies which 

support the principle of re-development of this site with the principle 
supporting policy being Local Plan policy H02 and the guiding principles of 
policy FTC3.   

 
Visual Amenity/Design 
 
8.14 The over-arching aim for the re-development of the Ingles Manor/Jointon 

Road site as clearly set out by policy FTC3 and the pre-amble to the policy 
was to see the whole site developed as part of a comprehensive Master 
Plan with landscaping and the retention of a substantial amount of existing 



tree cover being integral to maintaining the sylvan character of the site. This 
tree cover is a key attribute to the character of this part of the Folkestone, 
Leas and Bayle Conservation Area and to the surrounding character and 
visual amenity of the area. The proposals, whilst specifically divided into 
individual phases to compliment the “character” areas around the site, and 
designed to be capable of independent implementation of each other, all 
retain landscaping as an integral element with a comprehensive landscaping 
proposal being considered as part of the hybrid application. It is principally 
the retention of this landscaping which has influenced the layout of the site. 
The issues of the impact upon the trees and the proposed landscaping 
scheme will be discussed in more detail further on in the report.  

    
Phase 1 –  
Detailed application for 13 dwellings 
 
8.15 The design cue for this first phase of development has been inspired by the 

design elements found in properties along CHA and from the Manor office 
itself. In the case of properties along CHA this comprises very strong vertical 
elements represented by 2 or 3 storey bays, with banding and detailing in 
brick or render, with the Manor office being red brick with plain tile roof and 
tile hanging to the first floor.  These elements have been carried through into 
the detailing of the proposed houses and help create a sense of relationship 
with the surrounding development. The design of the units are more 
traditional in form with heights limited to respect the Manor office. They are  
two storeys with rooms in the roofs for houses numbered 1-4 but increasing 
in height to three full storeys for houses numbered 5-13 as the distance from 
the Manor office increases and the spatial aspect of the site allows for the 
increased height. Dwellings have been designed with active frontages in a 
terraced form which address the Avenue, with car parking and garage space 
discreetly located to the rear of the buildings in order maintain the very leafy, 
almost village lane like character of the Avenue and to design out the 
dominance of cars from this part of the Avenue. 

 
8.16 The overriding presence and character of the Avenue with its established 

tree lined avenue and framing of the Manor House has been integral to the 
design of this phase, with buildings being set back away from root protection 
areas to ensure the Avenue is not overpowered or over-shadowed by built 
form and to ensure there are no impacts on the trees as a result of 
development. The layout provides a central open space reflecting the more 
traditional housing developments at the western end of the town, with a 
“Westbourne” or “Grimston” Gardens feel to the development.  

 
Phase 2 –  
Outline with access, layout and landscaping for consideration for 37 dwellings 
(appearance and scale reserved for future consideration) 
 
8.17 The design cue for phase 2 is very different. Whilst matters of external 

appearance and scale are reserved for future consideration, the whole site is 
being planned as part of the master planning exercise and significant detail 
has been provided as part of this phase of development in the form of  
illustrative plans to show how the scheme is envisaged to be developed. The 



Design and Access Statement supporting the application illustrates the 
design concept behind the proposals which seeks to provide a mix of 
dwelling types to compliment those found along CHV and JR, with similar 
materials being envisaged, whilst at the same time seeking to retain the 
strong presence of boundary trees which are key identifying features of the 
site. 

 
8.18 Phase 2 of the proposal is the most complex in terms of assimilating the 

various character areas around the site. These include the almost rural tree 
lined Avenue leading to the Manor House, the grander tight knit scale of 
properties along CHV with their very defined presence, the similarly defined 
presence of buildings along SR, which are similar in scale to those along 
CHV, and the very domestic scale of properties along JR, which are 
predominantly very large two storey houses set in very spacious grounds 
with good quality landscaping to the frontages. 

 
8.19 The proposed layout and envisaged scale of the buildings has been 

designed to retain the very strong presence of boundary trees surrounding 
the site which are the key features that are most noticeable from the 
surrounding roads, with buildings being set back from these trees so as to 
avoid future pressure from residents of the houses to have them removed. 
This being said, it is important that the new properties have a presence onto 
SR with easily identifiable frontages to create activity to the street and 
prominence being given to corner buildings, especially the corner junction 
between SR and CHA which forms an axis with that part of CHA leading 
towards the station. It is also important that space is created along the 
avenue to avoid future pressure on the trees whist at the same time creating 
an interesting and high quality street environment from within the internal 
access road.  

 
8.20 Key to the successful transition of built form the SR junction into JR is the 

scale of buildings to ensure they correspond with the more domestic scale of 
those properties found along JR. Whilst scale is reserved for future 
consideration, indicative scale parameters have been provided which show 
the properties to be principally two storeys with rooms in the roof, which 
correspond with those close to the site.  

 
8.21 Access is provided to phase 2 via JR which incorporate an internal road 

designed with properties fronting the road. In the case of those properties 
fronting SR, the internal road is fronted with buildings designed to provide 
car parking with live/work units above, thereby creating interest and activity 
to the frontage. The road layout has been designed to limit on-street parking 
and clear definition has been given to public/private space to ensure clarity 
over future ownership. There is also a clearly defined pedestrian/cycle route 
through the site linking JR with CHA, which was a clear desire raised by 
residents in the surveys submitted as part of the Statement of Community 
Involvement. A central open space and children’s play area is provided when 
entering the site from JR to create a focal point within the site and as viewed 
from JR. This is overlooked by nearby properties and helps to provide a 
sense of place for the new development. 

    



8.22 Recent amendments to the scheme, principally the addition of another two 
units in this phase to increase the visual prominence of the corner building at 
the junction of CHA and SR to accentuate its prominence as being a key 
focal point in the town and a key destination route leading to the station, 
together with the other changes to the parking layout which give a clear 
hierarchy of public/private ownership, all help to provide a clear sense of 
hierarchy and identity to the proposed development.  With almost two years 
of pre-application discussions to agree a layout that respected the character 
of the site, created interest and activity to the existing street layout whilst 
also creating a high quality street environment to the new internal street and 
creating a high quality residential scheme which respects the scale, form, 
design and layout of principle buildings surrounding the site, whilst also 
adding an identify of its own (accepting that appearance and scale are 
indicative at this stage), ensure that the propsed development adds to the 
vitality and character of the surrounding area.   

 
Phase 3 –  
Detailed with provision of commercial floor-space providing 1,000 sq m of 
versatile office floor-space.  
  
8.23 This element of the hybrid application was previously granted planning 

permission for a similar arrangement of buildings (Y02/0929/SH). The 
previous scheme was larger and could be said to be less sensitive to the 
listed Manor and its curtilage listed buildings (one of which was approved to 
be demolished). However the current scheme has been designed around the 
accepted principle of a “U” shaped development but with reduced “wings” 
from that previously granted, allowing for better views and vistas to the south 
of the manor house. A rural concept has been adopted, again reflecting the 
established principle of the 2002 permission and the nature and appearance 
of the former barn destroyed by fire. The barn-yard concept is considered to 
be reflective of the historic context of the site, utilising materials which are 
traditionally found on such buildings, such as stained weatherboarding, clay 
tiles, steeply pitched roofs, window shutters, etc and provides a central 
setting for the existing and retained curtilage listed buildings.  

 
Phase 4 –  
Outline with access, layout and landscaping for consideration for 9 dwellings 
(appearance and scale reserved for future consideration. 
 
8.24 This phase is being considered along the same lines as phase 2, with only 

access, landscaping and layout for consideration at this stage with 
appearance and scale reserved for future consideration. This phase of the 
scheme has been heavily influenced by public opinion as set out in the 
accompanying Statement of Community Involvement, which desired 
marketable family homes at a low density to provide building of a similar size 
and character to existing properties in JR, provision of a cul-de-sac to allow 
for the retention of on-street parking and to accommodate appropriate 
landscaping to compliment the setting of JR and the maintenance of existing 
street frontages with dwellings set back from the road allowing the character 
of JR to be retained. 

 



8.25. The layout of the houses and design of the road takes account of all these 
views and retains the spacious and landscaped aspect keenly associated 
with JR. Whilst dwellings are semi-detached, and it is acknowledged that 
predominantly most dwellings in the road are detached, the illustrative 
drawings submitted show a design for these properties that appears as one 
large detached house. It is therefore possible, as has been illustrated, to 
design the units to appear complimentary to other properties in the road, 
whilst also retaining the spatial aspects and character of the road.  

 
8.26 Whilst external appearance and scale is also reserved, the indicative 

parameters and drawings submitted accompanying the application do show 
dwellings which are comparable in scale to those surrounding the site (two 
storey with rooms in the roofs), comprise similar materials to those in the 
road, with a mixture of brickwork and render and, whilst taking their design 
cue from properties in the road, do add a flair and interest of their own.  

 
Conclusion on Visual Impact/Design: 
 
8.27 It is therefore considered that the development as a whole, whether in 

outline or full, will compliment the character, design and layout of the 
surrounding built form, respect the scale of surrounding development and 
engender a sense of place with good connectively and accessibility. As 
such, the development accords with national and local plan policies, 
especially FTC3, which seek to promote development which encompasses 
local distinctiveness, reflects local context and promotes inclusivity in its 
design.  

 
Impact as a Result of Loss of Trees  
 
8.28 As previously mentioned, perhaps the most important issues affecting the 

redevelopment of the site is the impact on the trees, many of which are 
TPO’d and are well established and visible from outside the site. The 
subsequent amenity value is very evident and as such the removal of trees 
within the site has raised considerable concern with surrounding residents. 
The trees also make a valuable contribution to the conservation area in this 
part of the town and on its setting and also help cement the Manor House in 
its setting.  As such, from the outset the importance of retaining as much 
tree cover as possible was essential to the scheme and discussed at length 
during pre-application discussions. However, there were certain key design 
elements which needed to be incorporated into the scheme to ensure its 
future success and longevity and to link it with the surrounding built form. It 
should also be noted that the site is an allocated housing site, with policy 
HO2 allocating the site indicatively for 100 houses, a figure acknowledged 
by the Planning Inspector when considering policy FTC3 (see Appendix 1) 
and the site’s highly sustainable location.  

 
8.29 It was considered important at the outset to retain as many boundary trees 

as possible to retain the essential character of the site, whilst accepting that 
some trees within the site would need to be removed to create a 
development that was befitting the surrounding area and realising the 



densities required to bring the site forward and realise the aspiration of the 
Council’s Housing Land Supply figures for the plan period.  

 
8.30 The application is accompanied by a comprehensive Tree Survey Report 

covering both phases 1 and 3 and phases 2 and 4.  These reports list those 
trees that are proposed to be removed and the reasoning behind their 
removal. For phases 1 and 3, the report concludes that of the 24 trees to be 
felled, most are of low value, with the exception of some sycamores and a 
lime tree on the southern boundary. For phases 2 and 4, (within the grounds 
of the garden centre) 29 trees are proposed to be felled. Whilst some of 
these are categorised as valueless (according to BS 5837 standards) a 
significant number are valued between A (being high value) and C (being 
low value).   

 
8.31 The Council’s Arboricultural Manager has been involved in the pre-

application discussion from the outset and whilst he acknowledges the loss 
of a number trees on the site, principally those from within the existing 
garden centre site (phase 2), he supports their loss on the basis that they 
are not highly visible from outside the site due to the retention of the majority 
of the large mature trees around the periphery of the site, which have a far 
greater visual presence.  

 
8.32 As previously mentioned, tree retention and removal was raised as the 

principle concern for neighbours, with the Avenue being highlighted as being 
of greatest concern. Given the importance of the Avenue in terms of its 
setting for the Manor House, and its inclusion within the conservation area, 
the arboricultural report recommends a management plan for the trees along 
the Avenue. This includes, over a phased period of 10 years, the felling of a 
number of the trees due to structural faults, instability and poor past 
management and the replanting of new Lime trees in similar positions to 
those proposed to be felled.  This management plan is supported by the 
Council’s Arboricultural manager who states that this will ensure its long 
term retention as a main feature of the site. 

 
8.33 Therefore, acknowledging that the proposals will result in the removal of a 

significant number of trees within the site, key trees and groups of trees, 
around the boundaries of the site and those within the site, along the Avenue 
(accepting that this is to managed for its long term longevity) and to the north 
of the Manor House will be retained and will, it is considered retain the 
essential character as viewed from outside the site. As such, and read 
alongside the proposed landscaping scheme which is discussed in a later 
section of the report, the loss of the trees is considered acceptable.  

 
Impact on Conservation Area and Listed Buildings  
 
8.34 Having assessed the impact of the built form of the proposals on the 

surrounding area and the loss of tree cover from within the site, given that 
the two are inextricably linked to the character of the area, it is important to 
consider the impact of the proposals on the character and appearance of the 
conservation area and the impact on its setting as required by section 72(1) 
of the Listed Buildings and Conservation Areas Act 1990 and then to 



consider the impact on the setting of the listed Manor House and its 
associated curtilage listed outbuildings as required by Section 66(1).   

 
Conservation Area 
 
8.35 Part of the site lies within the Folkestone Leas and Bayle Conservation Area, 

with the remaining part having a substantial impact on its setting. Whilst no 
conservation area appraisal has been published as yet for this part of the 
conservation area, the published appraisal for The Old Town does provide 
some useful information on the importance of the site. Paragraph 58 
highlights Folkestone’s key views and vistas (both out of and into the area). 
In relation to the application site. Castle Hill Avenue is highlighted as having 
a significant value as “a major artery through the historic residential part of 
Folkestone”. Also highlighted is the “view and setting coming into the CA 
from the Central Railway Station, greatly improved by Kingsnorth Gardens 
and trees around the Wyevale Garden Centre”.  

 
8.36. The importance of the boundary trees and the gateway entrance into the 

historic part of Folkestone has been acknowledged by the application. The 
amended details provide an additional storey height to the building on the 
corner of CHA and SR help to accentuate the importance of this corner 
location and the importance of the vistas and views towards the site from the 
railway station. The retention of a significant element of the boundary trees 
around the site, the management of the Avenue trees to ensure their 
continued presence and longevity, the retention of significant areas of open 
spaces within the site, which help to create the sense of framed formal 
gardens, not uncharacteristic to other west end areas within the 
conservation area, together with the respectful attention to detailing and 
scale of the buildings, whether  in full or indicative form, all help to integrate 
the development into the surrounding conservation area, which is 
considered will preserve the character of the conservation area.  

 
8.37 Similar issues are raised to the area to the north (phase 2 and 4) which, 

although outside the conservation area, impact on its setting. With the 
retention of the boundary trees and the careful attention to the layout of the 
dwellings and the indicative scale and design of dwellings, which although 
not for consideration as part of this application has been shown to be 
sensitive to the character of the area, it is considered that the proposals will 
preserve the setting of the conservation area. It should be noted that English 
Heritage did not offer any comments on the application as a statutory 
consultee. As such, there is considered to be no conflict with policies BE4 
and FTC3 of the Local Plan. 

 
Listed Buildings 
 
8.38 The Manor House is Grade II listed and by association, the curtilage 

buildings are curtilage listed and therefore Section 66(1) of the Act requires 
special attention to be paid to preserving the setting of these buildings.  
Whilst phase 3 of the proposals will have the greatest visible impact on the 
Manor  House, it should be noted that a curtilage listed building was 
accepted to be removed under the 2002 permission for office development 



at the site, which will now be retained under the current proposals. The 
phase 3 office scheme as previously set out above has been designed to be 
sensitive to the Manor House in terms of materials and detailing and retains 
a very rural vernacular compatible with the character of the Manor House 
itself and reminiscent of the former listed barn which previously occupied the 
site. The current scheme is an improvement on the previous permission and 
retains more landscaped areas to the south of the Manor House with a 
better integration of the curtilage listed outbuildings within the proposed 
scheme.  

 
8.39 The housing elements of phase 1, 2 and 4 will invariably bring buildings 

closer to the listed Manor and change the appreciation of the site. However, 
given the retention of the boundary trees to the immediate north of the 
Manor and those other trees within the site, which retain its secluded 
presence and given the retention of the Avenue trees, through which the 
appreciation of the Manor House can be truly read and the retention of 
space around the Manor House and its curtilage buildings, it is not 
considered that the setting of the listed building will be compromised to such 
an extent as to appear harmful to its character. As such, there is considered 
to be no conflict with policies BE5 and FTC3 of the Local Plan.  

 
Landscaping Proposals 
 
8.40 Policy FTC3 part b) requires a landscaping scheme to accompany the 

application including the retention of a substantial amount of existing tree 
cover. The application is accompanied by a comprehensive and site wide 
landscaping scheme, prepared by Landscape Architects Terrarirma 
Consultancy. This includes full details of a landscaping scheme designed on 
a phase by phase basis, including all hard and soft landscape treatment, but, 
collectively, forms a comprehensive scheme which will, as each phase is 
developed and the planting becomes established, provide a contiguous and 
site specific landscape. A number of elements appear in each phase, such 
as ground cover and meadow grass planting and a common theme for hard 
surfaced area, utilising high quality materials with a delineation of materials 
to reflect vehicular and pedestrian traffic areas. Each phase has been 
considered in terms of its proximity to the defined character areas of CHA 
and JR with site specific planting to reflect these areas.  

 
8.41 Tree planting forms a large part of the landscaping scheme to help provide 

mitigation for the trees lost but also to establish a new planting scheme to 
compliment those being retained. A Landscape Management Plan for at 
least five years also accompanies the landscape proposals for future 
maintenance of the landscape areas, with the supporting Planning 
Statement referring to the Trustees of Viscount Folkestone being already 
responsible for the management of a number of properties and estate 
gardens in Folkestone, where the management of the non adopted zones 
and communal landscaped areas can be assured. Such details can be 
secured and required by condition.  

       
8.42 The landscape works also show the provision of the play area and open 

space area as part of the phase 2 development to the north east of the 



Manor House. This is positioned centrally within the site, is easily accessible 
and overlooked by a large number of properties, provides a pedestrian and 
cycle link through from JR to CHA and is highly visible from JR. This space 
should firmly create a sense of place to service the whole development. It 
should be noted however, that the open space provided is below the 
standard required by policy LR9 of the Local Plan. Whilst this on –site 
provision is considered adequate to service the development, given the 
proximity of Kingsnorth Gardens, Radnor Park and other open space areas 
within this ward, a contribution towards the management of Radnor Park has 
been requested. Details of this are set out under the heading Developer 
Contributions.  

  
8.43 An area to the north east corner of the site is identified for the provision and 

display of public art which could provide an opportunity for local artists. Such 
details could be secured by condition.  

 
8.44 It is therefore considered that in accordance with policies FTC3, BE16, TR5 

and TR6 of the Local Plan and with the agreement of the Council’s 
Arboricultural Manager, the landscaping proposals, both hard and soft, 
provide for a comprehensive re-development of the site, increasing 
pedestrian and cycle connectively and permeability through the site, whilst 
retaining those elements which are essential to its character.   

 
Highways 
 
8.45 The application was accompanied by a Transport Statement and was the 

subject of pre-application discussions to design a highway solution which 
retained the key characteristics of the site and sought to design a street 
which designed out as much as possible on-street parking. Section 4.2 
above sets out the highway comments in relation to the scheme. Initial 
concerns were made by KHS over a number of matters and through 
negotiations between all parties a solution has been reached which has 
enabled KHS to raise no further objections, with the applicants submitting 
amended plans to cover these technical issues. As set out above, these 
plans have not been the subject of fresh publicity as they relate only to 
technical matters and do not raise new issues.  KHS have suggested a 
number of conditions, as set in their latest supplementary comments listed 
above, which all appear reasonable and necessary.   

 
8.46 As a result of the site’s proximity to the train station and recently introduced 

parking restrictions in the area, KHS were concerned that they would not 
adopt that part of the road put forward by the applicants for adoption (the 
new road within the site) without a Traffic Regulations Order (TRO) being 
introduced due to the displacement of cars to the area. The Planning system 
cannot condition or legally require a developer to install a TRO as this is not 
within their control. Such powers rest with the Local Planning Authority and 
as Shepway Council is the authorising authority and such measures could 
be installed by the Council, a request was made to the Council’s Highway 
Engineer to cost up a scheme to be put in place. These costs are set out in 
the spreadsheet in paragraph 4.3 above and have been accepted in 



principle by the applicant.   The contribution can be secured by a way of a 
S106 agreement.  

 
8.47 Requests have also been made by KHS and Shepway’s Highways Engineer 

towards improvements to bus stops and shelters in close proximity to the 
site and again these are set out in the spreadsheet in paragraph 4.3 above. 
These improvements will help increase public use of the transport system 
both for new residents of the scheme and for existing residents of the town. 
The applicant has intimated an acceptance of these contributions. Such 
contributions can be secured by way of a S106 agreement.   

 
Loss of Garden Centre 
 
8.48 Considerable concern has been raised by local residents and community 

groups alike regarding the loss of a prosperous, viable and well utilised 
garden centre. Much has been said about the facilities it offers in such close 
proximity to the town centre and how in such tough economic times, 
consideration should even be given to its loss, with the resultant loss of jobs. 
However, as set out in the policy section above and as supported by the 
Planning Inspector in her reasoning for supporting the allocation of the site 
under policy FTC3 (see Appendix 1), the site on which the garden centre 
stands is allocated for housing under policies HO2 and FTC3 of the Local 
Plan and supported by emerging Core Strategy policy with the remaining 
part of the site, the commercial element allocated for B1 uses. There is 
therefore no policy protection for the garden centre.   .  

 
8.49 The applicants are very aware of the concerns of local residents and 

community groups alike and as set out in the supporting Planning 
Statement, approached the management of the garden centre, prior to the 
commencement of design work, with a view to ascertaining the level of 
interest in relocating the garden centre and associated facilities to the 
allocated employment phase. It further states that the garden centre had no 
interest in re-locating to the allocated commercial site stating that it required 
more space than was available in order to compete with the larger retailers 
such as DIY stores at Park Farm. It is noted that a further 10 year lease has 
been agreed with the landowner. Although the terms of this lease are not 
known it does show that the garden centre has a shorter term future. This 
should give sufficient time for the employer to plan effectively for the 
loss/relocation of the garden centre over the next few years.  

 
8.50 The applicants have stated that they are not adverse to the consideration of 

an alternative use within the allocated employment area but provide a 
commitment, to the delivery of the policy requirement for additional 
employment uses under Use Class B1.  

 
8.51 Whilst the implementation of the phase 2 development will ultimately lead to 

the loss of some jobs on the site in the medium term through the loss of the 
garden centre, The Shepway Employment Land Review sets out a clear 
approach to the implementation of employment sites across the district with 
Ingles Manor being identified as a good quality site for B1 uses. This is 
illustrated by the generally high occupancy rates at existing offices on the 



site. This, along with the site being close to a High Speed 1 station, make it 
a prime candidate to contribute towards the provision of modern office 
accommodation. 

 
8.52 As set out above, the garden centre is not afforded any protection in policy 

terms and the proposed development does create the potential for a net gain 
in employment on the site through new office accommodation which will 
generate a greater number of jobs in the future.  

 
8.53 Following continued discussions on this matter with officers and the 

applicants throughout the progression of the application and in the 
knowledge that the Council wishes to see employment uses brought forward 
for the phase 3 element, officers have sought to get a firm commitment from 
the applicants to bring the phase 3 element of the scheme forward as quickly 
as possible in line with market conditions. Accepting that no developer in the 
current climate would commit to provide the buildings themselves 
speculatively, discussions between the applicants have sought to link the 
provision of essential infrastructure, for instance roads, parking areas, 
services, landscaping etc and a commitment to market the commercial 
phase prior to the construction of any work on phases 2 and 4 (the phase 
that would result in the closure of the garden centre). In this way, it is 
anticipated that if phases 2 or 4 were to developed, all the facilities for phase 
3 would already have to provided, except the building themselves with a 
sustained marketing campaign in place to actively seek prospective tenants. 
Such details could all be secured under the terms of a S106 agreement. In 
this way, all is being done that is reasonably possible to compensate for the 
eventual closure of the garden centre.  

 
8.54 The applicants have committed to providing the infrastructure for phase 3 

and to actively market the site for development opportunities prior to the 
commencement of phases 2 and 4.  

 
8.55 The applicants have also stated that the garden centre lease provides an 

income to the Trustees and that it would not be in the Trustees interest to 
see the closure of the garden centre without first bringing forward an income 
opportunity to replace the one to be lost.  

 
8.56 The Master Plan, therefore, allows for the replacement and as previously 

stated, an enhancement of employment opportunities in the medium term 
and the proposals would be in full compliance with those policies listed 
above. 

 
Flooding/Drainage 
 
8.57 The application is accompanied by a Flood Risk Assessment (FRA) which 

incorporates drainage impact assessments and consideration of ground 
water resources and whilst the site is not located within an area liable to 
flooding, this is required due to the nature of the scheme. A Desk Top 
Contamination Study has also been submitted due to the requirement to 
inform the Surface Water Strategy provided as part of the FRA.  

 



8.58 The report concludes that the site is not exposed to any significant risk of 
flooding, however, it has been necessary to make recommendations to 
reduce the surface water discharge from the site to reduce the impact of the 
development elsewhere. This has been achieved through the use of SuDS 
techniques, where it has been demonstrated that it is possible to reduce the 
peak rate and overall volume of surface water runoff from the site to a value 
that is significantly less than the existing rate.  

 
8.59 The Surface Water Management Strategy has again been developed as four 

stand-alone schemes that can be implemented independently of each other. 
The details and recommendations for each phase of the scheme can be 
secured by conditions. 

 
8.60 It is recognised that a number of concerns raised by local residents centre 

on the lack of capacity of surrounding drainage networks and incidences of 
flooding on the local highway near the site and to the basements of 
residential properties. The reasons for these incidences are not known 
however, it has been demonstrated by the FRA that appropriate solutions 
can be secured to deal with surface water drainage arising from the 
development of the site. The Environment Agency (EA) raise no objection to 
the proposals subject to the suggestion of a number of conditions, all of 
which appear necessary and relevant. The local water providers and 
sewerage undertakers raise no objection to the proposals and as such it is 
considered that, subject to the imposition of appropriate conditions as 
suggested by the E.A, the proposals are acceptable.  

 
Nature Conservation and Bio-Diversity 
 
8.61 The application is accompanied by two ecological reports, the first, 

undertaken in August 2010 which relates solely to the area of the Manor 
Office and the land to the rear, forming phase 1 of the Master Plan, and the 
second concentrating on the reminder of the site but additionally providing a 
more in-depth study of badgers and bats.  

 
8.62 The first study concluded that the site contains no protected species. The 

second study provided a more in-depth study of the remaining area 
concluding that: 

 

• No reptiles were discovered and no mitigation was required. 

• No bat roosts were discovered and no bats detected within phase 1 
and 3 areas of the site, although the author of the report acknowledges 
the limitations of the bat survey due to the lateness of this survey in the 
year and, due to limitations of the detector survey, it was not possible 
to survey the garden centre at the same time and there is a high 
potential for bats to exist within the larger survey area. . 

• A badger sett is present and a sett found just off-site 
 
8.63 Due to the results of the survey information, whilst no objections were raised 

by Natural England to the information contained in the applications details, 
Kent Wildlife Trust raised a holding objection on the basis of comments 
made in the applicants’ supporting statement concerning the presence of 



badger setts, and how such matters could be addressed by a condition 
requiring follow up surveys to be carried out ahead of the development 
commencing on site.  

 
8.64 As a result of this holding objection, a request was made to the applicants to 

clarify the statement and in the subsequent pack of amended plans 
information (publicised in a fresh round of publicity), an updated badger 
survey was submitted from the same ecologist who carried out the previous 
survey. The results of the survey concluded: 

 

• Badger was present in late 2012 

• Badger became absent from the whole area, including the setts and 
survey area, at some time soon after the New Year, 

• Badger had been resident in the past 

• The badger that was previously on the site was a probable transient 
animal, which has since probably died or returned to the sett from 
which it came 

• Since no signs of use by a badger were found at the sett, it is therefore 
not an active badger sett and not subject to the provisions of the 1992 
Protection of Badgers Act. There is therefore no impact upon badgers 
at the site.  

 
8.65 The only outstanding matter to consider therefore, due to the absence of a 

bat survey for phase 2 of the scheme and the implications for the wider site 
area, is whether it would appropriate to condition further survey work for bats 
prior to the commencement of phase 2, 3 and 4 or require it now. As it is not 
known when work on these phases will commence and any such survey 
work, if carried out now, could be outdated if the consents are not 
implemented, it is considered reasonable to require further survey work as 
part of any reserved matters application and commencement of 
development, to be secured by planning conditions.  

 
8.66 It is therefore considered that the development has had regard to nature 

conservation interests with Kent Wildlife Trust removing their holding 
objection as set out in paragraph 4.11 above and together with the 
comprehensive landscaping scheme, will result in an increase in biodiversity 
at the site; with any additional surveys required being secured by 
appropriate conditions.  

 
Affordable Housing  
 
8.67 Polices HO4 of the Local Plan and CSD1 of the emerging Core Strategy 

seek the provision of affordable housing on the basis of 30% for sites with 15 
or more units. Given that the first phase of development is for 13 units, the 
applicant has suggested that affordable housing should be delayed to phase 
2 of the development in line with the above policy. This seems reasonable 
given the suggestions made.  The applicant accepts the need for the 
provision of affordable housing but given the nature of the application with 
46 of the dwellings being included within the outline phase of the 
development, and uncertainty over when this may come forward, it has been 
suggested that the Planning Inspector’s model condition secured by way of a 



S106 can secure the appropriate provision of affordable housing for the site, 
on phases 2 and 4, or additional provision off-site if justification can be 
provided 

 
8.68 Such a condition would need to be phrased according to the requirements of 

emerging policy CSD1, which seeks an on-site provision first subject to 
viability, or alternatively, if a better solution were to come forward with an 
offer which resulted in a net gain in provision over and above that required 
on site, then this could also be considered on its merits at the appropriate 
time. The Council’s Housing Strategy Manager has confirmed the 
acceptance of such a means of securing the affordable housing provision for 
the site.  

 
Developer Contributions  
 
8.69 The following contributions have been requested: 
 

• Contributions with regard the proposed TRO and associated works 
together with public transport improvements   £15, 426.42 

• KCC contributions £76,108.34 

• Open space deficit £45,235.00 

• Monitoring Contributions £6000 to be split between phases 
 
 Total - £145, 769.76 

 
8.70 The applicant has accepted the principle of the contributions as set out and it 

is requested that these form the basis of the Head of Terms for the S106 
agreement.   

 
8.71 The Heads of Terms shall also include the affordable housing suggestions at 

set out in paragraphs 8.67 and 8.68 above and those to secure the provision 
of infrastructure and services to service phase 3 of the commercial scheme 
including the marketing of the site/potential premises prior to the 
commencement of phases 2 and 4 of the outline elements of the scheme (as 
set out in paragraph 8.55 above). Such infrastructure provision and length of 
marketing (including method and reach of marketing) with a specialist 
commercial firm to be defined.    

   
Neighbouring  Amenity   
 
8.72 Whilst neighbouring residential properties surrounding the site will to an 

extent be subject to construction noise and traffic during the construction 
phase, a degree of disturbance is to be expected from all new development. 
Conditions can be imposed to control such activities, but it is not anticipated 
that such construction noise will impact those residents significantly due to 
the nature of the busy roads surrounding the site.  A degree of disruption will 
be experienced by occupiers of the business premises at the Manor House 
and its associated outbuildings as a result of the construction phases, 
principally phase 3, but again conditions can be imposed to limit such 
disruption.  

 



8.73 Ingles Cottage (one of the outbuildings to the Manor House) is a residential 
property and therefore has the most potential to be affected by the 
development. However, given the separation distances from the commercial 
element (phase 3) and accepting that the 2002 permission was permitted 
and brought the buildings much closer to this building, and considering the 
separation distances from the other phases of the development and the 
current commercial activity around the Manor itself and the other 
outbuildings, it is not considered that the proposals will result in significant 
amenity issues to the occupants of this property.  

    
8.74 It is not considered that any amenity issues will arise from the occupation of 

the new dwellings as these have all been designed to limited overlooking 
and provide passive surveillance to the street.  

 
Archaeology 
 
8.75 The application is accompanied by an Archaeological Desk Top Study which 

has been reviewed by KCC’s archaeological officer who has concluded that 
given the archaeological potential of the site it is likely that the proposed 
development will impact upon buried archaeological remains. A condition 
has been recommended for a programme of archaeological works and it is 
recommended that a condition is imposed to that effect.   

 
Sustainability 
 
8.76 The application is accompanied by a Design Stage Pre-assessment against 

the Code for Sustainable Homes. The report advises that the dwellings can 
be designed to comply with Code 3 albeit as a minimum.  

 
8.77  Policy CSD2 of the emerging Core Strategy requires all developments of 10 

dwellings or more to include 20% of market dwellings to meet Lifetime Home 
standards unless demonstrated to be unfeasible in design or viability terms. 
No such justification has been submitted demonstrating that such a 
requirement is unviable or unfeasible and as such it is recommended that 
this is secured by condition.   

 
Human Rights 
 
8.78 In reaching a decision on a planning application the European Convention 

on Human Rights must be considered. The Convention Rights that are 
relevant are Article 8 and Article 1 of the first protocol. The proposed course 
of action is in accordance with domestic law. As the rights in these two 
articles are qualified, the Council needs to balance the rights of the individual 
against the interests of society and must be satisfied that any interference 
with an individual’s rights is no more than necessary. Having regard to the 
previous paragraphs of this report, it is not considered that there is any 
infringement of the relevant Convention rights. 

 
8.79 This application is reported to Committee due to the objection raised by 

Folkestone Town Council.  
  



  
9.0 SUMMARY 
 
9.1 It is considered that the development as a whole, whether in outline or full, 

will compliment the character, design and layout of the surrounding built 
form, respect the scale of surrounding development and engender a sense 
of place with good connectively and accessibility. The proposals are 
considered to conserve the character and setting of the conservation area 
and to respect the setting of the listed Manor House and its associated 
outbuildings. As such, the development accords with national and local plan 
policies, especially FTC3, BE4 and BE5 which seek to promote development 
which encompasses local distinctiveness, reflects local context and 
promotes inclusivity in its design, while conserving or enhancing the 
character and appearance of conservation areas and respecting the setting 
of listed buildings.   

 
9.2 The proposals will result in the removal of a significant number of trees 

within the site. However key trees and groups of trees, around the 
boundaries of the site and those within the site, along the Avenue (accepting 
and to the north of the Manor House will be retained and will, it is 
considered, retain the essential character as viewed from outside the site. 
As such, and read alongside the proposed robust and highly detailed 
landscaping scheme, which proposes a substantial of additional planting 
including trees, the loss of the trees is considered acceptable.  

 
9.3 Concerns relating to highway safety have now been addressed with 

adequate parking, sight lines and highway safety measures either being 
secured through a S106 agreement or capable of being secured through 
conditions.  

 
9.4 Concerns relating to the garden centre are acknowledged but there is no 

policy protection for the garden centre. However, acknowledging the 
eventual loss of jobs from the closure of the garden centre, officers have 
been working with the applicant to seek a solution which would enable all 
services to be supplied to phase 3, inclusive of marketing, before any 
development commences on phases 2 and 4, to bring forward the 
commercial phase of the development as quickly as possible to compensate 
for the loss of jobs.  

 
9.5 The development has had regard to nature conservation interests and 

together with the comprehensive landscaping scheme, will result in an 
increase in biodiversity at the site; with any additional surveys required being 
secured by appropriate conditions to cover additional surveys for bats roots 
prior to the commencement of phases 2,3 and 4.  

  . 
9.6 Acceptable solutions to deal with surface water run –off from the site have 

been incorporated into the proposals with the site not being at risk from 
flooding. No objections have been raised by the E.A, or the statutory water 
undertakers. Such matters can be secured by conditions.  

 



9.7 Matters relating to affordable housing and developer contributions can be 
secured by the appropriate means of a S106 Legal agreement which the 
applicant has stated they are prepared to accept.   

 
9.8 Issues relating to impacts on neighbour amenity, archaeology and securing 

the sustainable construction of the dwellings are all considered acceptable 
or can be secured by condition.   

 
9.9 Having due regard to all the mattes raised by the application, it is considered 

that the proposals have been sensitively designed to take account of the 
prevailing characteristics of the site and will contribute to the district’s 
housing needs, providing a sustainable high quality development which 
accord with national and local plan policy and as such the application is 
recommended for permission.   

 

 

10.0 BACKGROUND DOCUMENTS 
 
10.1 The consultation responses set out at Section 4.0 and any representations 

at Section 6.0 are background documents for the purposes of the Local 
Government Act 1972 (as amended). 

 
 
RECOMMENDATION – That subject to the signing of a S106 agreement 
covering those matters as set out under Developer Contributions in the 
report, planning permission be granted subject to conditions, the details of 
which will be provided in the supplementary papers and that delegated 
authority be given to the Head of Planning Services to determine the 
wording of the S106 and any additional conditions which are considered 
reasonably necessary.  
  
Decision of Committee 
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EXTRACT FROM INSPCTOR’S REPORT RELATING TO ALLOCATION OF 
INGLES MANOR IN THE SHEPWAY DISTRICT LOCAL PLAN REVIEW (2004). 

 

POLICY FTC3 AND PARAGRAPH 13.11 - INGLES MANOR 

 

Issues 

Is the loss of the garden centre acceptable. 

Is the total number of dwellings allocated to Area A, and their phasing, right in the 
light of the sensitivity and constraints of the site. 

Whether the policy achieves the right balance between housing and employment 
uses. 

Should the policy refer to the preparation of a development brief. 

Should uses other than those in Class B1 be designated for Area B. 

 

Inspector's Reasoning and Conclusions 

Ingles Manor was the manor house for an extensive farm holding west of 
Folkestone, and has been owned by the Folkestone Estate since the 17th century. 
It is a Grade II listed building, and is noted as being of group value with a number 
of barns to the south west. One of these, unfortunately destroyed by fire in 2001, 
was also listed. The southern part of the site, and the north eastern boundary, are 
in the Folkestone Leas and Bayle Conservation Area, and the whole site once 
formed part of the Folkestone Pleasure Gardens. There are a number of trees on 
the site which are protected by a Tree Preservation Order (TPO) and I saw that 
those near the northern and eastern boundaries, and along the internal avenue, 
are particularly fine. The site is clearly of a sensitive nature. However, in my view 
Policy FTC3, if modified as recommended, together with other relevant policies of 
the Plan, would ensure robust protection of the listed building and its setting, the 
Conservation Area and the leafy character of the site.  

 

In view of the complexity and sensitivity of the site I consider it essential that the 
District Planning Authority, in consultation with the landowners, prepare a 
development brief. The Folkestone Estate has produced a draft brief but 
amendment may be necessary to incorporate modifications that follow my 
recommendations. A sentence to that effect should be added to paragraph 13.11 
rather than to the policy wording. It is not appropriate that policy should state that 
development must be in accordance with such supplementary planning guidance, 
as such guidance would not form part of the development plan for the purposes of 
S.54A.  

 

The existing garden centre at Ingles Manor is a retail use, and neither this nor the 
rest of the site is therefore greenfield land. The whole site represents previously-
developed land close to the town centre, to bus routes and to the railway station. 
It is therefore a highly sustainable choice for housing development, in accordance 
with PPG3. The delivery of the required amount of housing in a sustainable 
manner is a key aim of the Plan. I consider that the Ingles Manor site would make 
a valuable contribution to the achievement of that aim. The criteria of Policy FTC3 
would ensure that any development upon the site would have to respect the 



special features and designations of the site to which I have referred. The garden 
centre, with its café and informal park-like grounds, makes an attractive location 
for a visit. However, it is private land and not public open space, and has an 
established and viable commercial use. In the absence of Policy FTC3 there 
would be nothing, in principle, to prevent this or another retail use from building on 
the open grounds of the garden centre. I recognise that the garden centre is a 
valued feature and creates some local employment. There is no reason why it 
may not remain, however, on the western part of the site, at least until the 
termination of the current lease. I appreciate that informal green spaces within 
towns, such as the Ingles Manor site, can be greatly valued by residents and 
visitors. However there is a considerable amount of public open space in this part 
of Folkestone, including at Kingsnorth Gardens on the other side of Shorncliffe 
Road. There is ramped access to the Gardens, they are accessible to the elderly, 
those with pushchairs or to people with disabilities, and there is ample seating. I 
have no evidence of need for further public open space or leisure uses in this part 
of Folkestone, including for the extension of Kingsnorth Gardens into the Ingles 
Manor site via a footbridge, or the establishment of a new concert venue as an 
alternative to the Leas Cliff Hall. The need for play areas in residential 
development would be taken into account under Policy LR10. There has been no 
objection to the policy from the Kent Wildlife Trust. I do not consider therefore that 
the retention of the private open space at the garden centre would outweigh the 
identified need for sustainable housing and, to a lesser extent, employment 
development in the area. 

 

I have concerns about the number of dwellings to be provided, in relation to the 
area to be allocated for residential and employment uses. The policy specifies that 
100 dwellings, including flats, be provided on the eastern part of the site (Area A), 
the phasing of which is shown in Policy HO2E. It is right that development on this 
site should be at relatively high density, and with limited car parking provision, in 
view of its position at the edge of the town centre and close to public transport 
routes. However, in principle, and taking into account the indicative sketch layout 
submitted by both the Council and the landowners, I consider that it would be 
difficult to achieve a development of 100 dwellings on Area A without setting it 
uncomfortably close to existing trees. In my view this goes to a matter of principle 
rather than to a problem of detail that may be overcome at the planning 
application stage. It is of key importance because of the special sensitivity and 
character of the site. The target of 100 dwellings could be reduced. However in 
my view the best approach would be to amend the designation of the northern 
part of Area B to residential, in order to allow more flexibility for a layout that 
would fully respect the character of the site. This may also allow the possibility of 
delivering slightly more than 100 units, depending on the details of design, 
although this should not be the main aim of the redesignation. 

 

The designation of the northern part of Area B, as an extension to the established 
employment site at Ingles Manor, is not easy to justify when paragraph 4.8 tells us 
that there is a surplus of A2/B1 land over the Plan period, in relation to Structure 
Plan guidelines. I recognise that the regeneration of Shepway’s economy is an 
important aim of the Plan, and that the Council feel that the provision of a plentiful 
supply of employment land will help to attract investment. However, paragraph 42 
of PPG3 urges local authorities to consider the use of surplus employment sites 
for housing, particularly on previously-developed land. I consider therefore that, 



on balance, the best use of the northern part of Area B would be as part of the 
housing allocation, if or when the garden centre use ceases on termination of the 
lease. 

 

I now turn to consider the phasing of residential development on Area A. The 
current use on Area A would indicate that the southern part of the housing site 
would be likely to be developed first, for about 25 dwellings. If the policy allocation 
area is altered as recommended, I see no reason why the enlarged northern part 
of Area A should not accommodate about 75 dwellings. If not, then I see difficulty 
in accommodating the bulk of the allocation of 100 dwellings on the northern part 
of Area A, which is heavily constrained by trees. The Urban Capacity Study 
indicated that about 50 dwellings could be accommodated on an unspecified part 
of the garden centre site. If Area A is not to be enlarged then not only should the 
target of 100 dwellings be reduced but the proportion allocated to the northern 
part of the site, in the later part of the Plan period, should be reconsidered. 

 

I comment on other points made in objections as follows. The reference to 
redevelopment as well as development in the first paragraph of the policy is 
reasonable as a number of buildings on the site, such as those of the garden 
centre, have no special protection. I understand that the listed barn, sadly 
destroyed by fire, is beyond restoration. An application to rebuild the barn would 
be assessed according to the criteria of the policy, which would ensure that the 
character of nearby buildings and the sensitive nature of the site are taken into 
account. Most of the trees on the perimeter of the site are protected by a TPO, 
and criterion (b) of the policy would ensure that other trees of importance to the 
appearance of the site would be retained. There is no need for a detailed 
landscaping scheme at this stage, as only the principles of development are for 
consideration in the Local Plan. I am confident that the Council would ensure that 
a thorough survey of all trees on the site is carried out, and would update the 
existing TPO as necessary, as part of the preparation of a development brief. 
There is no reason why a Green Way should not be provided through the site as 
part of a landscaping scheme. This would be a matter for the planning application 
stage. 

 

Kent Highways have no objection to the policy on highway grounds, subject to a 
number of matters including improvement to the Jointon Road/Shorncliffe Road 
junction and the prevention of the formation of a “rat run” through the site for cars. 
There is no requirement for the site owners or occupiers to demonstrate that any 
of the existing uses are unviable before the site may be allocated under Policy 
FTC3. The provision of adequate foul and surface water drainage would be an 
essential feature of any development on the site. 

 

The broadening of criterion (e) in the RDD, to include general residential 
development as well as flats or apartments, would meet an objection. I do not 
consider however that other Class B uses, apart from those in Class B1, would be 
right on this site due to its close relationship to existing and allocated residential 
development. I do not find therefore that the phrase “or other employment use 
compatible with the character of the site and its surroundings” should be 
reinstated. I have no reason to believe that the allocation of part of the site for 
employment uses would inevitably result in the development of a single large 
office block, similar to the Civic Centre, on Area B. Development would have to 



comply with the robust criteria of the policy, which seek to protect the character of 
the area. 

 

RECOMMENDATIONS 

Modify paragraph 13.11 by adding, after “materials” in the last sentence, 
“and will be carried out in accordance with a development brief to be 
prepared by the District Planning Authority.” 

 Modify the Proposals Map to delete that part of Area B north of the 
Conservation Area boundary, and replace it with an extension of Area A. 

 If the recommendation to enlarge Area A is not adopted, then the target of 
100 dwellings for Policy HO2E should be reduced and the phasing amended 
to reduce the proportion of dwellings allocated to the northern part of Area 
A. 
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RECOMMENDATION:  That the Head of Planning Services be given 

delegated authority to grant planning permission subject to the conditions 

set out at the end of the report, with any amendments or additions he may 

consider necessary, and subject to the completion of a legal agreement that 

secures development contributions, a contribution towards off-site 

affordable housing provision, and the provision and transfer of the new 

school playing field and car park to Sandgate Primary School as part of the 

development. 

1.0 THE PROPOSAL 
 
1.1 The application proposes the change of use and conversion of the existing 

Eversley College boarding college/school (Class 2) building to form 23 
apartments, including the alteration and extension of the building, the 
erection of eleven detached and semi-detached two and three-storey 
dwellings on the existing open amenity/playing field land to the rear (south-
west) and southern side of the existing boarding college/school building, and 
the erection of six detached two-storey dwellings along the southern side of 
the existing access driveway into the site off Coolinge Lane to the boarding 
college/school building. On the north-west side of the existing boarding 
college/school building adjacent to the northern boundary of the site, a 
detached two-storey building is proposed incorporating cycle storage 
facilities for the 23 apartments proposed in the conversion of the existing 
building with a separate apartment on the first floor above. The existing 
detached Lodge building adjacent to the northern boundary of the site (to the 
north-east of the existing boarding college/school building) is to be extended 
with single and two-storey extensions to form a three-bedroom dwelling. The 
proposed change of use, extension, alteration and conversion of the existing 
buildings, together with the proposed new build dwellings, would provide a 
total of 24 apartments and 18 dwellings. 

  
1.2 The application also proposes the formation of a car parking area of 38 

parking spaces for Sandgate Primary School to the southern side of the 
main playing field area adjacent to the boundary with the school site along 
the Coolinge Lane frontage. The proposed car parking spaces are to be 
accessed from a new access road formed through the existing Primary 
School site off Coolinge Lane. In addition to the provision of the car parking 
spaces for the primary school, the remaining part (approximately 1 hectare) 
of the existing main open playing field area along the Coolinge Lane 
frontage is to be provided for the adjoining Sandgate Primary School for 
playing field use.   

 
1.3 The existing access road into the site off Coolinge Lane is to serve a new 

parking area in front of the converted apartments and the proposed new 
detached and semi-detached two and three-storey dwellings. Each of the 17 
new build dwellings is to be provided with a garage and two within curtilage 
parking spaces. 

 
1.4 The proposed apartments in the development consist of a single one-

bedroom dwelling and 22 x two-bedroom dwellings, the extended Lodge 



building would provide a three-bedroom dwelling, and the 17 new build 
dwellings are all four-bedroom dwellings. The new build dwellings are of 
traditional design and construction, incorporating brick and tile hanging 
finishes, Portland stone detailing, and slate roofs. The upper floor of the 
proposed three-storey dwellings is set partially within the pitched roofspace 
to the dwellings. 

 
1.5 The current application represents a revised submission following the recent 

refusal of a previous similar scheme for the site consisting of 23 apartments 
in the conversion of the boarding college/school building, a separate 
apartment on the first floor of a proposed detached cycle store building, the 
extension of the existing Lodge building to provide a dwelling, and the 
erection of 18 two and three-storey semi-detached dwellings on part of the 
boarding college/school open amenity/playing field land, together with the 
provision of the parking and playing field areas for the adjoining Sandgate 
Primary School. In the current proposals six two-storey detached dwellings 
are proposed along the southern side of the existing access driveway into 
the site off Coolinge Lane as opposed to eight semi-detached dwellings in 
the previously refused scheme and eleven two and three-storey detached 
and semi-detached dwellings are proposed to the rear (south-west) and 
southern side of the existing boarding college/school building as opposed to 
ten semi-detached three-storey dwellings. Although the development is not 
dissimilar, in terms of layout, scale and character, to that previously refused, 
the current application seeks to demonstrate more robustly that the scale 
and extent of the new build development proposed is necessary to make the 
site viable, bring it back into beneficial use, and provide the benefits to 
Sandgate Primary School and the local community generally that form part 
of the proposals.  

 
1.6 The application is accompanied by a range of supporting documents, 

including the Design and Access Statement, a Planning Statement, a 
Viability Report, a Marketing Report, a Tree Survey Report, Arboricultural 
Implications and Impact Assessment Method Statement, a Green 
Infrastructure Appraisal, an Ecological Appraisal, a Badger Assessment 
Report and a Statement of Community Involvement.  

 
1.7 In the conclusions to the applicant’s supporting Planning Statement it states 

that the proposals have been widely supported by the local community, 
residents and organisations. The dialogue with the school has resulted in a 
significant and much needed offer of a formal sports pitch and new car park. 
These proposals will have substantial benefits for the school, its pupils, other 
sports clubs and the wider community. The new car park for the school will 
reduce congestion in nearby streets and benefit local residents as well as 
the school. The proposals will enhance the character and appearance of the 
area and contribute substantial funds towards important infrastructure, 
including affordable housing. 

 



 
 

 
2.0 LOCATION AND DESCRIPTION OF SITE 
 
2.1 The application site is located on the western side of Coolinge Lane, to the 

south of the junction of Eversley Way with Coolinge Lane and the site of 
approximately 2.83 hectares is occupied by a large, predominantly four-
storey, former college/school building located towards the rear (western) part 
of the site adjacent to the northern boundary and a detached two-storey 
Lodge building. The site has a tree lined access drive off Coolinge Lane 
leading to the former college/school building. The major part of the site along 
the Coolinge Lane frontage, in front (east) and to the southern side of the 
former college/school building, is open playing field area and the smaller 
area to the rear (west) of the building, which is separated from the main area 
by a hedge, is more general open amenity area. The site is adjoined to the 
south by Sandgate Primary School and its grounds, to the western corner of 
the site the dwellings in Southernwood Rise back onto the site, and to the 
north and east the dwellings in Eversley Way and Coolinge Lane stand 
opposite the site. The site has extensive tree coverage along the perimeters, 
particularly along the Coolinge Lane and Eversley Way frontages.  The trees 
on the site are covered by Tree Preservation Order No. 1 of 2013. 

 
2.2 The site is located within the Folkestone/Sandgate settlement boundary. The 

site, excluding the buildings, together with the adjoining Sandgate Primary 
School and Folkestone School for Girls grounds, forms part of the defined 
Coolinge Lane and Enbrook Valley Local Landscape Area. The site, 
excluding the buildings, together with the adjoining playing field areas to the 
Sandgate Primary School and Folkestone School for Girls, also forms a 
school playing field or grass play and amenity area, as shown on the 
Proposals Map to the District Plan, protected by policy LR12 of the Plan. The 
western corner of the site forms part of an identified area of land instability.     

  
  
3.0 RELEVANT PLANNING HISTORY 
 
3.1 Y12/0838/SH - Change of use and conversion of boarding 

college/school (Class C2) building to form 23 
apartments, including alteration and extension of 
building, erection of associated detached two 
storey building to provide cycle storage with 
separate apartment above, erection of 18 two and 
three storey dwellings on part of college/school 
playing field with associated access, garages and 
parking, erection of single and two storey 
extensions to existing detached lodge building in 
connection with use as a dwelling, use of part of 
playing field to provide car parking and playing field 
areas for Sandgate Primary School and provision 
of parking and communal garden areas to 
apartments/dwellings.  Refused  21.12.12. 



 
 
4.0   CONSULTATION RESPONSES 
 
4.1 Sandgate Parish Council –  
 No objection. 
 
 Voting:     For: 4     Against: 0     Abstentions: 0 
 
4.2 Folkestone Town Council -  
 Committee maintains its previous comments. 
 
 Previous comments: 
 No objection provided adequate provision for parking and traffic flow and 

subject to observations of Kent Highways. 
 
4.3 Kent Highways – 
 I now have no objections to the proposal subject to the following conditions 

being attached to any planning permission granted: 
 
1)  Provision of construction vehicle loading/unloading and turning facilities 

prior to commencement of work on site and for the duration of 
construction. 

 
2)  Provision of parking facilities for site personnel and visitors prior to 

commencement of work on site and for the duration of construction. 
 
3)  Provision of wheel washing facilities prior to commencement of work on 

site and for the duration of construction. 
 
4)  Provision and permanent retention of the vehicle parking spaces and 

garages shown on the submitted plans prior to the occupation of the 
dwellings hereby permitted. 

 
5)  Provision and permanent retention of the vehicle turning facilities 

shown on the submitted plans prior to the occupation of the dwellings 
hereby permitted. 

 
6)  Provision and permanent retention of the cycle parking facilities shown 

on the submitted plans prior to the occupation of the dwellings hereby 
permitted. 

 
7)  Completion and maintenance of the access shown on the submitted 

plans prior to the occupation of the dwellings hereby permitted. 

 Note: 
 It should be noted that the parking provision is now in accordance with 

Interim Guidance Note 3: Residential Parking Standards for which 1 parking 
space should be provided for each apartment, 2 parking spaces for each 3 
and 4 bedroom house and 0.2 visitor parking spaces per dwelling. 

 



 Note: 
 The applicant will need to enter into a private agreement with Shepway 

District Council so that refuse vehicles can enter the site as the road is not 
proposed for adoption by the applicant. 

 
4.4 Environmental Health Officer – 

1. Prior to commencement of the development a desk top study shall be 
undertaken and submitted to and approved in writing by the Local 
Planning Authority.  The study shall include the identification of 
previous site uses, potential contaminants that might reasonably be 
expected given those uses and any other relevant information.  Using 
this information, a diagrammatical representation (Conceptual Model) 
for the site of all potential contaminant sources, pathways and 
receptors shall also be included. 

 
2. If a desk top study shows that further investigation is necessary, an 

investigation and risk assessment shall be undertaken by competent 
persons and a written report of the findings shall be submitted to and 
approved in writing by the Local Planning Authority prior to 
commencement of the development.  It shall include an assessment of 
the nature and extent of any contamination on the site, whether or not it 
originates on the site.  The report of the findings shall include: 

 
i) A survey of the extent, scale and nature of contamination 
ii) An assessment of the potential risks to: 

 

• Human health 

• Property (existing or proposed) including buildings, crops, 
livestock, pets, woodland and service lines and pipes. 

• Adjoining land 

• Ground waters and surface waters 

• Ecological systems 

• Archaeological sites and ancient monuments and 
 

iii) An appraisal of remedial options and identification of the preferred 
option(s). 

 
 All work pursuant to this condition shall be conducted in accordance 

with the DEFRA and Environment Agency document Model Procedures 
for the Management of Land Contamination (Contamination Report 11). 

 
3. If investigation and risk assessment shows that remediation is 

necessary, a detailed remediation scheme to bring the site to a 
condition suitable for the intended use by removing unacceptable risk 
to human health, buildings and other property and the natural and 
historical environment shall be submitted to and approved in writing by 
the Local Planning Authority prior to commencement of the 
development.  The scheme shall include details of all works to be 
undertaken, proposed remediation objectives and remediation criteria, 
a timetable of works, site management procedures and a verification 
plan.  The scheme shall ensure that the site will not qualify as 



contaminated land under Part 2A of the Environmental Protection Act 
1990 in relation to the intended use of the land after remediation.  The 
approved remediation scheme shall be carried out in accordance with 
the approved terms including the timetable, unless otherwise agreed in 
writing by the Local Planning Authority.  The Local Planning Authority 
shall be given two weeks written notification of commencement of the 
remediation scheme works.   

 
4. Prior to commencement of development, a verification report 

demonstrating completion of the works set out in the approved 
remediation scheme and the effectiveness of the remediation shall be 
submitted to and approved in writing by the Local Planning Authority.  
The report shall include results of sampling and monitoring carried out  
in accordance with the approved verification plan to demonstrate that 
the site remediation criteria have been met.  It shall also include details 
of longer-term monitoring of pollutant linkages and maintenance and 
arrangements for contingency action, as identified in the verification 
plan and for the reporting of this to the Local Planning Authority. 

 
5. In the event that, at any time while the development is being carried 

out, contamination is found that was not previously identified, it shall be 
reported in writing immediately to the Local Planning authority.  An 
investigation and risk assessment shall be undertaken and where 
remediation is necessary a remediation scheme shall be prepared.  
The results shall be submitted to the Local Planning Authority.  
Following completion of measures identified in the approved 
remediation scheme, a verification report shall be prepared and 
submitted to the Local Planning Authority. 

 
 Reason: 
 To ensure that risks from land contamination to the future users of the 

land and neighbouring land, together with those to controlled waters, 
property and ecological systems, are minimised and to ensure that the 
development can be carried out safely without unacceptable risks to 
workers, neighbours and other off-site receptors (Kent and Medway 
Structure Plan policy NR5 and Dover District Local Plan policy DD1). 

 
 Informative: 
 Planning Policy Statement 23: Planning and Pollution Control states 

that: ‘in considering individual planning applications, the potential for 
contamination to be present must be considered in relation to the 
existing use and circumstances of the land, the proposed new use and 
the possibility of encountering contamination during development.  The 
Local Planning Authority should satisfy itself that the potential for 
contamination and risks arising are properly assessed and that the 
development incorporates any necessary remediation and subsequent 
management measures to deal with unacceptable risks, including those 
covered by Part IIA of the Environmental Protection Act 1990. 

 

 



4.5 Arboriculture Manager – 
 Whilst I have no objections to the development of this site, I would like to 

make the following recommendations: 
 

• Given the space available, I would like to recommend the retention of 
tree numbers T11, 12, 13, 14, 15, 16, 17 and 18.  These trees line the 
southern boundary of the existing access driveway and could easily be 
retained if the proposed units were moved southwards.  It may even be 
desirable to thin out this group of trees by removing every other one and 
only retain the better quality Limes and Maples allowing them to mature 
into important site features. 

 
 This group of trees is already established and would stand to the north 

of the proposed units and pose very little, if any, constraint on light or 
access.  It seems pointless removing these trees only to plant a new row 
of trees to the south of the buildings where post development pressure 
may arise to prune or fell the trees as they would block light as they 
matured.  I am not prepared to support this element of the proposals and 
would like to see the footprint of the houses moved southwards and the 
vehicular access altered so that no excavation is required around the 
avenue of trees. 

 

• All protective fencing as per figure 2 BS5837:2012 should be installed at 
correct distances prior to the demolition contractor’s site occupation in 
order to protect all retained trees from the outset.  ‘Herras’ panels 
mounted on rubber feet is not considered adequate and the fencing 
needs to be installed to the correct specification and retained in place 
until the completion of the development. 

 

• I would like a revised tree protection plan submitted which clearly shows 
the protective fencing in place around the whole of G9 which runs along 
the eastern boundary of the site.  The revised drawing still doesn’t show 
this despite a previous request for it to do so.  This part of the field could 
be used by development contractors for storing plant and equipment and 
lead to the decline of this important group of trees. 

 
I am able to accept all of the other proposed tree losses and agree that the 
proposed landscaping (with the exception of the elements mentioned above) 
will more than mitigate their loss. 

 
4.6 Sports Development Officer – 
 I support the plans to provide a new site which will further enhance all the 

sport and physical activity already being offered by the Sandgate Primary 
School.  In addition, this will also serve the wider community with a larger 
space for after school activities. 

 
4.7 Housing Strategy Manager – 
 Commented on the previously recently refused application that we are 

disappointed that there is no firm proposal for any affordable housing 
contribution within this development of 43 units in part refurbishment and 
new build. 



 
 Subject to viability we would want to see an onsite contribution of 30% with a 

mix of unit types if possible. Our preferred split would be: 
 

• 60% Affordable Rent 

• 40% Shared Equity 
 

 Looking at the plans it would be difficult to provide a separate entrance to 
the existing building being refurbished for the occupants of any affordable 
units. 

 
 Comments further on the current application that we are still concerned that 

a full viability study has not been carried out to test the level of contribution 
proposed. We would like to see the funding from the S106 contribution prior 
to completion of 25% of the onsite units. The financial contribution seems 
low in relation to the number of units being provided on the site. 

 
4.8 Mouchel – 
 The County Council has assessed the implications of this proposal in terms 

of the delivery of its community services and is of the opinion that it will have 
an additional impact on the delivery of its services, which will require 
mitigation either through the direct provision of infrastructure or the payment 
of an appropriate financial contribution. 

 
 The Planning Act 2008 and the Community Infrastructure Levy Regulations 

2010 (reg 122) require that requests for development contributions of 
various kinds must comply with three specific legal tests: 

 
1) Necessary, 
2) Related to the development, and 
3) Reasonably related in scale and kind. 
 

 These tests have been duly applied in the context of this planning 
application and give rise to the following specific requirements: 

 
 Primary & Secondary Education Provision 
 
 Primary School 
 
 The identification and acquisition of a site for a new primary school local to 

this proposed development.  The operative Local Plan may contain further 
information. 

 
 A Primary school contribution of £44,868.27 towards the build of a new 

primary school local to this proposed development. 
 
 Secondary School 
 
 Currently no requirement. 
 
 Libraries, Youth and Community Learning 



 
 A financial contribution towards the provision of the following: 
 

• Local libraries    £2050.97 

• Youth facilities   Currently no requirement 

• Community Learning  £841.80 
 
Adult Social Services  £3980.50 
 
Total requested contribution amount £51,741.54 
 

4.9 Environment Agency – 
 We have no further comments to make on this proposal. Please refer to 

previous letter dated 29 October 2012. 
 
 Previous letter: 
 We have no objection to the proposal provided that the conditions within this 

letter are imposed on any planning permission granted: 
 
 Condition 
 Development shall not begin until a detailed sustainable surface water 

drainage scheme for the site has been submitted to and approved in writing 
by the local planning authority. It should be demonstrated that the rate and 
volume of surface water run-off generated by post-development rainfall 
events will not exceed the existing run-off from the site following the 
corresponding rainfall event (up to and including the climate change 
adjusted 100yr critical storm). 

 
 The scheme shall subsequently be implemented in accordance with the 

approved details before the development is completed. 
 
 Reason 
 To prevent an increased risk of flooding off-site. 
 
 Supporting text 
 Flood risk 
 This site lies within Flood Zone 1; this is an area considered to be at low risk 

from flooding. Whilst applications for development on sites which are greater 
than 1ha in area should ordinarily be accompanied by a Flood Risk 
Assessment/Surface Water Management Strategy, we are generally 
satisfied with the applicant’s intended use of soakaways. 

 
 For information: 
 BRE digest 365 recommends that any soakaway should be able to 

discharge from full to half-volume within 24 hours in readiness for 
subsequent storm inflow. When designing any such system, it should be 
ensured that this is to be the case. Furthermore, the extant PPS25 guide 
requires that the post-development runoff rate from a ‘brownfield’ site is no 
greater than that from the existing site under all conditions up to (and 
including) the critical, climate-change adjusted, 1-in-100yr event. 

 



 Any information submitted in pursuance of the above condition should also 
include detail on how the scheme shall be maintained and managed after 
completion and should be accompanied by all appropriate calculations to 
demonstrate that sufficient storage will be provided. 

 
 At the detailed design stage, further consideration should also be given to 

the system’s ability to accommodate rainfall events which exceed the design 
parameters. It is considered good practice to design for exceedance and to 
ensure the excess water is directed to areas where it can be safely managed 
without impacting upon the proposed development or exacerbating off-site 
inundation. Further guidance on this (and on designing safe and sustainable 
flood conveyance routes and storage) is provided in ‘Designing for 
exceedance in urban drainage – good practice’ (CIRIA publication C635). 

 
4.10 Sport England – 
 Sport England has no comment to make in relation to the current application 

and comments contained within our consultation response (dated 30.10.12) 
and subsequent email (dated 18.12.12) to the previous planning application 
(Y12/0838/SH) still apply. While Sport England are a non statutory consultee 
on this planning application, the proposed development involves the loss of 
part of a playing field and the objection we raised (in the consultation 
response on the recent previous application) should be a material 
consideration in the determination of the (current) planning application. 

 
 The following Folkestone Local Plan Review (2006) policies should also be 

taken into consideration: 
 

• LR1 – Assessment of sports provision loss 

• LR9 – Protection of open space (and appendix 9) 

• LR12 – Protection of school playing fields 

• SC3 – Provision and protection of existing facilities 
 
 Furthermore, please find attached an appeal decision. Paragraphs 14 and 

15 relate to disused playing fields having the potential of being brought back 
into use. Furthermore, some clarity is provided regarding the word existing, 
in paragraph 74 of the NPPF concerning land use. 

 
Previous consultation response: 
It is understood that the site forms part of, or constitutes a playing field as 
defined in The Town and Country Planning (Development Management 
Procedure) (England) Order 2010 (Statutory Instrument 2010 No. 2184), in 
that it is on land that has been used as a playing field within the last five 
years, and the field encompasses at least one playing pitch of 0.2 ha or 
more, or that it is on land that is allocated for the use as a playing field in a 
development plan or in proposals for such a plan or its alteration or 
replacement. 

 
Sport England has, therefore, considered the application in the light of its 
playing fields policy.  The aim of this policy is to ensure that there is an 
adequate supply of quality pitches to satisfy the current and estimated future 
demand for pitch sports within the area.  The policy seeks to protect all parts 



of the playing field from development and not just those which, for the time 
being, are laid as pitches.  The Policy states that: 

 
“Sport England will oppose the granting of planning permission for any 
development which would lead to the loss of, or would prejudice the use of, 
all or any part of a playing field, or land last used as a playing field or 
allocated for use as a playing field in an adopted or draft deposit local plan, 
unless, in the judgement of Sport England, one of the specific circumstances 
applies.” 

 
Reason: 
Development which would lead to the loss of all or part of a playing field, 
which would prejudice its use, should not normally be permitted because it 
would permanently reduce the opportunities for participation in sporting 
activities.  Government planning policy and the polices of Sport England 
have recognised the importance of such activities to the social and economic 
well-being of the country.  In light of the above, Sport England objects to the 
proposal because is not considered to accord with any of the exceptions in 
Sport England’s playing fields policy. 

 
Erection of detached two storey building to provide cycle storage with 
separate apartment above and erection of single and two storey extensions 
to existing detached lodge building 

 
While Sport England has not visited the site, these aspects of the proposed 
development would appear to be sited on existing hardstanding areas and 
mature trees.  The areas are, therefore, incapable of being used for marking 
out playing pitches or part thereof.  Sport England is, therefore, satisfied that 
these aspects of the proposal would meet exception E3 of the above policy 
in that the developments only affect land incapable of forming a playing pitch 
or part thereof and do not adversely affect existing pitch provision on the 
site. 

 
Erection of 18 two and three storey dwellings on part of the college/school 
playing field with associated access, garages and parking and provision of 
parking and communal garden areas to apartments/dwellings 

 
The proposed erection of 18 two and three storey dwellings on part of the 
college/school playing field with associated access, garages and parking 
and provision of parking and communal garden areas to 
apartments/dwellings would appear to be sited on existing areas of playing 
field.  The proposed location of these aspects of the development would 
result in a significant encroachment onto the playing field.  The provision of 
these aspects of the proposed development would, therefore, reduce the 
area available on the playing field.  Consequently, this would prejudice the 
use of the existing playing field. 

 
In light of the above, Sport England objects to these aspects of the proposal 
because they are not considered to accord with any of the exceptions in 
Sport England’s playing fields policy. 

 



Should your Council be minded to grant planning permission for the 
development then in accordance with The Town and Country Planning 
(Consultation) (England) Direction 2009 and the DCLG letter of 10 March 
2011, the application should be referred to the National Planning Casework 
Unit. 

 
Change of use and conversion of boarding college/school (Class C2) 
building to form 23 apartments, including alteration and extension of building 

 
Sport England has considered this aspect of the proposed development as a 
non statutory consultee. 

 
This aspect of the proposed development would result in the loss of an 
existing sports hall. 

 
Planning Policy Objective 2 of Sport England’s Spatial Planning for Sport 
and Active Recreation: Development Control Guidance Note (2009) 
Appendix 2, (www.sportengland.org/facilities_planning/developing policy for 
sport.aspx) aims to prevent the loss of existing sports facilities.  Sport 
England opposes the redevelopment of such facilities, unless equivalent or 
better replacement facilities are provided.  The only exception to this policy 
is where it can be proved that the facility is genuinely redundant and there is 
no demand for a replacement based on a thorough local assessment.  Sport 
England’s policy is consistent with that of the Government’s set out in the 
NPPF. 

 
In light of the above, Sport England objects to this aspect of the proposal. 

 
Previous email: 
It has been advised that the playing field has not been used for formal sport 
in the past 5 years. As such, Sport England may not be a statutory 
consultee. Nonetheless Sport England would assess the proposed 
development against its Playing Fields Policy. Therefore, Sport England 
maintains its objection to this planning application. 

 
However, Sport England would be prepared to review this position if it can 
be demonstrated that one of the playing fields policy exceptions can be met. 

 
4.10 Southern Water – 
 Our initial investigations indicate that Southern Water can provide foul 

sewage disposal to service the proposed development.  Southern Water 
requires a formal application for a connection to the public sewer to be made 
by the applicant or developer. 

 
 We request that should this application receive planning approval, the 

following informative is attached to the consent: 
 
 A formal application for connection to the public sewerage system is 

required in order to service this development, please contact Atkins Ltd 
Anglo St James House, 39A Southgate Street, Winchester, SO23 9EH. 

 



 The Council’s Building Control officers or technical staff should be asked to 
comment on the adequacy of soakaways to dispose of surface water from 
the proposed development. 

 
 Southern Water’s current sewerage records do not show any public sewers 

to be crossing the above site.  However, due to changes in legislation that 
came in to force on 1st October 2011 regarding the future ownership of 
sewers it is possible that a sewer now deemed to be public could be 
crossing the above property.  Therefore, should any sewer be found during 
construction works, an investigation of the sewer will be required to ascertain 
its condition, the number of properties served, and potential means of 
access before any further works commence on site. 

 
 The applicant is advised to discuss the matter further with Atkins Ltd, Anglo 

St James House, 39A Southgate Street, Winchester, SO23 9EH. 
 
 The development site is not located within Southern Water’s statutory area 

for water supply.  Please contact the relevant statutory undertaker to provide 
water services to this development.  

 
4.11 Affinity Water – 

If permission is granted for this application, we request a condition is 
attached requiring the developer to agree with this company, prior to 
commencement of the development, all necessary works and charges, 
including the preparation and completion of any legal agreements, 
associated with the provision of a potable water supply. 

 
 
5.0 PUBLICITY 
 
5.1 Neighbours notified by letter.  Expiry date 27.03.13  
  
5.2 Site Notice.  Expiry date 03.04.13  
 
5.3 Press Notice.  Expiry date 08.04.13  
 
 
6.0 REPRESENTATIONS 
 
6.1 Five letters/emails received objecting to the proposed development on the 

following grounds:  
 

• The sheer volume of traffic this development will generate is going to 
have a huge impact on an area that already struggles, at times, to cope.  

• With further housing and development on Coolinge Lane, Sandgate 
Primary School and Folkestone School for Girls all combining to create a 
lot of traffic movement in the area, another large development such as 
Eversley College is going to result in increased congestion, with a great 
risk of traffic accidents and pedestrian injury. 



• The site generated very little traffic in past years and any use now, 
especially the number of residences proposed, is going to have a great 
impact on the current infrastructure. 

• Roads leading to the proposed development are quiet residential roads 
without the capacity to take the extra vehicles the proposal would 
generate. 

• The 38 space car park for Sandgate Primary School is not going to have 
the effect suggested if all the parents are going to be able to use it. 

• There are still concerns regarding the height and proximity of proposed 
houses to the south-west of the main building in relation to the existing 
properties in Southernwood Rise. 

• There would be overlooking and loss of privacy, loss of natural light and 
increased light pollution to the existing properties on Southernwood 
Rise. 

• The proposed removal of several large trees and established hedgerow 
along Eversley Way would totally destroy the landscape and general 
view.  

• The existing trees/hedgerow along Eversley Way forms a wildlife 
pathway, used by badgers, foxes, squirrels and bird life.  

• The movement of construction traffic will have to be carefully controlled, 
perhaps even prohibited at school peak times. 

 
6.2 Two letters/emails of support for the application received commenting as 

follows: 
 

• The application will provide Folkestone with much needed residential 
accommodation which will be both well designed and completely in 
character with its surrounds. 

• The ample off-street parking will be a further asset to the neighbourhood 
and the playing fields a source of enjoyment and exercise for the youth 
of our town. 

• The project will provide Sandgate Primary School with an appropriately 
sized football pitch for the season, and the ability to run summer sports 
such as cricket and rounders off the new sports field, and the school 
would be able to develop outdoor learning and physical activity on the 
current site.  

• The project would give Sandgate Primary School essential parking 
space that would help access to the school site and facilities which the 
parking restrictions on the road have complicated.  

• The project would give access to the rear of the Sandgate Primary 
School site, which the school do not currently have independently. 

• Not only would the Sandgate Primary School continue with the 
community and sports work that they have offered for many years but 
other aspects of what the school does would be enhanced. 

• Teachers and future school leaders are trained at Sandgate Primary 
School, courses are offered on site to staff from schools across 
Shepway and beyond. Providing parking will support the School’s work 
and development, which in turn benefits others.  

 
6.3 Letter received from The New Folkestone Society commenting as follows:  
 



• The Society was a little surprised to hear that the initial application was 
turned down, particularly considering what has preceded it further along 
the road. 

• The Society believe this application preserves both the integrity of the 
College building and, by virtue of maintaining the open space at the 
front, the character of the site.  

 
 

7.0    RELEVANT POLICY GUIDANCE 
 
7.1 The full headings for the policies are attached to the schedule of planning 

matters at Appendix 1. 
  
7.2 The following policies of the Shepway District Local Plan Review apply: 
 
 SD1, HO1, HO4, LR9, LR10, LR12, BE1, BE8, BE16, BE17, BE19, U2, U3, 

U4, U10a, SC1, SC3, TR5, TR6, TR11, TR12, CO2, CO5, CO11 
 
7.3 Shepway Core Strategy Submission Document: 
 
 SS1, SS3, CSD4 
 
7.4 The following Supplementary Planning Documents and Government 

Guidance apply: 
 
 Kent Design Guide 
 National Planning Policy Framework 

   
 
8.0 APPRAISAL 
 
BACKGROUND  
 
8.1  Prior to the submission of the recent previously refused application referred 

to below, there is no relevant planning history for the site. Relatively minor 
works to the building and site were approved by KCC between 1965 and 
1976. 

 
8.2 It appears that in 1993 the Local Education Authority (KCC) declared the 

land and property surplus to requirements and it was purchased by the 
Shumei organisation in 1994 and converted to a school of English for 
Japenese students. Chaucer College ran the building from 1994 to April 
2011 as a Japanese Language School. It appears the building has remained 
vacant since the use ceased. 

 
8.3 The recently refused application Y12/0838/SH proposed the change of use 

and conversion of the existing boarding college/school (Class C2) building to 
form 23 apartments, including alteration and extension of the building, and 
the erection of an associated detached two-storey building to the north-west 
of the existing building to provide cycle storage facilities with a separate 
apartment above. To the rear (south-west) and southern side of the existing 



boarding college/school building the existing open amenity/playing field land 
was proposed to be developed with the erection of ten semi-detached three-
storey dwellings fronting onto a new access road to be constructed along the 
southern and western sides of the existing building. The existing detached 
Lodge building adjacent to the northern boundary of the site (to the north-
east of the existing boarding college/school building) was proposed to be 
extended with single-storey and two-storey extensions to form a three-
bedroom dwelling and a further eight semi-detached two-storey dwellings 
were proposed along the southern side of the existing access driveway into 
the site off Coolinge Lane. Parking areas to the proposed apartments were 
to be provided to the east and north of the existing boarding college/school 
building together with communal garden areas to the south and south-east 
of the building. The eighteen semi-detached dwellings in the proposed 
development were each provided with garage and garage forecourt parking 
spaces.     

 
8.4   The previous application was refused on the following grounds: 
 

1. The proposed development, the eight new build houses to the east of 
the existing building along the access drive in particular, would result in 
the significant encroachment of built development into the open playing 
field and amenity space associated with the former boarding 
college/school building and would result in the loss of a significant part 
of the existing playing field and amenity space to the detriment of such 
leisure and recreational open space provision in the area and the 
contribution it makes to the visual amenity of the locality. As such the 
proposed development would be contrary to policy LR12 of the 
Shepway District Local Plan Review and Government guidance in 
paragraph 74 of the National Planning Policy Framework which seek to 
resist proposals resulting in the loss of school playing fields or grass 
play and amenity areas at school sites and the building on existing 
open space, sports and recreational land, including playing fields, 
unless certain criteria are met. The relevant criteria are not considered 
to be met in the proposal. 

 
2. The proposed development, the eight new build houses to the east of 

the existing building along the access drive and the loss of existing 
trees along the southern side of the existing access drive in particular, 
would result in the unacceptable erosion of the openness of the site and 
would have a harmful impact on the appearance and open character of 
the site which forms part of the defined Coolinge Lane and Enbrook 
Valley Local Landscape Area, the streetscene along Coolinge Lane, 
and the visual amenities of the locality generally. As such the proposed 
development would be contrary to policies SD1, LR12, BE1, BE16, and 
CO5 of the Shepway District Local Plan Review which seek to maintain 
and improve the character and vitality of the built environment, resist 
proposals resulting in an unacceptable loss in local environmental 
quality, ensure development accords with existing development in the 
locality and is of a high standard of layout and design, require 
development proposals to retain important existing landscape features, 
and to resist development proposals that are inconsistent with the 



objective of protecting and enhancing the landscape character and 
functioning of Local Landscape Areas.  

 
3. The Viability Report submitted in support of the application, in the view 

of the Local Planning Authority, fails to robustly demonstrate that the 
extent of new build development proposed in the application, the eight 
new houses to the east of the existing building along the access drive in 
particular and the encroachment of built development into the protected 
open playing field and open amenity area generally, is necessary to 
make the site viable, which together with the lack of on-site affordable 
housing, is considered contrary to policies HO4, LR10 and SC1 of the 
Shepway District Local Plan Review, Government guidance in 
paragraphs 173 and 174 of the National Planning Policy Framework 
and the Council’s adopted Affordable Housing – Supplementary 
Planning Document (2008). 

 
4. In the absence of supporting ecological survey information and/or a 

report to demonstrate the presence or not of protected species or 
habitats on the site, including within the buildings, the Local Planning 
Authority has been unable to make a detailed assessment of this issue 
and as a result the proposed development of the site has the potential 
to adversely impact on such protected species and/or habitats on the 
site and as such the proposed development is considered to be 
contrary to policies SD1 and CO11 of the Shepway District Local Plan 
Review and Government guidance in paragraphs 117 and 118 of the 
National Planning Policy Framework .  

 
8.5 The current application seeks to address the above grounds of refusal. As 

can be seen from the previous grounds of refusal above, the principal issue 
of concern with the previous scheme was the proposed encroachment of 
built development into the protected open playing field/amenity area, the 
new build houses along the existing access drive in particular. As noted in 
section 1.5 of the report above, the development proposed in the current 
application is not dissimilar, in terms of layout, scale and character, to that 
previously refused and the current proposals do not significantly reduce the 
extent of the encroachment of new built development into the existing open 
playing field/amenity area. The current application seeks to demonstrate 
more robustly that the scale and extent of the new build development 
proposed is necessary to make the site viable, bring it back into beneficial 
use, and provide the benefits to Sandgate Primary School and the local 
community generally that form part of the proposals. 

 
Relevant Material Planning Considerations 
 
8.6 The main issue for consideration in this case is considered to be whether  

the erection of a total of seventeen two and three-storey dwellings on part of 
the existing former boarding college/school open amenity/playing field area 
which is protected by both District Plan policy LR12 and Government 
guidance in the National Planning Policy Framework is justified in terms of 
the benefits to be provided for Sandgate Primary School with regards to the 
proposed provision of the car parking area and playing field for the school, 



bringing the whole site back into beneficial use, together with the retention 
and re-use of the existing boarding college/school building. Other issues for 
consideration are the proposed change of use and loss of the educational 
use of the existing former boarding college/school building (Class C2) to 
residential use and its alteration, extension and conversion to form a total of 
23 apartments, the visual impact of the proposed houses in the locality and 
the impact on the character and appearance of the site and locality 
generally, the impact of the development on neighbouring properties, the 
loss of existing trees from the site, and parking and traffic issues.  

 
 Policy  
 
8.7 The site is within the Folkestone/Sandgate/Hythe settlement boundary and 

the former boarding college/school building and grounds are bounded by 
residential properties on three sides and form part of a predominantly 
residential area. Policy HO1 of the District Plan permits the residential 
redevelopment of previously developed sites or infill development within 
existing urban areas subject to environmental and highway safety 
considerations. Policy HO1 also permits the conversion of existing buildings 
particularly where this would result in the preservation of a building of 
architectural or historic interest. The policy states that the conversion should 
be compatible with surrounding development and safeguard residents' 
amenity. The site is close to local shops and services and the Folkestone 
town centre, and public transport services, including Folkestone West 
Station. District Plan policy and Government guidance in the National 
Planning Policy Framework encourages development generally in 
sustainable locations such as this and is generally supportive in principle of 
infill development, the residential re-use of existing buildings, and making 
the most efficient use of land in such sustainable locations. Policy CO2 of 
the District Plan identifies Folkestone, Hythe and Sandgate as an area for 
main housing provision. This is generally reflected in emerging policies SS1 
and SS3 of the Core Strategy. It is not considered that there is conflict in 
principle between the development proposed and the District Plan policies 
and the relevant part of the Government guidance referred to above.   

 
8.8 The former use of the Eversley College boarding college/school building and 

the current authorised use of the building as an educational establishment 
represents a social/community facility, as identified in the District Plan. The 
residential use and conversion of the building, as proposed in the current 
application, involves the loss of the social/community facility which needs to 
be assessed against policy SC3 of the District Plan which seeks to resist the 
loss of such facilities unless (a) alternative provision can be made or (b) the 
need for the facility has ceased and the building is unsuitable for conversion 
to alternative social and/or community uses. Information provided in 
connection with the current and the previous applications reveal that Kent 
County Council sold Eversley College to the Japanese Language School in 
1993 as the layout of the property was not suitable to accommodate a 
Primary or Secondary School and the cost of alterations/re-development 
would not be financially viable due to the amount of asbestos in the 
premises. KCC's stance remains that the building is unsuitable as a Primary 
School and there is no requirement for additional Secondary School places 



at this time. In support of the change of use and residential conversion of the 
existing boarding college/school building a marketing report has been 
submitted which concludes that no offers were received from any party 
wishing to continue an educational use at the site. The marketing report 
states that the property was exhaustively exposed to the market place, in 
accordance with policy SC3, for consideration by a wide range of end users 
from August 2010 up to April 2012 and offers were received from a care 
home operator who wished to demolish the existing buildings (sale 
eventually aborted), one for use as a business headquarters (not proceeded 
with as unable to raise sufficient funds), and the ultimately successful sale to 
the current prospective developer. The existing configuration and layout of 
the building make the conversion and adaptation for alternative uses 
problematic and the presence of asbestos in the building is a further 
constraint to any works to be undertaken. The retention and re-use of the 
existing Eversley College building is supported due to its appearance and 
significant visual importance in the locality and, in light of the above, it is 
considered that the loss of the social and community facility to residential 
use is justified in this case in accordance with District Plan policy SC3. The 
loss of the social and community facility to residential use was not part of the 
grounds of refusal of the recent previous application.  

 
8.9 The boarding college/school site, excluding the buildings, together with the 

adjoining playing field areas to the Sandgate Primary School and Folkestone 
School for Girls, forms a school playing field or grass play and amenity area, 
as shown on the Proposals Map to the District Plan, which is protected by 
policy LR12 of the Plan. The policy states that proposals resulting in the loss 
of school playing fields or grass play and amenity areas at school sites, as 
shown on the Proposals Map, will only be permitted where development 
would not cause an unacceptable loss in local environmental quality and 
where it also accords with both the following criteria: 

 
a)  In the case of school playing fields, sufficient alternative open space 

provision exists or new sport and recreational facilities will be provided of 
at least equivalent community benefit having regard to any deficiencies 
in the locality; 

 
b)   The land required is for an alternative educational purpose which cannot 

reasonably be met in another way. 
 
8.10 Government guidance in paragraph 74 of the National Planning Policy 

Framework states that existing open space, sports and recreational buildings 
and land, including playing fields, should not be built on unless: 
 
-    an assessment has been undertaken which has clearly shown the open 

space, buildings or land to be surplus to requirements; or 
 
-    the loss resulting from the proposed development would be replaced by 

equivalent or better provision in terms of quantity and quality in a 
suitable location; or 

 



-    the development is for alternative sports and recreational provision, the 
needs for which clearly outweigh the loss. 

 
8.11 The current application proposes the erection of a total of 17 detached and 

semi-detached two and three-storey houses on the open playing field and 
amenity area grounds associated with the former boarding college/school 
building. The proposed provision of a car parking area of 38 parking spaces 
to the adjoining Sandgate Primary School also impinges on the southern 
part of the existing playing field area. Amongst the arguments put forward for 
the building on the open playing field/amenity land in the supporting 
Planning Statement submitted with the application are that none of the land 
within the grounds has been used for playing fields for a considerable time 
(in excess of 15 years), the site of the eleven houses adjacent to the main 
college/school building was not used specifically as school playing fields 
and, whilst the six houses along the access drive into the site take up part of 
the open land, the remainder would be transferred to Sandgate Primary 
School and laid out as a new football pitch/school playing field and school 
car park. The Planning Statement further argues that the proposals re-
introduce a school playing field and this effectively opens up the use of the 
land to a much wider part of the community with important community 
recreational and sporting benefits. A letter from the Sandgate Primary 
School in support of the planning application states that for over a decade 
the school have given free use of their site to a children’s football club that 
runs every Saturday, and the same group runs sports holiday clubs. The 
School’s principle is that in not charging they are serving the community and 
making opportunities to participate more inclusive. The School state that with 
an appropriately sized football pitch for the season, and the ability to run 
summer sports such as cricket and rounders off the new sports field, the 
School would be able to develop outdoor learning and physical activity on 
their current site. The School further state that the proposed development 
would give the school essential parking space that would help access to the 
school site and facilities which the parking restrictions on the road have 
complicated and it would also give the school access to the rear of their site 
which the school do not currently have independently.     

 
8.12 With regards to policy LR12 it is considered that the proposed 17 new 

detached and semi-detached houses to the south and south-west of the 
former college/school building and to the east of the building along the 
existing access drive off Coolinge Lane would clearly impinge on the open 
character of the college/school grounds, would have a visual impact in the 
locality, particularly along Coolinge Lane, and would result in some loss in 
local environmental quality contrary to the guidance in the policy. These 
issues formed the basis on one of the grounds of refusal of the previous 
application. The retention and re-use of the existing boarding college/school 
building is supported and the proposed provision of the car parking area and 
playing field for the Sandgate Primary School clearly has benefits to the 
School and the local community generally. The current application, as with 
the recent previously refused application, essentially argues that the 
retention and residential conversion of the existing building and the benefits 
to Sandgate Primary School from the provision of the car park and playing 
field for the School are only viable if the 17 new houses are permitted to be 



built on the protected open school playing field and amenity area. It is 
considered that the proposals to erect 17 new detached and semi-detached 
houses on the existing open school playing fields and amenity area clearly 
conflicts with District Plan policy LR12 and Government guidance in 
paragraph 74 of the National Planning Policy Framework. Whether the 
departure from District Plan policy and Government guidance is justified in 
this case in view of the overall benefits of the application in bringing the 
building and site back into beneficial use, including school playing field use, 
and providing benefits to the adjoining Primary School and local community 
generally needs to be assessed. 

 
Viability 
 
8.13 The submitted Viability Report concludes that a full policy compliant scheme 

shows a negative value against the Viability Benchmark Sum (VBS) at an 
acceptable developer's margin of 20% on Gross Development Value (GDV). 
However, if the affordable housing element (30%) is stripped out, the 
scheme yields an acceptable 18.16% margin, which allows for the full S106 
costs (contributions to KCC) less the affordable housing elements. 

 
8.14 The Viability Report further states that the prospective developer will 'top up' 

the S106 contribution with a further £296,260 to be made available to the 
Council for off-site affordable housing. The net effect is that this reduces the 
margin to below an acceptable level (20% to 18% on GDV) in planning terms 
but is nevertheless a contribution that the prospective developer is willing to 
make. In addition the Viability Report states that the prospective developer 
will gift the remainder of the playing field land to the Coolinge Lane frontage 
to Kent County Council and build a car park for the use of Sandgate Primary 
School which not only has a benefit to the School, but also serves to 
significantly reduce traffic congestion at school pick-up and drop-off times. 
The Viability Report accepts that this gift is in lieu of Kent County Council 
lifting an overage provision (on the open playing field land to the site 
frontage along Coolinge Lane), however, this overage provision is irrelevant, 
given that it expires in 2014 and is only payable on the sale of units. A 12 to 
18 month build program would mean the sales of these units would occur at 
the end of 2014 and no overage payment would be due at that time. The 
Report further states that, in essence, the prospective developer has no 
obligation to provide the Primary School with the playing field land or car 
parking and is making this contribution over and above any legal 
requirement and for the sole benefit of the community and the Primary 
School. 

 
8.15 The Viability Report further states that a series of appraisals have also been 

run to test the viability of not only the conversion of the existing boarding 
college/school building, the Lodge building, and the new apartment above 
the cycle store in isolation, but also a smaller scheme of 36 dwellings 
comprising conversion of the existing building, the Lodge building and 
apartment above the cycle store, as above, plus the erection of the 11 
detached and semi-detached dwellings adjacent to the existing main 
college/school building. The Report states that both these reduced schemes, 
with affordable housing provision included, are unviable in planning terms. 



The viability appraisal of the whole scheme (42 dwellings) with 30% 
affordable housing provided shows a margin of 6.72% on Gross 
Development Value, well below an acceptable developer’s margin of 20% 
and therefore such development would similarly not be viable. The report 
essentially concludes that to retain and convert the existing former boarding 
college/school building and provide the playing field area and the parking 
area for Sandgate Primary School, the entire site as proposed for 42 units 
would need to be delivered with nil affordable housing on-site in order to 
make the development viable in a planning context. A sum of £350,000 
would be provided towards KCC contributions and off-site affordable housing 
provision. This figure represents an increase in the £200,000 previously 
offered with the recently refused scheme towards such contributions/off-site 
provision by the applicants. 

 
8.16 With regards to the submitted Viability Report a new build housing cost of 

£103 psf has been adopted in line with the BCIS upper quartile figure for 
‘one-off housing’. The report justifies this on the basis that the scheme seeks 
to achieve a high level of architectural quality and the resulting dwellings are 
not typical estate dwellings but incorporate design and architectural features 
which will result in higher construction costs. In light of the above it would be 
expected that high quality materials would be used in the construction and 
external finishes of the proposed new build dwellings. 

 
8.17 One of the grounds of refusal of the recent previous application for the 

similar development of the site was based on the Viability Report submitted 
in support of that application failing to robustly demonstrate that the extent of 
new build development proposed in that application was necessary to make 
the site viable. Whilst there are always likely to be some issues in such 
reports as to justification and inclusion of certain figures and how certain 
figures were arrived at, the currently submitted Viability Report appears to 
clearly demonstrate that without the extent of the new build development 
currently proposed and with on-site affordable housing being provided, the 
site would not be developed and would remain vacant with the former 
boarding college/school building being the likely subject of neglect and 
vandalism, falling into a state of disrepair, and having a negative impact on 
the appearance of the site and the visual amenities of the locality generally. 

 
8.18 A scheme with the new build housing restricted to the eleven houses 

proposed in the area immediately to the south and south-west of the existing 
boarding college/school building would be less in conflict with District Plan 
policy LR12, Government guidance in paragraph 74 of the National Planning 
Policy Framework and Sport England's policy to safeguard playing 
fields/sports pitches. The provision of an element of affordable housing 
(possibly shared equity) on-site as part of such a scheme would be more 
compliant with District Plan policy, Government guidance in paragraphs 173 
and 174 of the National Planning Policy Framework and the Council’s 
adopted Affordable Housing – Supplementary Planning Document (2008) 
with regards to the provision of affordable housing as part of development. 
However, the currently submitted Viability Report clearly demonstrates that 
such development is not viable and should the Council pursue such 



development, as noted above, the site and buildings are likely to remain 
vacant and unused for the foreseeable future.  

 
8.19 In light of the above, it is considered that it has been demonstrated in the 

current application that the scale and extent of new build development 
proposed in the scheme is necessary to make the site viable, bring it back 
into beneficial use, and provide the benefits of the playing field and car park 
to Sandgate Primary School and the local community generally that form 
part of the proposals. Overall it is considered that the current arguments 
currently put forward on viability justify a the departure from District Plan 
policy LR12 and Government guidance in paragraph 74 of the National 
Planning Policy Framework with regards to the proposed provision of the 17 
new build dwellings on the protected playing field and open amenity land. 
The increased sum of £350,000 offered by the applicant/developer towards 
KCC contributions and off-site affordable housing provision will further assist 
towards the provision of affordable housing in the district. 

 
Character and Visual Impact 
 
8.20 The proposed provision of the 17 two and three-storey detached and semi-

detached dwellings on the existing open former boarding college/school 
playing fields and grounds would clearly have a visual impact in the locality, 
particularly the six detached two-storey dwellings along the access drive off 
Coolinge Lane within the existing main open playing field area. The retention 
of existing trees around the perimeters of the site will assist in mitigating the 
visual impact of the new build dwellings from public areas outside the site 
along Coolinge Lane and Eversley Way. The retention and residential 
conversion of the existing predominantly four-storey former boarding 
college/school building is supported, as the building represents an important 
landmark building in the area and an attractive built form in the urban locality 
generally. The existing building due to its height and scale will remain the 
dominant feature on the site in the development currently proposed. The 
new build housing adjacent to the building to the south and south-west and 
along the existing access drive into the site off Coolinge Lane is necessary, 
as demonstrated above, in order to make the retention and conversion of the 
existing building more viable and to provide a new playing field and car park 
for the school. The school playing fields form part of a wider area of defined 
Local Landscape Area (Coolinge Lane and Enbrook Valley) where under 
policy CO5 of the District Plan proposals should protect or enhance the 
landscape character and functioning of Local Landscape Areas. Whilst the 
extent of the new build housing currently proposed would to some extent 
impinge on the existing open character of the site, this part of the defined 
Local Landscape Area, and the visual amenities of the locality generally, this 
needs to be balanced against the positive benefits to the area of bringing the 
currently vacant and unused site and buildings back into beneficial use, and 
the benefits provided in the development to the adjoining Sandgate Primary 
School and the local community generally.  

 
 
 
 



Design 
 
8.21 Policy BE1 of the District Plan requires a high standard of layout, design and 

choice of materials for all new development and states that development 
should accord with existing development in the locality, where the site and 
surrounding development are physically and visually interrelated in respect 
of building form, mass, height and elevational details. The policy further 
states that materials should be sympathetic to those predominating locally in 
type, colour and texture. 

 
8.22 The more recently published Government guidance in the National Planning 

Policy Framework states that planning policies and decisions should not 
attempt to impose architectural styles or particular tastes and they should 
not stifle innovation, originality or initiative through unsubstantiated 
requirements to conform to certain development forms or styles. The 
document further states that it is, however, proper to seek to promote or 
reinforce local distinctiveness. The document states that in determining 
applications, great weight should be given to outstanding or innovative 
designs which help raise the standard of design more generally in the area 
and that permission should be refused for development of poor design that 
fails to take the opportunities available for improving the character and 
quality of an area and the way it functions. It further states that local planning 
authorities should not refuse planning permission for buildings or 
infrastructure which promote high levels of sustainability because of 
concerns about incompatibility with an existing townscape, if those concerns 
have been mitigated by good design.  

 
8.23 The proposed change of use and residential conversion of the existing 

former boarding college/school building, including alterations and extensions 
to the building, are considered to respect the character, appearance and 
architectural integrity of the building. The building, as noted in section 8.20 
above, represents an important landmark building in the area and an 
attractive built form in the urban locality generally. The proposed residential 
conversion of the building will ensure its retention and future upkeep which is 
to be supported. 

 
8.24 The proposed two and three-storey detached and semi-detached dwellings 

in the development are of good quality traditional design and construction, 
incorporating brick and tile hanging finishes, Portland stone detailing, and 
slate roofs. The upper floor of the proposed three-storey dwellings is set 
partially within the pitched roofspace to the dwellings. The six detached two-
storey dwellings along the southern side of the existing access drive into the 
site off Coolinge Lane incorporate hipped roofs with a half hip/half gable end 
roof to a subservient garage with first floor set within the roof space to the 
side. The two and three-storey detached and semi-detached dwellings to the 
rear (south-west) and south of the existing boarding college/school building 
incorporate predominantly gabled roofs, including the roofs to attached 
garages to the three-storey dwellings. The two two-storey dwellings within 
this part of the development are to be provided with detached double hipped 
roofed garages.  

 



8.25 The proposed two and three-storey new build dwellings are considered to 
respect the height and scale of the existing predominantly four-storey former 
college/school building on the site, being subservient to that building and 
detached from its footprint. The reduction in the number of dwellings 
proposed along the existing access drive into the site off Coolinge Lane from 
eight semi-detached dwellings in the recent previously refused scheme to six 
detached dwellings in the current scheme provides a more open aspect to 
the setting of the retained main college/school building when viewed across 
the retained open playing field area to the east. This amendment to the 
previously refused scheme is supported. As noted in section 8.16 of the 
report, it would be expected that high quality materials would be used in the 
construction and external finishes of the proposed new build dwellings and 
the submission and approval of full details of the materials can be secured 
by planning condition imposed on any grant of planning permission. Subject 
to the approval of the details of the materials, no objection is raised to the 
current proposals in terms of design. Design did not form part of the grounds 
of the recent refusal of the previous application.  

 
Neighbouring Amenity 
 
8.26 The proposed change of use and residential conversion of the existing 

former boarding college/school building, including the alteration and 
extension of the building, the erection of single-storey and two-storey 
extensions to the existing detached lodge building in connection with its use 
as a dwelling, and the erection of the detached two-storey cycle 
store/apartment building to the north-west side of the boarding 
college/school building adjacent to the Eversley Way boundary of the site, 
are not considered to have any unneighbourly impact on the amenities of the 
occupiers of the neighbouring dwellings in Coolinge Lane, Eversley Way and 
Southernwood Rise which border the site to the east, north and west, given 
the scale and extent of those aspects of the proposals and the separation 
distances from the neighbouring dwellings.  

 
8.27 The six detached two-storey dwellings proposed along the southern side of 

the existing access drive into the site off Coolinge Lane, to the east of the 
college/school building, are similarly considered to be sufficiently separated 
from the neighbouring dwellings along Coolinge Lane and Eversley Way to 
prevent any unneighbourly impact from the six new two-storey dwellings on 
those neighbouring dwellings.  

 
8.28 The neighbouring dwellings potentially most affected by the proposed new 

build dwellings are those on Southernwood Rise adjacent to the south-
western corner of the site. The adjoining Southernwood Rise dwellings are 
single-storey bungalows and the proposed adjoining two and three-storey 
dwellings are on elevated ground in relation to the rear gardens of the 
existing neighbouring bungalows. The submitted plans show that a minimum 
separation distance of 22 metres will be maintained between the rear of the 
proposed two and three-storey dwellings on plots 32 and 33 respectively in 
the proposed development and the rear of the neighbouring bungalows at 31 
and 33 Southernwood Rise. The submitted plans show the rear walls of the 
proposed dwellings on plots 32 and 33 in the development to be a minimum 



of 11 metres from the rear boundary of the neighbouring bungalows. The 
plans show existing trees retained/new trees planted to the boundary 
between the existing and proposed dwellings and with the 22 metre 
minimum separation distance it is not considered that there would be an 
unacceptable unneighbourly overbearing and enclosing impact on the 
neighbouring bungalows in Southernwood Rise. The proposed two-storey 
detached dwelling on plot 32 in the scheme where the most significant 
potential for overlooking and loss of privacy to the neighbouring bungalows 
in Southernwood Rise occurs has no first floor rear windows facing the 
bungalows and their rear garden areas. The separation distance and the 
retention of existing boundary trees/proposed new boundary tree planting 
will maintain adequate levels of privacy between the existing and proposed 
dwellings.  

 
8.29 The site is currently vacant and unused. Development of the site with 42 

dwellings in a part conversion and part new build scheme would generate 
activity both within and in the vicinity of the site, including pedestrian and 
vehicular movements to and from the site and in Coolinge Lane, which will 
have an impact in the locality. The former use of the site as a Japanese 
Language School would similarly have generated a certain amount of activity 
both within the site and in the locality generally as would re-use, without the 
need for planning permission, of the existing buildings and site in 
accordance with the currently authorised Class C2 (Residential institutions) 
use. The access roadway serving the development and vehicle manoeuvring 
areas within the development are considered to be sufficiently distanced and 
separated from the neighbouring dwellings to prevent this aspect of the 
proposals impacting unacceptably on the neighbouring properties. 

 
8.30 The provision of a 38 space car park to the Sandgate Primary School will 

assist in alleviating the problems of kerbside parking and congestion 
associated with the school use in the neighbouring residential roads to the 
benefit of local amenity.  

 
8.31 Some disturbance and disruption is inevitable in the locality during site 

preparation and construction works but this is not a valid reason for refusing 
planning permission. 

 
Traffic/Transportation 
 
8.32 The proposed development utilises the existing access drive off Coolinge 

Lane along the northern boundary of the site. The existing access is to be 
continued around the existing boarding college/school building to serve the 
eleven new detached and semi-detached two and three-storey houses to the 
south and south-west of the existing building and the proposed apartment 
above the proposed cycle building to the north-west of the building. The 
proposed apartments within the converted existing building have parking to a 
main parking area to the east (front) of the building and further parking to the 
northern and western sides of the building. The 17 new build dwellings all 
have two within curtilage parking spaces in addition to the garages to each 
dwelling. The proposed apartment above the cycle store and the dwelling 
within the existing lodge building both have access to parking spaces within 



the development. Visitor parking (9 spaces) is shown in the proposed site 
layout plans. Whilst not referred to in the grounds of refusal, Kent Highway 
Services objected to the previous recently refused proposals for the 
development of the site in respect of highway matters, principally as the 
proposed houses did not have 2 parking spaces each, excluding the 
garages, the access road needed to be a minimum of 4.8m in width up to the 
existing boarding college/school building and a minimum of 0.2 visitor 
parking spaces were required for the houses. The current proposals for the 
site address these issues and Kent Highway Services now have no 
objections to the proposal subject to conditions being attached to any 
permission granted. The conditions requested by Kent Highway Services 
(see section 4.3 of the report) can be imposed on any grant of planning 
permission.  

 
8.33 The development of the site with 42 dwellings will generate vehicle 

movements to and from the site and on the highways outside the site. Kent 
Highway Services have not raised any overriding objections to the proposals 
in respect of traffic generation and vehicle movements and these issues did 
not form part of the grounds of refusal of the previous recently refused 
application 

 
8.34 As noted in section 8.30 of the report above, the provision of a 38 space car 

park for Sandgate Primary School as part of the proposals will assist in 
alleviating the problems of kerbside parking and congestion associated with 
the school use in the neighbouring residential roads to the benefit of local 
amenity and pedestrian and highway safety. 

 
Trees and Landscaping 
 
8.35 The site has extensive tree coverage along the perimeters, particularly along 

the Coolinge Lane and Eversley Way frontages. The trees on the site are 
covered by Tree Preservation Order No. 1 of 2013 (as yet unconfirmed). The 
existing trees are to be substantially retained in the proposed development, 
including the most significant trees visually along the Coolinge Lane frontage 
of the site, and replacement tree planting is proposed where appropriate, 
particularly along the perimeter of the western corner of the site to the rear 
(west and south-west) of the existing college/school building. Significant new 
tree planting is indicated in the plans, particularly along the boundaries 
separating the residential part of the proposed development from the 
retained playing field area to be provided for Sandgate Primary School. The 
plans indicate that an existing line of trees along the southern edge of the 
existing access road into the site would be lost to accommodate the six new 
two-storey detached dwellings proposed along the access road in the 
development. The Arboricultural Manager does not support this element of 
the proposals (see comments in section 4.5 of the report) and recommends 
the footprint of the proposed houses be moved southwards and the vehicular 
access altered so that no excavation is required around the existing avenue 
of trees to the northern and southern sides of the existing access road. 
Whilst the comments of the Arboricultural Manager are noted, it is 
considered that a redesign of the current scheme to accommodate the 
retention of the trees along the southern side of the access road into the site 



by moving the proposed houses southwards would impinge more on the 
open aspect of the retained playing field area. In the circumstances it is 
considered that the removal these trees (identified as Category B (moderate 
quality and value) and C (low quality and value) trees in the submitted Tree 
Survey Report) be accepted and an appropriate scheme of new replacement 
tree planting along the southern side of the access road into the site be 
secured as part of the development. 

 
8.36 The Arboricultural Manager advises that the other tree losses in the 

development are accepted and the proposed new planting/landscaping will 
more than mitigate the loss. The issues relating to tree protection during 
development raised by the Arboricultural Manager can be dealt with by way 
of planning conditions imposed on any grant of planning permission. 

 
Biodiversity/Ecology 
 
8.37 The site has the appearance of being well managed generally and would not 

normally be considered of significant ecological value. The site and its 
buildings are, however, considered to have some potential to support 
reptiles and bats and other bird life and representations on the application 
received from neighbours refer to the existing trees/hedgerow along 
Eversley Way forming a wildlife pathway, used by badgers, foxes, squirrels 
and bird life. In the absence of a supporting Ecology Survey Report for the 
site with the previous recently refused application for the development of the 
site the Council was unable to properly assess the impact of that proposed 
development on any biodiversity and ecological interests at the site. The 
absence of supporting ecological survey information to demonstrate the 
presence or not of protected species or habitats on the site, including within 
the buildings, and, as a result, the potential for the proposed development to 
adversely impact on such protected species and/or habitats formed the basis 
of one of the grounds of refusal of the recent previous application. 

 
8.38 In response to the previous ground of refusal relating to potential impact on 

protected species and/or habitats at the site, a range of supporting 
documents have been submitted with the current application, including  an 
Ecological Appraisal Report and a Badger Assessment Report. The reports 
identified the site as having generally low botanical interest and do not 
identify the presence on the site or in the buildings of bats, badgers, 
hedgehogs, reptiles, amphibians and/or invertebrates, although there was 
evidence of badger entering the south-west site boundary, such that they 
may forage alongside a southern boundary hedge, and such presence 
cannot be totally ruled out. The reports states that the possible presence of 
nesting birds within the site be taken into account prior to the 
commencement of works. The Ecological Appraisal Report does not 
recommend that further survey work is required for bats, badgers or other 
protected species. The report recommends precautionary mitigation for bats, 
badger, hedgehog, nesting birds and reptiles and further recommendations 
are made in respect of biodiversity retention and enhancement. The 
recommended precautionary mitigation measures and the biodiversity 
retention and enhancement measures can be secured by planning 
conditions imposed on any grant of planning permission. The previous 



ground of refusal relating to potential impact on protected species and/or 
habitats at the site is considered to have been adequately addressed in the 
current application. 

 
Children's Play Space 
 
8.39 Policy LR10 of the District Plan states that all residential development in 

which children are expected to live should ensure adequate provision of 
children's play space. The policy further states that such provision can be 
made in a number of ways and sets out guidance on the level of provision 
the Council will seek to achieve by negotiation and agreement. The previous 
recently refused scheme for the development of the site made no specific 
provision in the proposed site layout for the development for children’s play 
space although it was considered that there was adequate scope within the 
development where child's play space/equipment could be accommodated. 
The layout of the development proposed in the current application makes 
provision for a children’s play area of a minimum of 180 sq. m enclosed by 
railings and hedging at the western end of the six dwellings proposed along 
the southern side of the access drive into the site and opposite the existing 
lodge building which is to be retained and extended to provide a dwelling. 
The plans show the play area to be enclosed by 1.1m high railings with the 
hedging maintained at 1.2m. The provision of the play space area, the 
details of the play equipment provided, and the retention and future 
maintenance of the facility can be dealt with by condition imposed on any 
grant of planning permission. The current proposals for the development of 
the site are considered to meet the requirements of policy LR10 of the 
District Plan. 

 
Sustainability 
 
8.40 The site is located within the Folkestone/Sandgate settlement boundary 

close to local shops (Cheriton High Street) and services and the Folkestone 
town centre. The site is located close to Folkestone West Rail Station and 
local bus routes. The site is located within a sustainable location where both 
District Plan policy and Government guidance in the National Planning 
Policy Framework are generally supportive in principle to development and 
making the most efficient use of land.  

 
8.41 The Design and Access Statement supporting the application states that it is 

intended to design and construct the new build elements of the proposed 
scheme to achieve Code level 3 under the Code for Sustainable Homes. 
Compliance with the Council's minimum standard of Code Level 3 for the 
new build dwellings in the scheme can be secured by planning condition 
imposed on any grant of planning permission. 

 
Land Instability 
 
8.42 The western corner of the site, to the south-west of the existing former 

boarding college/school building, forms part of an area of land identified as 
being susceptible to instability and slope failure. The general principles for 
development in such areas are set out in policy BE19 of the District Plan and 



are that permission for development in areas susceptible to instability will not 
be granted unless investigation and analysis is undertaken which clearly 
demonstrates that the site can itself be safely developed and that the 
proposed development will not have an adverse effect on the slip area as a 
whole. Government guidance in the National Planning Policy Framework 
requires that decisions seek to ensure that the site is suitable for 
development taking into account factors such as land stability.  

 
8.43 The part of the site identified as being susceptible to instability and slope 

failure (the western corner of the site to the rear (south-west) of the existing 
main boarding college/school building) represents a relatively small part of 
the overall site and the development proposed. The pre-amble to policy 
BE19 of the District Plan states that a condition (Latchgate condition) will be 
attached to new building permissions requiring developers to obtain 
specialist advice on the suitability of land for development and to carry out 
such works as are necessary for ensuring the stability of the site or the 
adjoining land. Given the relatively small part of the overall scheme identified 
as being susceptible to instability and slope failure it is considered that the 
inclusion of the standard Latchgate condition on any grant of planning 
permission should be sufficient to deal with the land instability issue.  

 
Legal Agreement (Section 106) 
 
8.44 Policy SC1 of the District Plan states that for new housing development, the 

District Planning Authority will seek to enter into an agreement with the 
developer to provide for new social and community facilities where the need 
for these facilities arises directly from the development concerned. The 
consultation response from Mouchel on behalf of Kent County Council (see 
section 4.8 of the report) sets out an identified need for contributions to be 
made towards primary school provision, local libraries and community 
learning, and adult social services in relation to the currently proposed 
development. 

 
8.45 Whilst in accordance with District Plan policy HO4, Government guidance in 

the National Planning Policy Framework, and the Council’s adopted 
Affordable Housing – Supplementary Planning Document (2008), an 
element of affordable housing should be provided on-site as part of the 
development, the applicant has demonstrated in the submitted Viability 
Report accompanying the application that the currently proposed 
development of the site would not be viable if the provision of affordable 
housing were incorporated. The applicant/developer has, however, indicated 
a willingness to provide the sum of £350,000 towards Kent County Council 
contributions and off-site affordable housing provision. This figure represents 
an increase in the £200,000 previously offered towards such 
contributions/off-site provision by the applicant/developer as part of the 
previously refused recent application. 

 
8.46 The above contribution, and the payment of the contribution within an 

agreed timescale, would be secured and delivered through the satisfactory 
completion of a legal agreement. The legal agreement would also secure the 
works (levelling and laying out) to the playing field area within an agreed 



timescale, the laying out and provision of the car park for the school within 
an agreed timescale, and the agreement of a mechanism for the transfer of 
the playing field area and school car park to Sandgate Primary School within 
an agreed timescale. 

 
Objection from Sport England     
 
8.47 As noted in the representations made by Sport England on the current and 

previous development proposals for the site (see section 4.10 of the report), 
Sport England object to the erection of the seventeen two and three-storey 
dwellings as their location would result in a significant encroachment onto 
the playing field. Sport England comment that the provision of these aspects 
of the proposed development would, therefore, reduce the area available on 
the playing field and, consequently, this would prejudice the use of the 
existing playing field. Sport England object to these aspects of the proposal 
because they are not in accordance with their playing fields policy which 
aims to ensure that there is an adequate supply of quality pitches to satisfy 
the current and estimated future demand for pitch sports within the area.  

 
8.48 In response to these comments the Planning Statement supporting the 

application states that there is evidence that none of the land within the 
grounds of the boarding college/school building has been used for formal 
playing fields for more than 15 years. The Statement states that the land has 
been used as amenity land in association with the use of the main buildings 
on the site and, whilst the proposed new build dwellings and associated 
access, garages, parking and communal garden areas will significantly 
encroach on the existing open grounds to the boarding college/school 
buildings, the remaining part (approximately 1 hectare) of the grounds will be 
retained and laid out as a playing field and transferred to the adjoining 
Sandgate Primary School. The sports hall in the existing boarding 
college/school building referred to in Sport England’s objection was only 
ever used as a dining hall and common room and there is no loss of an 
existing sports facility in the proposed development. The current proposals 
re-introduce a school playing field at the site, a facility that has not existed 
for more than 15 years, and the re-introduction of the playing field use of the 
land is not likely to take place if the other aspects of the scheme (the new 
build dwellings and the residential conversion of the existing building) are not 
forthcoming. The car parking area of 38 spaces to the southern side of the 
site is also to be laid out and transferred to the School. In their letter of 
support for the proposals Sandgate Primary School state that for over a 
decade the school have given free use of their site to a children’s football 
club that runs every Saturday, and the same group runs sports holiday 
clubs. The School’s principle is that in not charging they are serving the 
community and making opportunities to participate more inclusive. The 
School state that with an appropriately sized football pitch for the season, 
and the ability to run summer sports such as cricket and rounders off the 
new sports field, the School would be able to develop outdoor learning and 
physical activity on the current site. The benefits to the local community 
provided by the provision of the school playing field and car park would not 
be secured if the remainder of the site remains undeveloped and vacant.   

 



8.49 Whilst Sport England’s objection is a material consideration in the 
assessment of the application, there are clear benefits in terms of new 
formal playing field provision in the proposed scheme for the site. Sport 
England are not a statutory consultee on the application and therefore any 
resolution to grant planning permission is not considered to be referable to 
the National Planning Casework Unit.  Sport England’s confirmation on this 
point has been requested and an update will be provided on the 
supplementary (pink) sheets.  

 
Human Rights 
 
8.50 In reaching a decision on a planning application the European Convention 

on Human Rights must be considered. The Convention Rights that are 
relevant are Article 8 and Article 1 of the first protocol. The proposed course 
of action is in accordance with domestic law. As the rights in these two 
articles are qualified, the Council needs to balance the rights of the individual 
against the interests of society and must be satisfied that any interference 
with an individual’s rights is no more than necessary. Having regard to the 
previous paragraphs of this report, it is not considered that there is any 
infringement of the relevant Convention rights. 

 
8.51 This application is reported to Committee due to the objection received from 

Sport England and the conflict of the proposed development with adopted 
District Plan policy. 

  
 
9.0 SUMMARY 

 
9.1 The current proposals for the development of the Eversley boarding 

college/school site have been the subject of pre-application discussions 
between the applicants and their agents following the recent refusal of 
planning permission for the earlier scheme for the site. The Council's stance 
has been that the residential conversion of the existing building is 
considered acceptable in principle but any new build development on the 
protected open grounds/playing field area to the boarding college/school 
building will need to be justified in terms of viability and the conflict with 
policy LR12 of the District Plan which seeks to protect the open 
grounds/playing field area from development.  

 
9.2 The principal issue of concern with the previous recently refused scheme 

was the proposed encroachment of built development into the protected 
open grounds/playing field area, the new build houses along the southern 
side of the existing access drive in particular, resulting in the loss of a 
significant part of the leisure and recreational open space provision in the 
area and a harmful impact on the appearance and open character of the site 
and the visual amenities of the locality generally.  

 
9.3 The current application is not dissimilar, in terms of layout, scale and 

character, to that previously refused and the current proposals do not 
significantly reduce the extent of the encroachment of new built development 
into the existing open grounds/playing field area, although the extent of 



development along the existing access drive is slightly reduced allowing a 
more open aspect to the main building and the associated lodge building 
which is a positive change. The current application seeks to demonstrate 
more robustly that the scale and extent of the new build development 
proposed is necessary to make the site viable, bring it back into beneficial 
use, and provide the benefits of a new playing field and a 38 space car par 
to Sandgate Primary School and the local community generally. A 
contribution of £350,000 has also been offered by the applicant/developer 
towards Kent County Council contributions and off-site affordable housing 
provision. This sum represents an increase in the £200,000 offered in the 
previously refused application towards such contributions/off-site provision 
by the applicant/developer.  

 
9.4 It is considered that the supporting documentation submitted with the current 

application demonstrates that the scale and extent of the new build 
development proposed in the scheme is necessary to make the site viable, 
bring it back into beneficial use, and provide the benefits of the playing field 
and car park to Sandgate Primary School and the local community generally 
that form part of the proposals. The current proposals re-introduce a playing 
field use at the site, a use that has not existed for more than 15 years, and 
overall, it is considered that the current arguments put forward on viability 
justify the departure from District Plan policy LR12 and Government 
guidance in paragraph 74 of the National Planning Policy Framework with 
regards to the proposed provision of the 17 new build dwellings on the 
protected open grounds/playing field area. The increased sum of £350,000 
offered by the applicant/developer towards Kent County Council 
contributions and off-site affordable housing provision will further assist 
towards the provision of affordable housing in the district.    

 
9.5 The Viability Report supporting the application clearly demonstrates that 

without the extent of the new build development currently proposed and with 
on-site affordable housing being provided, the site would not be developed 
and would remain vacant and unused with the former boarding 
college/school building being the likely subject of neglect and vandalism, 
falling into a state of disrepair, and having a negative impact on the 
appearance of the site and the visual amenities of the locality generally. 

 
9.6 In the circumstances it is considered that the current proposals address the 

grounds of refusal of the previous application and provide significant benefits 
to the locality in terms of bringing the whole site back into beneficial use, 
including the provision of the new playing field and car park for Sandgate 
Primary School. Although the application does not comply with all relevant 
planning policies, it is considered that overall the proposals will result in a 
sustainable development that effectively balances the economic, social and 
environmental objectives of the National Planning Policy Framework. 
Subject to the completion of a legal agreement to secure the provision of the 
playing field and car park for the School and the Kent County Council 
contributions/off-site affordable housing contribution, it is considered that 
approval of the scheme can be recommended. 



  
10.0 BACKGROUND DOCUMENTS 
 
10.1 The consultation responses set out at Section 4.0 and any representations 

at Section 6.0 are background documents for the purposes of the Local 
Government Act 1972 (as amended). 

 
RECOMMENDATION – That the Head of Planning Services be given 
delegated authority to grant planning permission subject to the following 
conditions, with any amendments or additions he may consider necessary,  
and subject to the completion of a legal agreement that secures 
development contributions, a contribution towards off-site affordable 
housing provision, and the provision and transfer of the new school playing 
field and car park to Sandgate Primary School as part of the development:  
 
1. Standard 3 year time condition      C101 
 
2. Samples of the external surfacing materials to be approved   C201 
 
3. Details of the facilities to be provided on site for the storage and collection 

arrangements for refuse and recyclables for the new dwellings and 
apartments.    

 
 Reason: 
 To ensure adequate means of refuse and recyclables storage and collection 

in the interests of the amenities of neighbouring residents in accordance with 
policy SD1 of the Shepway District Local Plan Review. 

 
 4. No development shall take place until there has been submitted to and 

approved by, in writing, the Local Planning Authority a plan indicating the 
positions, design, materials and type of boundary treatment to be erected 
together with any alterations or additions to the existing boundary treatment. 
The boundary treatment shall be completed before the dwellings and 
apartments hereby permitted are first occupied or in accordance with a 
timetable agreed in writing with the Local Planning Authority. Development 
shall be carried out in accordance with the approved details and thereafter 
the boundary treatment shall be retained and maintained. 

 
 Reason: 
 In the interests of visual amenity and the amenity of residents in accordance 

with policies SD1 and BE1 of the Shepway District Local Plan Review. 
 
5. Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 as amended by the Town and Country 
Planning (General Permitted Development) (Amendment) (No. 2) (England) 
Order 2008 (or any Order revoking or re-enacting those Orders) (with or 
without modification), no development falling within Classes A, B, and E of 
Part 1 and Class A of Part 2 of Schedule 2 to the said Order shall be carried 
out to or within the curtilage of the new dwellinghouses hereby permitted 
without the prior consent in writing of the Local Planning Authority. 



  
 Reason: 
 To enable the Local Planning Authority to retain control over future 

development given the potential for alterations and additions to or within the 
curtilage of the new property to impact on the adjoining properties and the 
visual amenity and character of the area in accordance with policies SD1, 
BE1 and BE8 of the Shepway District Local Plan Review. 

 
6. Sustainability (Code level 3)   C213 
 
7. Full details of both hard and soft landscape works, including the treatment of 

all hardsurfaced, access, parking and vehicle manoeuvring areas within the 
site, to be submitted and approved, including an implementation programme 
and maintenance schedule.  

  
 Reason: 
 In order to ensure that the appearance of the area is protected and 

enhanced in accordance with policies SD1, BE1, BE16 and BE17 of the 
Shepway District Local Plan Review. 

 
8. Soft landscape works shall include planting plans; written specifications 

(including cultivation and other operations associated with plant and grass 
establishment); schedules of plants, noting species, plant sizes and 
proposed numbers/densities where appropriate; and an implementation 
programme. 

  
 Reason: 
 In order to protect and enhance the appearance of the area in accordance 

with policies SD1, BE16 and BE17 of the Shepway District Local Plan 
Review. 

 
9. No development shall take place until measures to prevent debris and spoil 

being deposited on the public highway have been installed and shall be in 
use and maintained in a functioning condition at all times during the site 
preparation and construction works. In the event that the measures installed 
do not satisfactorily prevent debris and spoil being deposited on the public 
highway alternative measures to be agreed by the Local Planning Authority 
shall be installed and shall be in use as soon as reasonably practicable and 
maintained in a functioning condition at all times. Any spoil or debris 
deposited on the public highway shall be cleared by the applicants or their 
contractors as soon as reasonably practicable. 

 
 Reason: 
 In the interests of highway safety in accordance with policy TR11 of the 

Shepway District Local Plan Review. 
 



10. Details of on-site provision for the covered parking/storage of bicycles at a 
minimum standard of one space per bedroom in the new dwellings and 
provision and retention of approved cycle parking for apartments.  

  
 Reason: 
 To ensure the provision and retention of adequate on-site parking/storage 

facilities for bicycles in the interests of highway safety and to encourage the 
use of sustainable modes of transport in accordance with policy TR5 of the 
Shepway District Local Plan Review. 

 
11. Provision and retention of garages and parking spaces. No development, 

whether permitted by a Development Order or not, shall be carried out in any 

position which would preclude access by motor vehicles to the garages 

and/or parking spaces.  

 Reason: 
 To ensure adequate provision is made for off street parking to prevent 

obstruction of the highway and to safeguard the amenities of adjoining areas 
in accordance with policies TR11 and TR12 of the Shepway District Local 
Plan Review. 

 
12. Tree protection during construction   C413 
 
13. Measures for the prevention of root damage   C414  
 
14. Details of sustainable surface water drainage scheme for the site to be 

submitted and approved.  
  
 Reason: 
 To ensure proper drainage and avoid pollution and flooding of the area in 

accordance with policies SD1, U2, U3, U4 and U10a of the Shepway District 
Local Plan Review and Government guidance in the National Planning 
Policy Framework.  

 
15. Contamination  C728  
 
16. Approved submitted plans.  
  
 Reason: 
 For the avoidance of doubt and in order to ensure the satisfactory 

implementation of the development in accordance with the aims of policy 
SD1 of the Shepway District Local Plan Review. 

 
17. Details of existing and proposed ground levels and finished slab and floor 

levels together with full details of the roof ridge lines and eaves levels of the 
new dwellings.  

  
 
 
 
 



 Reason: 
 To ensure control over the ground levels and height of the buildings when 

constructed and to minimise the impact on the neighbouring residential 
properties and the locality generally in accordance with policies SD1and BE1 
of the Shepway District Local Plan Review. 

 
18. No development shall take place (which shall be taken to include any 

demolition, site clearance or stripping of soil) until a Construction Method 
Statement for the development, including details of parking for site 
personnel, operatives and visitors, the siting of any compounds, the delivery 
of materials to and from the site, and the proposed times of working, has 
been submitted to and approved by, in writing, the Local Planning Authority. 
The development shall thereafter be carried out in accordance with the 
approved method statement.  

 
 Reason: 
 In order to ensure that the impact of the demolition, site preparation and 

construction works in the locality and on highway safety is minimised in 
accordance with policies SD1, TR11 and TR12 of the Shepway District Local 
Plan Review. 

 
19. Implementation of ecology mitigation measures and biodiversity retention 

and enhancement measures. 
 
20. Soil Stability Latchgate Condition   C551 
 
21. Details of the laying out and retention, future management and maintenance 

of children’s play space. 
 
22. Restriction on height of railings and hedging to perimeter of children’s play 

space. 
 
23. Details of levelling and laying out of new school playing field, including 

implementation programme. 
 
INFORMATIVES 
 
 1 Your attention is drawn to the need to contact the Council's Street Naming 

and Numbering Officer on 01303 853418 in order to have the new properties 
formally addressed. 

 
 2 The applicant is advised that a formal application to Southern Water for 

connection to the public sewerage system is required in order to service this 
development. With regards to the application, please contact Atkins Ltd, 
Anglo St James House, 39A Southgate Street, Winchester, SO23 9EH (tel  
01962 858688), or www.southernwater.co.uk. 

 
 3 The applicant is advised to contact Affinity Water, The Cherry Garden, 

Cherry Garden Lane, Folkestone, Kent, CT19 4QB (Tel 0845 888588) prior 
to commencement of the development to agree with that Company all 
necessary works and charges, including the preparation and completion of 



any Legal Agreements, associated with the provision of a potable water 
supply.  

  
 The applicant is directed to Affinity Water's "Your Business" section on their 

website www.affinitywater.co.uk, for all information associated with a new 
development in their water supply area. 

 _____________________________________________________________ 
Decision of Committee 



 

 

 


