NOTIFICATION OF DECISION OF
THE LOCAL PLANNING AUTHORITY FOlkEStoan
& Hythe ~

Date of Decision: 6 November 2025 — z

/District Council

Email: planning@folkestone-hythe.gov.uk

Mr Henry Beynon
C/o Mr Andrew Jolly
Credo Planning Ltd
7 Limes Road
Folkestone

CT19 4AU

TOWN AND COUNTRY PLANNING ACT 1990
Application Number:  25/1504/FH

Proposal: Erection of two single-storey detached lodges to
provide three self-contained assisted living
residential annexes (C2 use class)

Site Location: Sandgate Manor, 46 Military Road, Sandgate, CT20
3BH

DECISION: APPROVE WITH CONDITIONS in accordance with the planning
application and plans.

Subject to the following conditions:

1 The development to which this permission relates must be begun not later
than the expiration of three years beginning with the date on which the
permission is granted.

Reason: In pursuance of Section 91 of the Town and Country Planning Act
1990 as amended by the Planning and Compulsory Purchase Act 2004.

2 The development hereby permitted shall not be carried out except in
complete accordance with the following approved drawings and
documents:

Proposed Site Plan 1490/00/A

Site Plan as Proposed 0000/00

Floor Plans as Proposed 1490/10

Roof Plans as Proposed 1490/20

Lodge 1 - Elevations and Section As Proposed 1490/30
Lodge 2 - Elevations As Proposed 1490/40

Lodge 2 - Section As Proposed 1490/50

Reason: For the avoidance of doubt and in order to ensure the satisfactory

implementation of the development in accordance with the aims of Places
Folkestone & Hythe District Council
Civic Centre, Castle Hill Avenue, Folkestone, Kent CT20 2QY
Telephone: 01303 853538 - E-mail: planning@folkestone-hythe.gov.uk - www.folkestone-hythe.gov.uk



and Policies Local Plan.

No development beyond the construction of foundations shall take place
until details of the external finishing materials to be used on the
development hereby permitted have been submitted to and approved in
writing by the Local Planning Authority. The development shall be
implemented in accordance with the approved details.

Reason: In the interest of visual amenity.

No development shall take place, including any works of demolition, until a
Construction Method Statement has been submitted to, and approved in
writing by, the Local Planning Authority. The approved Statement shall be
adhered to throughout the construction period. The Statement shall provide
for:

I. the parking of vehicles of site operatives and visitors.

ii. loading and unloading of plant and materials.

lii. storage of plant and materials used in constructing the development.
iv. wheel washing facilities.

V. measures to control the emission of dust and dirt during construction.

Reason: In the interests of the amenities of the area and highway safety
and convenience.

No construction work in connection with the development shall take place
on any Sunday or Bank Holiday, nor on any other day except between the
following times:

Monday to Friday 0730 — 1900 hours
Saturdays 0730 — 1300 hours

unless in association with an emergency or with the prior written approval
of the Local Planning Authority.

Reason: In the interests of residential amenity.

The premises hereby permitted shall be used in connection with the
existing C2 use and for no other purpose whatsoever of the Schedule to
the Town and Country Planning (Use Classes) Order 1987 (as amended)
and any other use whether permitted by the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended) (or
any order revoking or re-enacting that Order) or not.

Reason: In the interests of the amenities of the area.

Prior to the commencement of the development hereby approved
(including demolition and all preparatory work), a scheme for the protection
of the retained trees, in accordance with BS 5837:2012, including a tree
protection plan(s) (TPP) and an arboricultural method statement



(AMS) shall be submitted to and approved in writing by the Local Planning
Authority. Specific issues to be dealt with in the TPP and AMS:

a) Location and installation of services/ utilities/ drainage.

b) Methods of demolition within the root protection area (RPA as defined in
BS 5837: 2012) of the retained trees.

c¢) Details of construction within the RPA or that may impact on the retained
trees.

d) Detailed levels and cross-sections to show that the raised levels of
surfacing, where the installation of no-dig surfacing within Root Protection
Areas is proposed, demonstrating that they can be accommodated where
they meet with any adjacent building damp proof courses.

e) A specification for protective fencing to safeguard trees during both
demolition and construction phases and a plan indicating the alignment of
the protective fencing.

f) a specification for ground protection within tree protection zones.

g) Tree protection during construction indicated on a TPP and construction
and construction activities clearly identified as prohibited in this area.

h) details of site access, temporary parking, on site welfare facilities,
loading, unloading and storage of equipment, materials, fuels and waste as
well concrete mixing and use of fires.

i) Methodology and detailed assessment of root pruning if required.

j) Arboricultural supervision and inspection by a suitably qualified tree
specialist.

k) Reporting of inspection and supervision.

l) Specification for access facilitation pruning.

The development thereafter shall be implemented in strict accordance with
the approved detalils.

Reason: Required prior to commencement of development to satisfy the
Local Planning Authority that the trees to be retained will not be damaged
during demolition or construction and to protect and enhance the
appearance and character of the site and locality, in accordance with
Places and Policies Local Plan policy HB1, National Planning Policy
Framework paragraph 136 and pursuant to section 197 of the Town and
Country Planning Act 1990.

Before any development or construction work begins, a pre-
commencement meeting shall be held on site and attended by the
developers appointed arboricultural consultant, the site manager/foreman
and a representative from the Local Planning Authority (LPA) to discuss
details of the working procedures and agree either the precise position of
the approved tree protection measures to be installed OR that all tree
protection measures have been installed in accordance with the approved
tree protection plan. The development shall thereafter be carried out in
accordance with the approved details, or any variation as may
subsequently be agreed in writing by the LPA.

Reason: Required prior to the commencement of development in order that
the Local Planning Authority may be satisfied that the trees to be retained
will not be damaged during development works and to ensure that, as far
as is possible, the work is carried out in accordance with the approved
details pursuant to section 197 of the Town and Country Planning Act 1990
and BS5837.
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All facilitation pruning for the sole purpose to allow access for high sided
vehicles shall be confirmed within the AMS and completed under the
supervision of the project arboriculturist and must always conform to the
BS3998 Tree work — Recommendations.

All works within the Root Protection Area of any trees on site, including, but
not limited to, the installation of the base for Lodge 2, shall be completed
under arboricultural supervision.

Reason: To ensure the long-term health and retention of protected trees
within the site.

No retained tree shall be cut down, uprooted, destroyed, pruned, cut or
damaged in any manner during the development phase and thereafter
within 5 years from the date of occupation of the site for its permitted use,
other than in accordance with the approved plans and particulars or as may
be permitted by prior approval in writing from the local planning authority.

Reason: To safeguard and enhance the character and amenity of the area,
to provide ecological, environmental and biodiversity benefits and to
maximise the quality and usability of open spaces within the development,
and to enhance its setting within the immediate locality in accordance with
Places and Policies Local Plan policies HB1 and NE2.

During development:

1. Any hedgerow and trees to be retained, including its roots, shall be
protected from damage in line with The British Standard "Trees in Relation
to Design, Demolition and Construction to Construction -
Recommendations” (BS 5837) (2012);

2. Any required clearance of tall/dense vegetation with potential to support
reptiles should be undertaken in two stages, with a first cut to 150mm,
followed by a second cut several days later to ground level,

3. Brash, rubble and log piles to be relocated shall be dismantled by hand.
Where these are suitable for hibernating reptiles/hedgehog, removal shall
be conducted outside of the hibernation period (November — February);

4. Backfilling of trenches and other excavations shall be undertaken before
nightfall, or a ramp shall be left to allow any animals to easily exit;

5. All excavations and trenches shall be checked each morning throughout
the construction period and prior to infilling;

6. All temporarily stored building materials (that might act as temporary
resting places) shall be isolated within hardstanding areas and raised off
the ground, e.g. on pallets.

7. Any work to vegetation/structures that may provide suitable nesting
habitats should be carried out outside of the bird breeding season (1st
March to 31st August inclusive) to avoid destroying or damaging bird nests
in use or being built. If vegetation/structures need to be removed during the
breeding season, mitigation measures need to be implemented. This
includes examination by a suitably qualified and experienced ecologist
immediately prior to starting work. If any nesting birds are found, works
must cease until after the birds have finished nesting.

8. If at anytime a protected species is discovered within the works area all
works must stop while a suitably qualified ecologist and/or Natural England
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are consulted. Works shall not resume until any required surveys and/or
mitigation are completed.

Reason: In the interests of safeguarding biodiversity.

No external lighting, whether temporary or permanent, shall be installed on
the site unless details are first submitted to and approved in writing by the
local planning authority.

Details of any proposed external lighting shall accord with the Bat
Conservation Trust/Institute of Lighting Professionals ‘Guidance Note
08/23: Bats and Atrtificial Lighting at Night’ and demonstrate that no impacts
to bat foraging/commuting activity will result.

Such details to be submitted shall include a layout plan with beam
orientation and a schedule of light equipment proposed (luminaire type;
mounting height; aiming angles and luminaire profiles) as well as an ISO
lux plan showing light spill. The details shall be implemented as approved
and retained thereafter.

Reason: To limit the impact of light pollution from artificial light in
accordance with the National Planning Policy Framework 2025, paragraph
198 and in consideration for bats and other nocturnal wildlife in accordance
with paragraph 187.

The Biodiversity Gain Plan shall be prepared in accordance with the
baseline information within the Small Sites Biodiversity Net Gain Metric (KB
Ecology, July 25).

Reason: To ensure the proposals are in accordance with details submitted
and considered as part of the planning application.

Prior to any works above slab level, a Biodiversity Enhancement Plan
(BEP) shall be submitted to and approved in writing by the local planning
authority. The plan shall include full details of biodiversity enhancements
and shall include a detailed, scaled soft landscaping plan, planting /
implementation schedule and habitat management measures.

Details may also include (as appropriate) provision of durable and suitably-
placed bat/bird boxes, native wildflower sowing (with details of seed
mixes/preparation and management measures), tree planting, the creation
of hedgehog highways (by creating small 13x13cm gaps in close board
fencing), the provision of bee bricks and/or the provision of log
piles/artificial refugia for reptiles and amphibians.

The Plan shall be implemented in accordance with the approved details
and all features shall be retained in that manner thereafter.

Reason: To protect and enhance biodiversity in accordance with
paragraph 193 of the National Planning Policy Framework, Places and
Policies Local Plan NE2 and in order for the Council to comply with Part 3
of the Natural Environment and Rural Communities Act 2006.

Within twelve months of first use of the development hereby approved,
photographic evidence of the implementation of the approved biodiversity



enhancement measures as required by condition 14 (the BEP condition)
shall be submitted to the local planning authority for approval. The
approved measures shall be thereafter retained.

Reason: To protect and enhance biodiversity in accordance with
paragraphs 193 of the National Planning Policy Framework , Places and
Policies Local Plan policy NE2, and in order for the Council to comply with
Part 3 of the Natural Environment and Rural Communities Act 2006.

Informatives and notes

1

Biodiversity Net Gain

The effect of paragraph 13 of Schedule 7A to the Town and Country Planning Act 1990 is that
planning permission granted for the development of land in England is deemed to have been
granted subject to the condition “(the biodiversity gain condition”) that development may not begin
unless:

(a) a Biodiversity Gain Plan has been submitted to the planning authority, and
(b) the planning authority has approved the plan.

The planning authority, for the purposes of determining whether to approve a Biodiversity Gain Plan
if one is required in respect of this permission would be Folkestone & Hythe District Council.

There are statutory exemptions and transitional arrangements which mean that the biodiversity gain
condition does not always apply. These are listed below.

Based on the information available this permission is considered to be one which will require the
approval of a biodiversity gain plan before development is begun because none of the statutory
exemptions or transitional arrangements listed below are considered to apply.

Statutory exemptions and transitional arrangements in respect of the biodiversity gain condition.

1. The application for planning permission was made before 12 February 2024.

2. The planning permission relates to development to which section 73A of the Town and Country
Planning Act 1990 (planning permission for development already carried out) applies.

3. The planning permission was granted on an application made under section 73 of the Town and
Country Planning Act 1990 and

(i) the original planning permission to which the section 73 planning permission relates* was granted
before 12 February 2024; or

(i) the application for the original planning permission* to which the section 73 planning permission
relates was made before 12 February 2024.

4. The permission which has been granted is for development which is
exempt being:

4.1 Development which is not ‘major development’ (within the meaning of
article 2(1) of the Town and Country Planning (Development Management
Procedure) (England) Order 2015) where:

1) the application for planning permission was made before 2 April 2024,

i) planning permission is granted which has effect before 2 April 2024; or
iif) planning permission is granted on an application made under section 73
of the Town and Country Planning Act 1990 where the original permission
to which the section 73 permission relates* was exempt by virtue of (i) or

(ii).

4.2 Development below the de minimis threshold, meaning development
which:

i) does not impact an onsite priority habitat (a habitat specified in a list
published under section 41 of the Natural Environment and Rural
Communities Act 2006); and

i) impacts less than 25 square metres of onsite habitat that has biodiversity



value greater than zero and less than 5 metres in length of onsite linear
habitat (as defined in the statutory metric).

4.3 Development which is subject of a householder application within the
meaning of article 2(1) of the Town and Country Planning (Development
Management Procedure) (England) Order 2015. A “householder
application” means an application for planning permission for development
for an existing dwellinghouse, or development within the curtilage of such a
dwellinghouse for any purpose incidental to the enjoyment of the
dwellinghouse which is not an application for change of use or an
application to change the number of dwellings in a building.

4.4 Development of a biodiversity gain site, meaning development which is
undertaken solely or mainly for the purpose of fulfilling, in whole or in part,
the Biodiversity Gain Planning condition which applies in relation to another
development, (no account is to be taken of any facility for the public to
access or to use the site for educational or recreational purposes, if that
access or use is permitted without the payment of a fee).

4.5 Self and Custom Build Development, meaning development which:
I) consists of no more than 9 dwellings;

ii) is carried out on a site which has an area no larger than 0.5 hectares;
and

iii) consists exclusively of dwellings which are self-build or custom
housebuilding (as defined in section 1(Al) of the Self-build and Custom
Housebuilding Act 2015).

4.6 Development forming part of, or ancillary to, the high speed railway
transport network (High Speed 2) comprising connections between all or
any of the places or parts of the transport network specified in section 1(2)
of the High Speed Rail (Preparation) Act 2013.

* “original planning permission means the permission to which the section
73 planning permission relates” means a planning permission which is the
first in a sequence of two or more planning permissions, where the second
and any subsequent planning permissions are section 73 planning
permissions.

Irreplaceable habitat

If the onsite habitat includes irreplaceable habitat (within the meaning of
the Biodiversity Gain Requirements (Irreplaceable Habitat) Regulations
2024) there are additional requirements for the content and approval of
Biodiversity Gain Plans.

The Biodiversity Gain Plan must include, in addition to information about
steps taken or to be taken to minimise any adverse effect of the
development on the habitat, information on arrangements for compensation
for any impact the development has on the biodiversity of the irreplaceable
habitat.

The planning authority can only approve a Biodiversity Gain Plan if
satisfied that the adverse effect of the development on the biodiversity of
the irreplaceable habitat is minimised and appropriate arrangements have
been made for the purpose of compensating for any impact which do not
include the use of biodiversity credits.



The effect of section 73D of the Town and Country Planning Act 1990

If planning permission is granted on an application made under section 73
of the Town and Country Planning Act 1990 (application to develop land
without compliance with conditions previously attached) and a Biodiversity
Gain Plan was approved in relation to the previous planning permission
(“the earlier Biodiversity Gain Plan”) there are circumstances when the
earlier Biodiversity Gain Plan is regarded as approved for the purpose of
discharging the biodiversity gain condition subject to which the section 73
planning permission is granted.

Those circumstances are that the conditions subject to which the section
73 permission is granted:

I) do not affect the post-development value of the onsite habitat as
specified in the earlier Biodiversity Gain Plan, and

ii) in the case of planning permission for a development where all or any
part of the onsite habitat is irreplaceable habitat the conditions do not
change the effect of the development on the biodiversity of that onsite
habitat (including any arrangements made to compensate for any such
effect) as specified in the earlier Biodiversity Gain Plan.

In determining this planning application, the Council has had due regard for all
relevant matters and particularly the National Planning Policy Framework. This
includes the duty to work positively with the applicant to resolve potential issues and
seek acceptable solutions.

This decision relates ONLY to the requirements of Town and Country Planning Act
1990. Separate determinations are required for other aspects of the planning regime,
building regulations and environmental legislation. Any other permissions must be
obtained separately from the relevant body.

The Council as Local Planning Authority expects the above Conditions to be
complied with promptly. Where Conditions require details or other matters to be
approved by the Council prior to commencement or occupation of the development,
these must be submitted to the Council for its consideration well in advance, to
ensure that there is no delay or loss to your project. Failure to observe the
Conditions may result in enforcement action by the Council

Issued by the Chief Planning Officer

This decision notice consists of 9 pages



NOTIFICATION TO APPLICANT

APPEALS TO THE SECRETARY OF STATE

If you are aggrieved by the decision of your local planning authority then you may be able appeal to the
Secretary of State under Section 78 of the Town and Country Planning Act 1990. If you want to appeal, then
you must do so promptly.

Appeals must be made using a form which you can get from the Secretary of State at Temple Quay House, 2
The Square, Temple Quay, Bristol BS1 6PN or online at www.gov.uk/government/organisations/planning-
inspectorate.

The Inspectorate's website also gives details of timescales and the processes which would apply to this type of
application.



