
Civic Centre, Windmill Street, Gravesend Kent DA12 1AU

Regulatory Board (Planning)

Wednesday, 8 January 2020

Dear Councillor

You are advised that the attached documents form part of the main agenda papers for this 
meeting.

Please ensure you bring them with you to the meeting.

Yours faithfully

S Walsh
Service Manager (Communities)

List of documents attached

5a) 20140550 - Former Guru Nanak Darbar Gurdwara, Clarence 
Place, Gravesend DA12 1LD – supplementary herewith.

(Pages 3 - 10)

5b) 20190169 - Cobham Lodge, Valley Drive, Gravesend DA12 5UE - 
supplementary herewith.

(Pages 11 - 16)

5c) 20171245 - Site of Battle of Britain, Coldharbour Road, Northfleet 
DA11 8NT – supplementary herewith.

(Pages 17 - 34)

5d) 20181271 - Land South of Coldharbour Road, Northfleet DA11 
8AB – supplementary herewith.

(Pages 35 - 56)
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SUPPLEMENTARY REPORT TO AGENDA ITEM 5 (a)
Application Ref: 20140550

Site Address: Former Guru Nanak Darbar Gurdwara, Clarence Place, Gravesend, 
Kent, DA12 1LD.

Application 
Description:

Demolition of existing building and erection of a four/five storey building 
to accommodate 16 two bedroom and 3 one bedroom self-contained 
flats with 19 parking spaces, cycle storage provision and bin stores at 
basement level.

Applicant: Guru Nanak Darbar Gurdwara

Agent: BHD Architects LLP

Ward: Central

Parish: Non-Parish Area

Decision Due Date: 30th November 2019

Publicity Expiry Date: 21st January 2019

Decision Level: Planning Regulatory Board – 8 January 2020

Reason for referral: The discretion of Planning Manager ( Development Management) taking 
into account the scale of member and local interest in the site (as was 
the case for the 2017 and 2019 Board Reports)

Recommendation: Refusal

1.       ADDITIONAL REPRESENTATIONS RECEIVED

1.1 Following the publication of the main report two additional comments have been received which are 
summarised below:

 Fully supports the officer recommendation to refuse the application and requests that the 
application is determined and not deferred.

 The building should be kept and not demolished.

1.2 For members information a copy of the Windmill Hill Association letter is attached to this 
supplementary report.

2 Planning Analysis and Planning Manager Comments 

2.1 The additional comments received raise no fresh issues which have not been adequately addressed 
in section 4 of the main report.

3. RECOMMENDATION 

3.1 The recommendation, as set out at the end of these reports in the main agenda, remains 
unchanged.

____________________________________________________________________

Recommendation

The recommendation remains unchanged from that set out on the main papers, being a 
recommendation for REFUSAL.

Page 3 Agenda Item 5a



This page is intentionally left blank



Page 1 of 5 

Windmill Hill Association 
28 Clarence Place 
Gravesend 
Kent 
DA12 1LD 

5th January 2020 

Dear Councillor, 

Application Ref: 20140550. Site Address: Former Guru Nanak Darbar Gurdwara, 
Clarence Place, Gravesend, Kent, DA12 1LD.  

We are writing to you in your role as a member of Gravesend Borough Council’s 

Regulatory Board (Planning) which is due to meet on 8th January 2020.   

The Windmill Hill Association Committee met to discuss the new officer report.  It 

wholeheartedly supports the recommendation to refuse the application.   

Since the application was made in 2014, some 5 years and 6 months ago, there have 

been over 4 years where there was no activity at all to progress the application.   

The Committee’s view is that the applicant has had sufficient time to either amend the 

application or to demonstrate redundancy.  The applicant has marketed the building, 

offers have been made and redundancy has not been proven.  No additional time can 

alter these facts.  The Committee of The Windmill Hill Association, on behalf of the 

residents, including the 198 who took the trouble to write in objecting to the application, 

asks that the decision should be made to refuse the application on 8th January. 

If the Regulatory Board is minded to go against their own officer recommendation we 

draw your attention the attached appendix.    

Yours faithfully 

The Windmill Hill Association is a local amenity group that has been in existence since 1973.  It has three 
areas of interest:  to preserve and enhance the Windmill Hill Conservation Area, to promote social activities 
for residents and to help maintain the green areas of Windmill Hill.   
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Application Ref: 20140550 

General Comment 

We note that your officers’ report intersperses part of the report that was presented at the 

6th of February 2019 meeting (at which meeting the majority of the then Regulatory Board 

voted in favour to demolish) into the present report. This diminishes the authority of the 

clear central message of the present report which state that:  

1)  the building must be kept;  

2)  the application must be refused.  

It is unfortunate that some aspects of planning legislation have been recorded incorrectly. 

Please therefore see the comments below that you may find useful. 

 Legal context 

1) The building is a key historic building of some architectural and historic 

importance within a conservation area. It is therefore protected by S72 of the 

Planning (Listed Building and Conservation Areas) Act 1990 which requires local 

planning authorities (i.e you!) to pay special attention to the desirability of 

preserving or enhancing the character or appearance of that area. 

 

2) Case law- for example Forge Field has expanded upon this duty of special 

attention as follows: 

 ‘a local planning authority can only properly strike the right balance between 

harm to a heritage asset (i.e listed building or conservation area etc.) on the 

one hand and planning benefits on the other if it is conscious of the statutory 

presumption in favour of preservation, and if it demonstrably applies that 

presumption to the proposal it is considering'. 

 

In other words, in considering this application you are legally required to give 

greater weight to conserving the building than to other matters.   

 

We note that your report still quotes the Dorothy Bohm case (paragraph 4.18) to 

say that not all demolition can be regarded as harm. This is an erroneous 

paragraph given that the harm of this proposal has been firmly established.  

Page 6



 
 

Page 3 of 5 
 

 

3) Further guidance is provided in the government’s National Planning Policy 

Framework. It divides harm into the categories of ‘substantial and ‘less than 

substantial’.  It also divides architecturally or historically important buildings into 

‘designated heritage assets’ (i.e listed buildings and scheduled ancient 

monuments) and non-designated heritage assets’- not listed but still important. It 

has guidance on both these categories. However, paragraph 201 of the NPPF 

states: 

 

….Loss of a building (or other element) which makes a positive contribution to 

the significance of the Conservation Area or World Heritage Site should be 

treated either as substantial harm under paragraph 195 or less than 

substantial harm under paragraph 196, as appropriate, taking into account the 

relative significance of the element affected and its contribution to the 

significance of the Conservation Area or World Heritage Site as a whole. 

 

4) The Windmill Hill Conservation Area Appraisal is an important document to be 

used to guide decision making within the Windmill Hill Conservation Area. It was 

adopted by the Council after consultation and no doubt after careful 

consideration. It mentions the building several times and describes it as 

‘important’, a key unlisted building’, ‘a building that makes a positive contribution 

and ‘a landmark’.  There is therefore no doubt that the loss of the building within 

the Conservation Area should be considered under paragraph 195 - i.e 

‘substantial harm’. Your officers and Historic England agree with this point.  

 

5) Paragraph 195 of the NPPF specifies the test which must be applied if 

substantial harm is to be justified. You are required by law to follow this test.  

 

6) The test is as follows:  

 

‘Where a proposed development will lead to substantial harm to (or total loss of 

significance of) a designated heritage asset (or in this case an important non-

designated heritage asset – see above)  local planning authorities should refuse 

consent, unless it can be demonstrated that the substantial harm or total loss is 

necessary to achieve substantial public benefits that outweigh that harm or loss, 

or all of the following apply:  
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a) the nature of the heritage asset prevents all reasonable uses of the site; 

and  

b) no viable use of the heritage asset itself can be found in the medium term 

through appropriate marketing that will enable its conservation; and  

c) conservation by grant-funding or some form of not for profit, charitable or 

public ownership is demonstrably not possible; and  

d) the harm or loss is outweighed by the benefit of bringing the site back into 

use. 

 

7) The public benefits of this scheme (18no. small flats towards Gravesham’s 

housing need for 10000’s of dwellings) are not substantial and cannot be judged 

to be sufficient to overcome the ‘substantial ham’ that would be caused by the 

loss of the building.  This is especially so given the greater weight that you are 

required by law to give to preservation.  

 

The officers’ report is misleading here.  It states (paragraph 4.19) that the NPPF 

(2019) does not seek to prescribe how that balance (in this case between 

heritage harm and public good, i.e. a contribution towards meeting housing 

needs) should be undertaken, or what specific weight should be given to any 

particular matter.  

 

However, the wording of the NPPF and the subsequent case law (see above) 

makes it clear that greater weight must be attached to heritage harm.  

 

8) With regard to criteria (a) of Paragraph 195 of the NPPF, a scheme has been 

drawn up that shows how the building could be converted to flats or used as 

offices. Criterium a) is not therefore satisfied.  

 

9) With regard to criteria (b), marketing has been carried out. It has been criticised 

by the experts (i.e Historic England) as being flawed. Your report also now lays 

out the flaws in the marketing exercise. Nevertheless, an offer close to the asking 

price has been received.  A viable use can therefore be found for the building. 

Criterium b) is not therefore satisfied. 
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10) As far as we are aware conservation grant funding has not been explored. 

Criterium c) is not therefore satisfied. 

 

11) Given that the building has a potentially viable use and can be brought back into 

use, criterium (d) does not apply.   

We also wish to point out the misleading reference to Section 11 of the NPPF – 

‘Presumption in favour of sustainable development’ in your officer’s report (Paragraphs 

3.2 and 4.2). The wording of the report suggests that there is a ‘titled’ (sic- we think ‘tilted’ 

is the intended word) balance’ in favour of allowing housing. It hence implies that the 

housing component of the application should be given real weight. This is misleading, 

and at the risk of repeating ourselves, the legal balance must be in favour of 

conservation.   

We also think that its worth pointing out the potential for the re-use of the building with 

possibly 13no. flats or more, or office space, or community uses.  All of these will have 

their own public benefits alongside the considerable public benefit of retaining the 

building and bringing it back into use.  

In summary, the proposal does not meet the statutory tests necessary to justify 

demolition of the building. Irrespective of whether you favour the application or not, there 

is a very clear legal context within which the decision must be taken. That context points 

only one way , which is to refuse the application. Your officers have come to that 

conclusion and we respectfully suggest that you take heed of their advice and of the 

considerable local feeling which supports the retention of this landmark building.     
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SUPPLEMENTARY REPORT TO AGENDA ITEM 5 (b)
Application Ref: 20190169

Site Address: Cobham Lodge, Valley Drive, Gravesend, DA12 5UE.

Application 
Description:

Demolition of existing house and outbuildings and erection of a part four 
storey and part three storey building for Build to Rent residential units 
(Use Class C3), comprising of  20no. one bedroom, 41no. two bedroom 
and 3no. three bedroom apartments with associated car parking

Applicant: Mr Ravinder Shetra

Agent: Mr Darren Bland

Ward: Singlewell

Parish: Non-Parish Area

Decision Due Date: 9th January 2020

Publicity Expiry Date: 29th November 2019

Decision Level: Planning Regulatory Board – 8 January 2020

Reason for referral: Major development proposal, deferred from Regulatory Board meeting 
of 12 June 2019.

Recommendation: Refusal

1.       ADDITIONAL REPRESENTATIONS & COMMENTS RECEIVED

1.1 Following the publication of the main report 16 additional comments have been received since 24 
December 2019 all objecting to the proposal which are summarised below:

 No pavement for residents to walk on outside Cobham Lodge which would be a danger to 
pedestrians.

 Development overlooks the front garden of adjacent properties.
 Not in keeping with the character of the area and overdevelopment of the site.
 Large houses on the site would be appropriate instead of the proposed flats.
 Infrastructure within the area cannot sustain the proposed development.
 Create pollution within the area.
 Increased traffic movements.
 Create noise pollution. 
 Overlooks surrounding properties.

1.2 On 6 January 2020 the agent provided to members of the Regulatory Board the following comments 
on why they believe that Members should support the proposal:

“We have considered the report which on review is predominantly in favour of the scheme as proposed, but 
then is summarised by the rather strange recommendation of refusal. Indicating an intransigence from the 
planning department to amend their previous position despite all the items of concern previously being 
raised at the meeting and within the original report having being addressed.

The recommendations for refusal hinges on two sections of the NPPF which we feel have been incorrectly 
applied and two core Gravesham Council policies, which likewise have been misapplied as we will 
demonstrate below.

The grounds for refusal are stated as being:
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The proposal is considered to remain contrary to the objectives of Policies CS15 and CS19 of the 
Gravesham Local Plan Core Strategy (2014) and section 11 and 12 of the NPPF of the National Planning 
Policy Framework (2019).

The key document to refer to is the NPPF, given the application of the core policies only hold firm on 
refusal when the council can demonstrate it has a current and compliant local plan. The existing local plan 
we would submit is now weak in this respect given the following factors;

1. The council has failed to undertake the greenbelt review within a reasonable time as required by the 
planning inspector, who agreed the plan in 2014, we are now entering the fifth year of review and still 
no firm policies have been confirmed.

2. The council has publicly confirmed it has a failure to provide enough land to meet its five-year housing 
supply; it is now at about 4.5 years of supply only.

3. The council has failed to deliver the new build housing permissions required under the plan for the last 
four years and is now subject to a 20% lifting in its required delivery rate which if permitted this scheme 
could have helped address.

Given the above factors the council planning officers should view this scheme in the context of NPPF item 
10 which as set out below states;

10. So that sustainable development is pursued in a positive way, at the heart of the Framework is a presumption in 
favour of sustainable development (paragraph 11).

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

For plan –making this means that:

1. plans should positively seek opportunities to meet the development needs of their areas, and be sufficiently 
flexible to adapt to rapid change;

2. strategic policies should, as a minimum, provide for objectively assessed needs for housing and other uses, as 
well as any needs that cannot be met within neighboring areas, unless;

i.the application of policies in this Framework that protect areas or assets of particular importance provides a strong 
reason for restricting the overall scale, type or distribution of development in the plan area; or

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

 For decision –taking this means;

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

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

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

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

Given the council has acknowledged its own policies are not current and therefore compliant (an example 
of this is that is silent on the issue of Build to Rent, hence national guidance takes over) and the context of 
the site has the following key factors;

1. It is 200m due north of the A2 and its slip roads with its eleven combined road lanes.
2. It is 200m due north and north east of the proposed Lower Thames Crossing (LTC) with its proposed 

17 lanes, i.e. eleven existing lanes and at least 6 additional lanes for the LTC itself.
3. It is 60m east of the LTC construction depot with its container’s buildings over three storeys high, 

painted white, with no landscaping, but 24/7 lighting. This compound will be in place for at least 10 
years during the construction of the LTC.
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4. It is 60m due north of ‘Nells Cafe’, which is prominent from the A2 and is a popular and successful 
highways cafe.

5. It is 20m due south of a building (previously residential) now used as an office building with extensive 
vehicle usage.

6. It is 200m due south of another flatted residential home complex on Valley Drive.

 Given the above factors the application has been amended to overcome all the overlooking  issues of the 
few residential houses in the locality, that have been raised, and this has been demonstrated by the 
extensive CGI’s that the planning officers required us to produce, showing not just elevations, but internal 
views from the apartments. In addition we produced two separate drone footage's to the council as required 
to demonstrate the site location, in context to the six items listed above.

The NPPF is clear on use of land and this has been referred to, but we feel this has been misapplied in that 
this is an area that has already, and will be even more badly affected by the A2 and LTC. Hence the land 
has to be used effectively and the NPPF 11 states;

11. Making effective use of land

Para states 117:

Planning policies and decisions should promote an effective use of land in meeting the need for 
homes and other uses, while safeguarding and improving the environment and ensuring safe and healthy 
living conditions. Strategic policies should set out a clear strategy for accommodating objectively assessed 
needs, in a way that makes as much use as previously-developed or ‘brownfield’land.

Para 118 states Planning policies and decisions should

1. encourage multiple benefits from both urban and rural land, including through mixed use schemes 
and taking opportunities to achieve net environmental gains – such as developments that would enable 
new habitat creation or improve public access to the countryside.

12. Achieving well-designed places

Para 124 states:

The creation of high quality buildings and places is fundamental to what the planning and 
development process should achieve. Good design is a key aspect of sustainable development, creates 
better places in which to live and work and helps make development acceptable to communities. Being 
clear about design expectations, and how these will be tested, is essential for achieving this. So too is 
effective engagement between applicants, communities, local planning authorities and other interests 
throughout the process.

Para 127 states:

Planning policies and decisions should ensure that developments:

a) will function well and add to the overall quality of the area, not just for the short term, but over the 
lifetime of the development; 

b) are visually attractive as a result of good architecture, layout and appropriate and effective 
landscaping

c) are sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or changed (such as 
increased densities);

Whilst the above texts in italics/bold are a direct copy of the NPPF to which the council should be working 
towards, the highlighted sections have been detailed by us to demonstrate that we have exactly followed 
the principles of the NPPF, in that whilst this development is at an increased density, it is well designed and 
visually attractive with variation in height and elevational treatment (the green walls were increased at the 
council officers request). The green roof provides a significantly improved environment for wild life including 
insects and bird life. This is a development that is creating bio-diversity 
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Given all the above factors and the acknowledged compliance with all the other factors within the officers 
own report, we would submit this scheme is fully compliant and should therefore be permitted. If there is 
real concern about the viability of landscaping, then a five year or even seven year maintenance plan can 
be a requirement of the section 106 agreement if required. If this is not felt enforceable then why is this 
same condition applied to most other council approved schemes .We would kindly request that all factors 
are taken into consideration in the rapidly changing area especially when a Green development of this kind 
would soften the massive infrastructure works that will soon be part of this area on a permanent basis. 

2 Planning Analysis and Planning Manager Comments 

Additional Neighbour Comments

2.1 Regarding overlooking into the front gardens of adjacent properties the front garden to the north is 
entirely hard paved and used as parking to the serve the commercial use of the site. This area is not 
considered to be private amenity space.

2.2 To the south of the site are two dwellings ‘The Ridges’ and the former annex to The Ridges which is 
now a lawful dwelling. The area in front of these dwellings are mainly hard paved with some laid lawn 
and it is not considered any overlooking into the front gardens of this properties would harm the 
amenity of existing or future occupiers of these dwellings. 

2.3 The additional neighbour comments raise no fresh issues which have not been adequately addressed 
in section 3 of the main report.

Further Supporting Statement from the Applicant

2.4 The additional comments from the agent received on 6 January 2020 are noted but it is considered as 
outlined in 3.3 to 3.15 of the main report that the first ground of refusal has not been adequately 
addressed and officers concluded the following. 

whilst the architect has made some effort to address the ground of refusal, albeit without actually 
altering the “siting, size, bulk, massing” of the scheme, it is not considered that sufficient change has 
been made to address the first ground of refusal.  Officers therefore consider that the proposal cannot 
be supported and the first ground of refusal remains applicable.

2.5 The above conclusion takes into account housing supply and the presumption in favour of sustainable 
development which is a requirement of the NPPF (2019). For the avoidance of doubt paragraphs 5.6 
to 5.18 of the June 2019 report address housing need and the principle of development.  

2.6 The failure of the Council to demonstrate a 5 year housing supply does not dis-apply all Local Plan 
Policies, a judgement is still required to be made as to whether the benefits provided by the 
development outweigh the negative impacts that arise.  Where there is an identified housing delivery 
shortfall, that balance is instead tipped further towards the delivery of development (where it is 
‘sustainable development’).

2.7 It must be highlighted where misleading statements have been made however, for example 
referencing Paragraph 117 of the NPPF, in regard to maximising the use of brownfield land.  To be 
clear the majority of the application site involves garden land which is not previously developed land.  
It is unclear why the applicant has made this point.

2.8 Further, NPPF para 127 certainly does encourage development which is:

c) are sympathetic to local character and history, including the surrounding built environment and 
landscape setting, while not preventing or discouraging appropriate innovation or changed (such as 
increased densities);

However, which an increase in existing development density is an almost unavoidable consequence 
of meeting demand for new development in existing urban areas, this does not mean that 
development at a scale which is vastly out of character for its immediate environment should be 
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supported. Policy encourages a minimum density of 40 dwellings per hectare, which is above the 
original built form development in the immediate locality generally.  The proposed scheme density, at 
135 dwellings per hectare is clearly not an incremental increase, and is plainly out of character with 
the locality.  Reliance upon the distant nearest flatted scheme when the most relevant immediate 
local site context is very clearly low and mid density houses is not convincing, in officers views.

2.9 Backland developments are especially vulnerable to causing harm to the character of the local area, 
given that by their nature, they project into and disrupt the character and street pattern / form.  Extra 
care is required to not lead to such harm, or to other challenges which commonly arise, such as 
overshadowing / overlooking or the formation of landscaping in ‘left-over’ areas.

2.10 The applicant has however correctly identified the most important steer provided by the NPPF 
(paragraph 11(d) ) in this case, requiring that development be approved without delay unless:

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

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

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

2.11 The judgement that must be made is therefore, do the adverse impacts of the proposed development 
‘significantly and demonstrably outweigh the benefits’ of the policies of the NPPF as a whole.

2.12 Officers conclude that whilst the applicant has made efforts to address the majority of the issues 
previously raised, the development remains (from the proposed first reason for refusal):

“…an overly dominant development that would not relate well to the character of the street scene and 
would not integrate well with the surrounding local area. As such the proposed development would, if 
permitted, fail to maintain the prevailing character of the area contrary to the objectives of Policies 
CS15 and CS19 of the Gravesham Local Plan Core Strategy (2014) and section 11 and 12 of the 
NPPF of the National Planning Policy Framework (2019).”

2.13 There are clearly a range of not insignificant benefits arising from the proposed development, most 
strikingly through the delivery of much needed housing.  However the deficiencies of the development 
are considered to be significantly and demonstrably outweigh those benefits.  The delivery of 
development, where entirely out of character with and harmful to its locality, cannot be supported on 
this edge of urban area, low density, predominantly open site.

3. RECOMMENDATION 

3.1 The recommendation, as set out at the end of these reports in the main agenda, remains 
unchanged.

____________________________________________________________________

Recommendation

The recommendation remains unchanged from that set out on the main papers, being a 
recommendation for REFUSAL on 1 ground.
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SUMMARY SUPPLEMENTARY REPORT TO AGENDA ITEM 5 (c)

Application Ref: 20171245

Site Address:
Site of Battle Of Britain Coldharbour Road Northfleet Gravesend DA11 
8NT

Application 
Description:

*REVISED DESCRIPTION/REVISED PLANS*
Construction of 20 residential units comprising 6 x three bedroom 
houses; 9 x two bedroom flats; and 5 x one bedroom flats; laying out of 
access road, provision of 32 car parking spaces, refuse and cycle 
storage, private and communal gardens, and construction of vehicular 
access onto New House Lane.

Applicant: J T Davies & Sons 

Agent: Mr James Sturgess, Caldecotte Group (Architects - Wythe Holland Ltd)

Ward: Coldharbour

Parish: Non-Parish Area

Decision due date: Original - 16 February 208; extensions of time have been agreed 

Publicity expiry date: Original - 16 February 2018; Revised - 11 October 2019

Decision Level: Planning Regulatory Board - 08 January 2020

Reason for referral: Major development; At the request of ward councillor, Cllr Shane 
Mochrie Cox

Recommendation: PERMISSION subject to conditions, reasons and informatives and the 
completion of a s106 legal agreement 

_____________________________________________________________________________________________

Summary of Reasons for Supplementary Report

This supplementary report sets out the detailed recommendation to the Board including the 
recommended planning conditions, reasons and informatives.  The draft conditions, including 
the pre-commencement conditions, have been agreed with the applicants. 

There have been no additional consultation responses or further neighbour representations that 
have been received since the publication of the main report.

Further revised drawings were received from the applicants in relation to the hard and soft 
landscaping proposals for the site, amending those referred to in paragraph 3.4 of the main 
report, to align with the more recent design and layout changes to the development. 

It is therefore recommended that the officer recommendation remains as set out in the main 
report that PLANNING PERMISSION be granted subject to the planning conditions, reasons 
and informatives in this supplementary report, and to the completion of a legal agreement 
under s106 of the Town and Country Planning Act 1990
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____________________________________________________________________________

MAIN SUPPLEMENTARY REPORT

1. DETAILED RECOMMENDATION

PERMISSION subject to conditions, reasons and informatives, and to the completion of 
a legal agreement under s106 of the Town and Country Planning Act 1990

CONDITIONS AND REASONS 

Time Limit Condition 

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 this permission is granted.

Reason: In pursuance of section 91 of the Town and Country Planning Act 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

Approved Plans and Particulars

2. The development hereby permitted shall be carried out only in precise accordance with the 
following approved details, plans and specifications:

Drawing No 1959-01 Rev K: Site Layout - Roof Plan 
Drawing No 1959-02 Rev K: Site Layout - Ground Floor Plan 
Drawing No 1959-03 Rev J: Site Layout - First & Second Floor Plan 
Drawing No 1959-04 Rev i: Strip Elevations 
Drawing No 1959-08 Rev A: OS Location Plan 
Drawing No 1959-09 Rev G: Flats 1 - 6 Floor Plans and Elevations 
Drawing No 1959-10 Rev D: Houses 7 - 12 Floor Plans and Elevations 
Drawing No 1959-11 Rev F: Flats 13 - 20 Floor Plans 
Drawing No 1959-12 Rev E: Flats 13 - 20 Elevations
Drawing No PRI22474-11D Soft Landscaping Proposals, 24 December 2019 
Drawing No PRI22474-12C Hard Landscaping Proposals, 24 December 2019

and those approved pursuant to any conditions contained herein after and there shall be no 
deviation therefrom. 

Reason: In order to ensure the development is implemented on the basis of the scheme as 
submitted and assessed in the interests of proper planning and in accordance with Policy CS19 
of the Gravesham Local Plan Core Strategy (September 2014).

Controls over the Construction of the Development 

Code of Construction Practice/Construction Management Plan

3. No works shall commence on site until a comprehensive Code of Construction 
Practice/Construction Management Plan covering all environmental impacts of this 
development has been submitted to and approved in writing by the Local Planning Authority. 
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The Code of Construction Practice/Construction Management Plan shall include details, where 
relevant, of the following, including any other measures deemed reasonably necessary:

(a)  Suitable mitigation measures to minimise noise pollution and vibration during the 
construction phase including the insulation of fixed plant and the silencing of vehicles and 
mobile machinery;
(b)  A Dust Management Plan to minimise emissions to air and to prevent nuisance from wind-
blown dust including fencing and the dampening down with water of excavated construction 
and cover materials on site, and other areas traversed by plant vehicles and machinery; 
(c)  A Construction Traffic Management Plan covering: 

- Details of numbers and routeing of construction and delivery vehicles to / from site
- Parking and turning areas for construction and delivery vehicles and site personnel
- Type and location of wheel washing and chassis cleaning facilities;
- Temporary traffic management / signage

(d)  Details of the location of the proposed construction compound;
(e)  Details of security fencing;
(f)   Details of stockpile areas for building materials or for fill or removed top soil;
(g)  A Construction Drainage Design Plan to identify the required devices to prevent 
construction run off from flowing into existing drainage;
(h)  Ecological mitigation measures;
(i)   Measures to be undertaken to protect any public sewers and water apparatus;
(j)   Details of vibration monitoring and mitigation during any necessary piling works;
(k)  Details of the location, form and visual appearance of any site hoardings along road 
frontages and public footpaths;
(l)   Details of temporary construction or security lighting; and 
(m) Monitoring and review provisions with the Local Planning Authority.

The construction of the development shall adhere at all times and be carried out in full 
accordance with the relevant approved document or any subsequent variations that may be 
approved in writing by the Local Planning Authority.

Reason: To ensure that construction of the development does not result in avoidable 
congestion on the local highway network, and to protect the amenity of local residents and 
businesses and protected species and to mitigate the risks to groundwater, in accordance with 
adopted Gravesham Local Plan Core Strategy Policies CS11 (Transport), CS12 (Green 
Infrastructure) and CS19 (Development and Design Principles).

Hours of Construction

4. No construction activities in connection with the development of the site including any 
preparatory earthworks shall take place on site except between the following times:

07.30 a.m. and 6.00 p.m. on weekdays
08.00 a.m. and 1.00 p.m. on Saturdays

No construction activities shall take place at any other time including Sundays, Bank or Public 
Holidays, without the prior approval of the Local Planning Authority having first been obtained.

Reason: In the interests of residential amenity and pursuant to Gravesham Local Plan Core 
Strategy Policy CS19 (Development and Design Principles).
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Contamination and Remediation 

Submission of a Contamination Remediation Strategy 

5. No development approved by this permission shall be commenced prior to a contaminated land 
assessment (in accordance with the CLEA guidelines and CLR 11 methodology) and if necessary 
an associated remedial strategy, together with a timetable of works, being submitted to the Local 
Planning Authority for approval.

a)  The contaminated land assessment shall include a desk study to be submitted to the Local 
Planning Authority for approval.  The desk study shall detail the history of the site uses and 
propose a site investigation strategy based on the relevant information discovered by the desk 
study.  The strategy shall be approved by the Local Planning Authority prior to investigations 
commencing on site.

b)  The site investigation, including relevant soil, soil gas, surface and groundwater sampling, shall 
be carried out by a suitably qualified and accredited consultant/contractor in accordance with a 
Quality Assured sampling and analysis methodology.

c)  A site investigation report detailing all investigative works and sampling on site, together with 
the results of analysis, risk assessment to any receptors and a proposed remediation strategy 
shall be submitted to the Local Planning Authority.  The Local Planning Authority shall approve 
such remedial works as required prior to any remediation commencing on site.  The works shall be 
of such a nature so as to render harmless the identified contamination given the proposed end-
use of the site and surrounding environment including any controlled waters.

d)  Approved remediation works shall be carried out in full on site under a quality assurance 
scheme to demonstrate compliance with the proposed methodology and best practice guidance).  
If during any works contamination is encountered which has not previously been identified then 
the additional contamination shall be fully assessed and an appropriate remediation scheme 
agreed with the Local Planning Authority.

e)  Upon completion of the works, this condition shall not be discharged until a closure report has 
been submitted to and approved by the Local Planning Authority.  The closure report shall include 
details of the proposed remediation works and the quality assurance certificates to show that the 
works have been carried out in full in accordance with the approved methodology.  Details of any 
post remediation sampling and analysis to show the site has reached the required clean-up criteria 
shall be included in the closure report together with the necessary documentation detailing what 
waste materials have been removed from the site.

f)  Where applicable, a monitoring and maintenance scheme to include monitoring the long-term 
effectiveness of the proposed remediation over an agreed period of time, and the provision of 
reports on the same, must be prepared and approved in writing by the local planning authority.

Following completion of the measures identified in that scheme, and when the remediation 
objectives have been achieved, reports that demonstrate the effectiveness of the monitoring and 
maintenance carried out must be produced and submitted to the local planning authority.

Reason: To ensure that any risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without unacceptable risks 
to workers, neighbours and other off-site receptors, having regard to policies CS18 and CS19 of 
the Gravesham Local Plan Core Strategy (September 2014).
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Unsuspected Contamination

6. 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 a remediation strategy detailing how this contamination will be dealt with 
has been submitted to and approved in writing by the Local Planning Authority. The remediation 
strategy shall be implemented as approved.

Reason: To ensure that the development does not contribute to, or is not put at unacceptable risk 
from, or adversely affected by, unacceptable levels of water pollution from previously unidentified 
contamination sources at the development site in line with paragraph 109 of the National Planning 
Policy Framework.

Archaeological Field Evaluation Works

7. Prior to the commencement of development the applicant, or their agents or successors in 
title, will secure and implement:

i archaeological field evaluation works in accordance with a specification and 
written timetable which has been submitted to and approved by the Local 
Planning Authority; and 

ii further archaeological investigation, recording and reporting, determined by the 
results of the evaluation,  in accordance with a 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 in accordance with adopted Gravesham Local Plan Core Strategy Policies CS19: 
Development and Design Principles and CS20 (Heritage and the Historic Environment), saved 
Gravesham Local Plan First Review Policy TC7 and section 16 (Conserving and Enhancing the 
Historic Environment) of the NPPF.

Drainage 

Foul and Surface Water Sewerage Disposal

8. Construction of the development shall not commence until details of the proposed means of 
foul and surface water sewerage disposal have been submitted to, and approved in writing by, 
the Local Planning Authority in consultation with Southern Water; the development shall be 
implemented in accordance with the approved details before the first occupation of any part of 
the development. 

Reason: To ensure that an acceptable means of foul disposal for the development is agreed 
with the sewerage undertaker and in accordance with Policy CS18 of Gravesham Core 
Strategy Gravesham Local Plan: Core Strategy (September 2014 and Section 94 of the Water 
Industries Act 1991.

Submission of Detailed Sustainable Surface Water Drainage Scheme - SUDS

9. Development shall not begin in any part of the development until a detailed sustainable 
surface water drainage scheme for the site has been submitted to and approved in writing by 
the Local Planning Authority. The detailed drainage scheme shall be based upon the Drainage 
Strategy produced by RAB consultants dated 20/08/19 and shall demonstrate that the surface 
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water generated by this development (for all rainfall durations and intensities up to and 
including the climate change adjusted critical 100 year storm) can be accommodated and 
disposed of within the curtilage of the site without increase to flood risk on or off-site.

The drainage scheme shall also demonstrate (with reference to published guidance):

• That silt and pollutants resulting from the site use can be adequately managed to ensure there 
is no pollution risk to receiving waters.
• Appropriate operational, maintenance and access requirements for each drainage feature or 
SuDS component are adequately considered, including any proposed arrangements for future 
adoption by any public body or statutory undertaker.

The drainage scheme shall be implemented in accordance with the approved details before the 
first occupation of any part of the development. 

Reason: To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of on/off site 
flooding. These details and accompanying calculations are required prior to the 
commencement of the development as they form an intrinsic part of the proposal, the approval 
of which cannot be disaggregated from the carrying out of the rest of the development.

Verification Report, pertaining to the surface water drainage system

10. No building on any phase (or within an agreed implementation schedule) of the 
development hereby permitted shall be occupied until a Verification Report, pertaining to the 
surface water drainage system and prepared by a suitably competent person, has been 
submitted to and approved by the Local Planning Authority. The Report shall demonstrate the 
suitable modelled operation of the drainage system where the system constructed is different to 
that approved. The Report shall contain information and evidence (including photographs) of 
details and locations of inlets, outlets and control structures; landscape plans; full as built 
drawings; information pertinent to the installation of those items identified on the critical 
drainage assets drawing; and, the submission of an operation and maintenance manual for the 
sustainable drainage scheme as constructed.

Reason: To ensure that flood risks from development to the future users of the land and 
neighbouring land are minimised, together with those risks to controlled waters, property and 
ecological systems, and to ensure that the development as constructed is compliant with and 
subsequently maintained pursuant to the requirements of paragraph 165 of the National 
Planning Policy Framework.

Highways and Parking Conditions  

Provision and Retention of Parking Spaces

11. The area shown on the approved site layout drawing (Drawing No 1959-02 Rev K: Site 
Layout - Ground Floor Plan) as car parking, circulation, and vehicle turning including the private 
drive shall be formed, surfaced, drained and marked out in accordance with the details so 
shown before any of the residential units are first occupied; the area so shown shall be used as 
such and retained at all times for access, parking and turning; and no development, whether or 
not permitted by the Town and Country Planning (General Permitted Development) Order 
2015, as amended, or any provision equivalent to that order in any order amending, revoking or 
re-enacting that order with or without modification, shall be carried out on the site in such a 
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manner or in such a position as to preclude the use of or access to the reserved vehicle parking 
and turning areas.

Reason: To ensure sufficient off street car parking provision is available to serve the 
development, in accordance with Policy CS11 of the Gravesham Local Plan: Core Strategy 
(September 2014), saved Policy P3 of Gravesham Local Plan First Review (1994) and the 
adopted vehicle parking standards (SPG 4).

No occupation until crossing point and footway constructed in New House Lane

12.  The development hereby permitted shall not be occupied until the pedestrian crossing 
point in New House Lane and the proposed footway for the extent of the application site next to 
the existing carriageway in New House Lane have been constructed to the requirements and 
specification of Kent County Council as the local highway authority, as shown in the approved 
site layout drawing (Drawing No 1959 01 rev K: Site Layout - Roof Plan) 

Reason: In the interests of highway and pedestrian safety and in accordance with Policy CS11 of 
the adopted Gravesham Local Plan Core Strategy (September 2014), saved policy T5 of the 
Gravesham Local Plan First Review, Kent Design and paragraph 110 of the National Planning 
Policy Framework.

Provision of Adoptable Access Road 

13.  The carriageway / footway to the proposed access road serving the site from New House 
Lane shall be constructed to the adoption standards as specified in the Kent Design Guide 
before the first occupation of any the residential units on the site as hereby permitted.

Reason: In the interests of highway and pedestrian safety and in accordance with Policy CS11 
of the adopted Gravesham Local Plan Core Strategy (September 2014), saved policy T5 of the 
Gravesham Local Plan First Review, Kent Design Guide and paragraph 110 of the National 
Planning Policy Framework.

Provision and Protection of Visibility Splays

14.  Before the first occupation of the development the developers shall provide and thereafter 
maintain visibility splays measuring 59m x 2.4m to the north east and 39m by 2.4m to the south 
west (as shown on the approved site layout plan drawing no 1959 01K) at the junction of the 
proposed vehicular access road with New House Lane and no boundary wall, fence or other 
means of enclosure or obstruction exceeding 600mm in height shall be erected or placed at 
any time within the approved visibility splays.

Reason: In the interests of highway and pedestrian safety and in accordance with Policy CS11 
of the adopted Gravesham Local Plan Core Strategy (September 2014), saved policy T5 of the 
Gravesham Local Plan First Review and paragraph 108 of the National Planning Policy 
Framework.

Reinstatement of Footway Crossover in Coldharbour Road

15.  Before the first occupation of the development the existing access and crossover to the site 
from Coldharbour Road shall be closed to vehicular traffic and the footway reinstated to the 
requirements and specification of Kent County Council as the local highway authority
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Reason:  In the interests of highway and pedestrian safety and in accordance with Policy CS11 
of the adopted Gravesham Local Plan Core Strategy (September 2014), saved policy T5 of the 
Gravesham Local Plan First Review, Kent Design and paragraph 110 of the National Planning 
Policy Framework.

Provision of Secure and Covered Cycle Parking Facilities

16. The cycle parking facilities to serve all of the residential units, as shown on the submitted 
drawings and other accompanying documents, and which shall be both secure and 
weatherproof, shall be implemented and made available for such use before the first 
occupation of the development; thereafter the cycle parking facilities shall be permanently 
retained.

Reason: To encourage the use of a sustainable and environmentally acceptable mode of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: 
Transport, Policy CS19: Development and Design Principles and the adopted vehicle parking 
standards (SPG 4).

Electric Vehicle Cabling

17. The development hereby permitted shall include the provision of ducting to enable charging 
facilities to be installed for electric vehicles for the future occupants of the development in 
accordance with details to be first submitted to and approved in writing by the Local Planning 
Authority; the development shall be implemented in accordance with the approved details prior 
to the first occupation of any of the dwelling units hereby permitted.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: 
Transport, Policy CS18: Climate Change and Policy CS19: Development and Design 
Principles.

Submission of Lighting Details

18.  Notwithstanding the details as shown on the submitted drawings and other accompanying 
documents full details of the lighting of the site shall be submitted for the approval of the Local 
Planning Authority and shall be carried out in accordance with the approved details before the 
first occupation of any part of the development.

Reason: In order to ensure the development does not cause harm to residential amenity by 
reason of the installation of intrusive lighting and in accordance Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

Design and Detailed External Appearance 

Submission of Details of Ground Levels and Finished Floor Levels 

19.  Notwithstanding the details shown in the approved drawings no development shall 
commence until full details including section drawings of the finished floor levels of the 
proposed buildings on the site as hereby permitted and details of any earth retention measures 
have been submitted to and approved in writing by the Local Planning Authority; the 
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development shall be carried out in accordance with the approved details before the first 
occupation of any part of the development. 

Reason: No such details have been submitted and to ensure the development contributes to 
local character and local visual amenity and protects the privacy and amenity of adjoining 
premises and pursuant to Gravesham Local Core Strategy Policy CS19: Development and 
Design Principles and section 12 (Achieving well-designed places) of the NPPF.

Submission of Detailed External Appearance and Materials

20. Before the commencement of any above ground works and notwithstanding the details as 
shown in the approved plans and other supporting documents full details including samples as 
necessary of the external facing materials and finishes shall be submitted for the approval of 
the Local Planning Authority; the development shall be carried out in accordance with the 
approved details before the first occupation of any part of the development.  The submitted 
details shall include facing bricks, roof tiles and cladding, joinery details and external rainwater 
goods.  

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Submission of Details of Boundary Treatments

21. Before the commencement of any above ground works and notwithstanding the details as 
shown in the approved plans and other supporting documents full details of all the boundary 
treatments to the site shall be submitted for the approval of the Local Planning Authority; the 
development shall be carried out in accordance with the approved details before the first 
occupation of any part of the development; thereafter, and notwithstanding the provisions of 
Article 3 of and Class A of Part 2 of Schedule 2 to the Town and Country Planning (General 
Permitted Development)(England) Order 2015, as amended, or any provision equivalent to 
those Classes in any statutory instrument revoking and re-enacting that Order, with or without 
modification, no additional gates, fences, walls or other means of enclosure shall be erected on 
the site without the grant of further specific planning permission from the Local Planning 
Authority. 

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF 

Submission of Details of Waste Management/Refuse Storage 

22. Notwithstanding the details shown in the approved drawings and other supporting 
documents and before the commencement of any above ground works full details of the refuse 
arrangements for the development including the design of any refuse enclosures shall be 
submitted for the approval of the Local Planning Authority; the development shall be carried out 
in accordance with the approved details before the first occupation of any part of the 
development and thereafter permanently retained.  

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.
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Submission of Details of Public Art 

23. Before any above ground works of the development hereby permitted are commenced full 
details of the design of the public art feature within the site, related to the historical connections 
of the site with the World War II Battle of Britain including details of its future maintenance shall 
be submitted for the approval of the Local Planning Authority; the public art feature shall be 
provided on the site before the first occupation of any part of the development and thereafter 
permanently retained.  

Reason: In the interests of visual amenity and having regard to the historical connections of the 
site with the World War II Battle of Britain and pursuant to Gravesham Local Plan Core Strategy 
Policies CS09: Culture and Tourism, CS19: Development and Design Principles, CS20: 
Heritage and the Historic Environment and section 12 (Achieving well-designed places) of the 
NPPF.

Permitted Development Rights - Extensions

24.  Notwithstanding the provisions of Article 3 of, and Part 1 Schedule 2 Classes A  and D of 
the Town and Country Planning (General Permitted Development) (England) Order 2015 (or in 
any provision equivalent to that Class in any Order amending, revoking or re-enacting that 
Order with or without modification), no enlargement improvement or other alteration of the 
dwellings hereby permitted, including the erection or construction of a porch outside any 
external door, shall be constructed without the grant of further specific planning permission 
from the Local Planning Authority.

Reason: In the interest of residential amenity in accordance with Policy CS19 of the 
Gravesham Local Plan Core Strategy (September 2014) and in order to ensure that any 
alterations to the permitted scheme may be the subject of a planning application that the Local 
Planning Authority would wish to determine on its merits.

Permitted Development Rights - Windows and Openings

25.  Notwithstanding the provisions of Article 3, and Part 1 Classes A and G of Schedule 2 to 
the Town and Country Planning (General Permitted Development) (England) Order 2015, as 
amended, or any provision equivalent to those Classes in any statutory instrument amending, 
revoking and re-enacting that Order, with or without modification, no window, door or other form 
of opening other than those shown on the approved drawings shall be formed in the buildings 
hereby permitted unless a specific grant of planning permission has been given by the Local 
Planning Authority.

Reason: In the interest of residential amenity in accordance with Policy CS19 of the 
Gravesham Local Plan Core Strategy (September 2014) and in order to ensure that any 
alterations to the permitted scheme may be the subject of a planning application that the Local 
Planning Authority would wish to determine on its merits.

Permitted Development Rights - Roof Alterations

26.  No additional development under the provisions of Article 3 of and Class B and Class C of 
Part 1 of Schedule 2 to the Town and Country Planning (General Permitted Development) 
Order 2015 as amended (or any provision equivalent to those Classes in any Statutory 
Instrument amending, revoking or re-enacting that Order with or without modification) shall be 

Page 26



carried out to the roof of the dwellings unless a specific grant of planning permission has been 
given by the Local Planning Authority.

Reason: In the interest of amenity and to ensure that any alterations or enlargement of the roof 
of the dwelling will require a separate planning application which can be assessed in 
accordance with adopted Policy CS19 Gravesham Local Plan: Core Strategy (September 
2014).

Permitted Development Rights - Hardstandings

27.  No development under the provisions of Article 3 of and Class F Part 1 of Schedule 2 to 
the Town and Country Planning (General Permitted Development) Order 2015 as amended (or 
any provision equivalent to that Class in any Statutory Instrument amending, revoking or re-
enacting that Order with or without modification) for any new hardstanding or the enlargement 
or any existing hardstanding, shall be constructed without the specific grant of planning 
permission given by the Local Planning Authority.

Reason: To ensure that the existing hardstanding areas are not enlarged to the detriment of 
the character of the area, or contrary to highway safety in accordance with Policy CS19 of the 
Gravesham Local Plan Core Strategy 2014 and Saved Policy P3 of the Gravesham Local Plan 
First Review 1994.

Landscaping, Trees and Open Amenity Areas

Implementation of Soft and Hard Landscaping Proposals 

28.  The details of hard and soft landscaping for the site as set in the approved drawings 
(Drawing No PRI22474-11D Soft Landscaping Proposals, 24 December 2019 and Drawing No 
PRI22474-12C Hard Landscaping Proposals, 24 December 2019) shall be implemented in full 
prior to the first occupation of the development hereby approved, or in accordance with a 
timetable to first agreed in writing by the Local Planning Authority.  Any trees or plants that die, 
are damaged, removed or become diseased within five years from the date that the 
development is first brought into use shall be replaced with a species of a similar size and 
species during the next available planting season; the scheme shall incorporate measures for 
soil retention on the eastern boundary of the site.  The scheme shall be maintained in 
accordance with the Soft Landscape Management and Maintenance Plan ref PRI22474man 
Rev B dated May 2019 by ACD Environmental;

Reason: To ensure that the landscaped elements of the scheme as proposed are suitably 
implemented in the interests of visual amenity in accordance with Policy CS19 of the 
Gravesham Local Plan Core Strategy (September 2014).

Retention of and Protection of Existing Trees

29.  The proposed trees to be retained on the site as shown in Drawing No PRI22474-11D Soft 
Landscaping Proposals, 24 December 2019 shall be protected by protective fencing for the 
duration of construction works in accordance with British Standard 5837 (2012):  Trees in 
Relation to Design, Demolition and Construction.  No vehicle, plant, temporary building or 
materials, including raising and or, lowering of ground levels, shall be allowed within the 
protected areas(s).   Upon completion of the construction works and before the first occupation 
of any of the dwellings on the site the trees shall be inspected by a competent tree surgeon and 
any necessary works to tidy the trees and maintain their health shall be undertaken.
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Reason: In the interests of visual amenity and pursuant to Gravesham Local Core Strategy 
Policy CS19: Development and Design Principles.

Provision of amenity areas/spaces before first occupation of the development  

30.  Before any above ground works of the development hereby permitted are commenced full 
details and specification of the amenity areas and open spaces within the site to serve the 
development as hereby permitted, and as shown in the approved site layout drawing (Drawing 
No 1959 02K: Site Layout - Ground Floor Plan), including details of a regime for the 
management and maintenance shall be submitted to and approved, in writing, by the Local 
Planning Authority; the amenity areas and open spaces shall be provided before the first 
occupation of the development hereby permitted and shall thereafter be managed and 
maintained in full accordance with the approved regime at all times.

Reason: In the interests of visual amenity and pursuant to Gravesham Local Core Strategy 
Policies CS1: Green Space, Sport and Recreation, CS19: Development and Design Principles 
and saved policy LT6: Additional Open Space on New Housing Development 

Ecology Provision 

31.  Prior to the completion of the development and notwithstanding the details in the approved 
landscaping scheme, an Ecological Enhancement Plan detailing the enhancement of 
biodiversity, including bat and bird boxes, use of native species in landscaping and 
incorporation of features beneficial to wildlife wherever possible within and around the 
perimeter of the site, together with details of the timing/phasing of the respective elements 
forming the scheme and proposed management arrangements, shall be submitted to and 
approved in writing by the Local Planning Authority. The approved scheme shall be fully 
implemented prior to the first occupation of the development hereby approved, and thereafter 
maintained.

Reason: In the interests of protecting wildlife and encouraging biodiversity and pursuant to the 
requirements of Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure).

----------------------------------------------------------------------------------------------------------------------------------

INFORMATIVES

1.         STATUS OF SUBMITTED PLANS AND DOCUMENTS 

Plans and Documents submitted for Approval 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for approval and were taken into account in making the decision:

Planning Application Form and Certificates; 

Application Drawings

Drawing No 1959-01 Rev K: Site Layout - Roof Plan 
Drawing No 1959-02 Rev K: Site Layout - Ground Floor Plan 
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Drawing No 1959-03 Rev J: Site Layout - First & Second Floor Plan 
Drawing No 1959-04 Rev i: Strip Elevations 
Drawing No 1959-08 Rev A: OS Location Plan 
Drawing No 1959-09 Rev G: Flats 1 - 6 Floor Plans and Elevations 
Drawing No 1959-10 Rev D: Houses 7 - 12 Floor Plans and Elevations 
Drawing No 1959-11 Rev F: Flats 13 - 20 Floor Plans 
Drawing No 1959-12 Rev E: Flats 13 - 20 Elevations
Drawing No PRI22474-11D Soft Landscaping Proposals, 24 December 2019 
Drawing No PRI22474-12C Hard Landscaping Proposals, 24 December 2019

Plans and Documents submitted for Information 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for information and were taken into account in the determination of the application:

Main Reports

Supplementary Planning and Design and Access Statement (Caldecotte Group) dated August 
2019;
Transport Statement by Enzygo Environmental Consultants dated October 2019 (Ref 
SHF.1118.023.TR.R.002 Rev a); 
Drainage Strategy dated 20/08/2019, Version 1.0 Ref RAB: 2289B by RAB Consultants; 
Phase I Geo-Environmental Desk Study by EPS (Ref UK16.2488 - Issue 3) dated 23 July 2019;
Soft Landscape Management and Maintenance Plan ref PRI22474man Rev B dated May 2019 by 
ACD Environmental;
Soft Landscaping Specification ref PRI22474spec Rev DR dated May 2019 by ACD 
Environmental;

Supplemental Plans and Reports

Site Solutions: Highways by Argyll Environmental dated 13 December 2016, ref 104291118_1_1;
Phase 1 (Desk Study) Investigation Report by Opus (Ref J-D0927_R1_STM) dated 07 February 
2012;
Drainage Information; 
Drawing No 18496se-01: Topographical Survey;
Response to Representations by Caldecotte Group dated January 2018;
Supplementary Planning Statement by Caldecotte Group dated March 2018;
Undercroft Swept Path analysis (2019-013_Appendix 2 rev B) December 2019;

2. DEVIATION FROM THE APPROVED PLANS

Deviation from or amendment to the approved plans could require a further application and 
permission/consent.  In the event that any change is proposed, applicants and builders are 
advised to seek advice from the Local Planning Authority.  Proceeding without the necessary 
permissions or consents could result in enforcement action.

3. BUILDING REGULATIONS CONSENT

The granting of planning permission is independent from the granting of Building Regulations 
consent (which may, or may not, be required).  In the event of a change to the scheme granted 
planning permission being required to satisfy the Building Regulations, applicants are advised to 
seek advice from the Local Planning Authority [as proceeding without the necessary permissions 
could nullify this permission].
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4.         STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION-TAKING 

In accordance with Article 35 (2) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015 (as amended), and paragraph 38 of the National Planning 
Policy Framework (NPPF) 2018, the Local Planning Authority has approached the assessment 
and determination of this application in a positive and creative way and, where appropriate, has 
worked pro-actively with the applicant to secure a development that is sustainable and that 
improves the economic, social and environmental conditions of the area, and that is in accordance 
with the Development Plan for the area.

This has involved extensive discussions and negotiations during the processing of the planning 
application in a collaborative manner in order to address the various consultations and neighbour 
concerns. 

The application was considered by the Borough Council’s Regulatory Board (Planning Committee) 
where the applicant/agent had the opportunity to address the committee and promote the 
application.

5 ENVIRONMENTAL REQUIREMENTS - REFUSE ARRANGEMENTS

The applicants are advised of the following refuse requirements:

Gravesham Borough Council operates a fortnightly collection of refuse and recycling and a weekly 
collection of food waste.

It is the responsibility of the developer to ensure that all the relevant bins and sufficient storage 
space is provided for each property.  

Domestic Refuse Arrangements - Single Dwellings

All collections are made from the front boundary of the property.  Sufficient space should be 
allocated to allow space for storage and presentation for

 Refuse - 1 x 180ltr bin grey body and lid
 Recycling - 1 x 240ltr bin grey body and green lid 
 Food Waste – 1 x 23ltr bin black body and orange lid with an individual 5ltr caddy per 

property

The Council offers an ‘opt-in’ garden waste service collected via a 240ltr or 140ltr bin.  The take up 
of the service is extremely high therefore space should also be allocated to accommodate an 
additional bin.

The boundary (point of presentation) should be as close as possible to where the vehicle passes.  
The maximum distance bins will be moved by collection crews should be no more than 15 metres.  
Collections are from the point of the property nearest to the adopted highway.   Collection crews 
and vehicles do not go on to private driveways, this includes shared driveways

Reversing a waste collection vehicle is one of the most dangerous activities carried out by the 
collection crews.  Accidents involving waste vehicles are invariably severe or fatal.  Therefore the 
development must be designed to allow the waste collection vehicle to operate in a forward gear 
only wherever possible.  Adequate turning facilities large enough to accommodate the collection 
vehicle will be required where the collection vehicle is unable to drive in a circuitous route.
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All houses are required to have an individual collection and must not be provided with communal 
collection arrangements.

Domestic Refuse Arrangements - Flats

Flats are generally serviced by communal bin stores.  Bins stores should be large enough to 
accommodate and manoeuvre sufficient 1100 refuse and recycling Eurobins for the number of 
dwellings in each block.

The following provision is required
 Refuse - 1 x 1100ltr bin per 6 flats
 Recycling – 1 x 1100ltr bin per 6 flats with special recycling lid
 Food Waste – 1 x 140ltr bin per 10 flats with an individual 5ltr caddy per flat

The immediate area outside the bin store should be level with the road, should not include an 
incline and the installation of a drop kerb where necessary is mandatory.  Car parking spaces 
should not be allocated immediately in front of the access to the bin store.

It is recommended that bin stores are fitted with a lock which is accessed via a key or a key code 
pad.

Cost of Bins

It is the developer's responsibility to provide the bins although the Gravesham Borough Council 
waste management team will happily assist the developer if required.

Collections from sites will not occur until containers are in place.  It is the responsibility of the 
developer to collect and remove any waste at their cost until the Council is satisfied that all waste 
requirements have been met.  All complaints in regard to non-collection due to the fault of the 
developer will be passed onto to the developer for response.

The Council should be informed at least two weeks prior to collections taking place.

For advice or to order bins please contact the Council’s Waste Management Team at 
waste.management@gravesham.gov.uk

6. HIGHWAYS AND TRANSPORTATION 

No works shall commence on the public highway without prior agreement of KCC's Agreements 
team.  

The applicants will require separate consent from KCC Highways for the construction of the 
access bellmouth, the footway alongside New House Lane and the closure of the existing access. 
This would be through a Section 278 Agreement, possibly combined with a Section 38 Agreement 
for the adoption of the development road.

It is the responsibility of the applicant to ensure, before any development is commenced, that all 
necessary highway approvals and consents where required are obtained and that the limits of 
highway boundary are clearly established in order to avoid any enforcement action being taken by 
the Highway Authority. 

Across the county there are pieces of land next to private homes and gardens that do not look like 
roads or pavements but are actually part of the road. This is called 'highway land'. Some of this 
land is owned by The Kent County Council (KCC) whilst some are owned by third party owners. 
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Irrespective of the ownership, this land may have 'highway rights' over the topsoil. Information 
about how to clarify the highway boundary can be found at http://www.kent.gov.uk/roads-and-
travel/what-we-look-after/highway-land 

The applicant must also ensure that the details shown on the approved plans agree in every 
aspect with those approved under such legislation and common law. It is therefore important for 
the applicant to contact KCC Highways and Transportation to progress this aspect of the works 
prior to commencement on site.

7 KENT POLICE CRIME PREVENTION DESIGN ADVICE

The applicants are advised of the following design advice from Kent Police with regard to Crime 
Prevention through Environmental Design (CPTED) and the matters that need to be addressed:

 Access control for the flats - full audio/visual system required for any block of flats 
containing more than 4 residential units (e.g. plots 13 to 18). 

 Mail delivery for the blocks of flats with communal entrances will need to be carefully 
considered.  Notes that both blocks of flats - plots 1 to 6 and plots 13 to 18 - do not appear 
to have an internal ‘air lock’ to prevent anyone delivering mail internally, gaining access to 
the stair core(s). As such, a through the wall mail delivery system is preferable if space 
allows. If mail is to be delivered into the lobby via a rack of mail boxes, this should be 
within a secure access controlled lobby that does not allow access to the stair core(s). No 
trades buttons should be installed in line with SBD guidance. If external post boxes are to 
be used, they should be certified to TS009 specification. 

 PAS24:2016 certified doorsets and windows (to conform to SBD Homes 2019) should be 
installed for all front doors, rear doors and French windows. Including any easily accessible 
windows, e.g. those above flat roof door hoods or porches, ground floor balconies (as 
shown for the flats) and any first floor balconies, if these can be easily reached, it may for 
example be possible to use the balcony supports and railings as climbing aids to upper 
levels. 

 The use of laminated glazing is recommended. 
 Undercroft parking areas can attract all kinds of crime and anti-social behaviour (ASB).  

Recommends that the undercroft parking area be secured with automated gates or roller 
shutters. It should not be possible for pedestrians to bypass the gates/shutters, if there are 
any gaps in the walls that would allow this, grilles or similar should be installed in the 
interests of security. 

 Lighting. Unable to locate a lighting plan. 

8. SOUTHERN WATER ADVICE

Southern Water advises:

A formal application for connection to the public sewerage system is required in order to service 
this development. Please read our New Connections Services Charging Arrangements documents 
which has now been published and is available to read on our website via the following link 
https://beta.southernwater.co.uk/infrastructure-charges

Initial investigations indicate that there are no public surface water sewers in the area to serve this 
development. Alternative means of draining surface water from this development are required. 
This should not involve disposal to a public foul sewer.

Southern Water notes that the planning application form makes reference to drainage using 
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Sustainable Urban Drainage Systems (SUDS).  Under current legislation and guidance SUDS rely 
upon facilities which are not adoptable by sewerage undertakers. Therefore, the applicant will 
need to ensure that arrangements exist for the long term maintenance of the SUDS facilities. It is 
critical that the effectiveness of these systems is maintained in perpetuity. Good management will 
avoid flooding from the proposed surface water system, which may result in the inundation of the 
foul sewerage system.

Thus, where a SUDS scheme is to be implemented, the drainage details submitted to the Local 
Planning Authority should:
- Specify the responsibilities of each party for the implementation of the SUDS scheme
- Specify a timetable for implementation
- Provide a management and maintenance plan for the lifetime of the development.

This should include the arrangements for adoption by any public authority or statutory undertaker 
and any other arrangements to secure the operation of the scheme throughout its lifetime.

The drainage design should ensure that no groundwater and/or land drainage will enter the public 
sewerage network.

Southern Water comments that this initial assessment does not prejudice any future assessment 
or commit to any adoption agreements under Section 104 of the Water Industry Act 1991. Non-
compliance with Sewers for Adoption standards will preclude future adoption of the foul and 
surface water sewerage network on site. The design of drainage should ensure that no 
groundwater or land drainage is to enter public sewers.

The proposed development has not been identified and allocated for development by the Local 
Planning Authority, and therefore Southern Water has not had reasonable time to make provision 
for the additional treatment capacity that is necessary to service this development. As treatment 
capacity is not available to serve the development, Southern Water would regard the development 
as premature.

Following initial investigations, Southern Water can provide a water supply to the site.  Southern 
Water requires a formal application for connection and on-site mains to be made by the applicant 
or developer
 
Southern Water points out that the proposed development would lie within a Source Protection 
Zone around one of Southern Water's public water supply sources as defined under the 
Environment Agency’s Groundwater Protection Policy.

9 SUPERFAST FIBRE OPTIC BROADBAND

Kent County Council recommends that all developers work with a telecommunication partner or 
subcontractor in the early stages of planning for any new development to make sure that gigabit 
capable fibre to the premise Broadband connections. Access to gigabit broadband is an essential 
utility for all new homes and businesses and given the same importance as water or power in any 
development design. Please liaise with a telecom provider to decide the appropriate solution for 
this development and the availability of the nearest gigabit connection. We understand that major 
telecommunication providers are now offering fibre to the premise broadband connections free of 
charge to the developer. For advice on how to proceed with providing broadband access please 
contact broadband@kent.gov.uk

10 SECTION 106 AGREEMENT
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For the avoidance of any doubt this planning permission is accompanied by a s106 legal 
agreement that covers the provision of affordable housing on the site, the provision of financial 
contributions to Gravesham Borough Council and Kent County Council towards community 
infrastructure and SAMMS mitigation, a financial contribution to the NHS for health care provision 
and management and maintenance of the open amenity areas and the provision and maintenance 
of a public art display within the site.

11 PRE-COMMENCEMENT CONDITIONS

Pursuant to the Town and Country Planning (Pre-Commencement Conditions) Regulations 2018 
introduced on 1 October 2018 the following planning conditions (conditions 3, 5, 7, 8, 9, and 19) 
attached to this permission are pre-commencement conditions and have been agreed as such by 
the applicants.

It is agreed that the requirements of those planning conditions (including the timing of compliance) 
are so fundamental to the development permitted that such details must be submitted prior to the 
works commencing on site.

12. NAMING AND NUMBERING

As a result of the changes to this land/property, it appears that a change has to be made to the 
national property gazetteer.  It is a legal requirement that a property or premises is registered.
 
The Naming and Numbering Certificate, when issued, will reduce location or delivery problems via 
Royal Mail or other carriers, and importantly for the Police, Ambulance, and Fire & Rescue 
services.  Registration is also necessary to register to vote, for utility connections, and will avoid 
duplicate addresses.
 
The Naming and Numbering service is provided by the Borough Council, and the schedule of 
charges is enclosed, which should be used for your application.  Please submit the application and 
the requisite fee in accordance with the guidance on the form.  The on-line form is available at the 
Planning/House Numbering page of the council's web-site http://www.local.gravesham.gov.uk/

______________________________________________________________________________
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SUMMARY SUPPLEMENTARY REPORT TO AGENDA ITEM 5 (d)

Application Ref: 20181271

Site Address: Land At Coldharbour Road Northfleet Gravesend Kent DA11 8AB

Application 
Description:

Erection of a Foodstore (Use Class A1 - Retail) and business units 
providing employment floorspace (to be used flexibly within Use Classes 
B1(c), B2 and B8 - light industrial, general industrial and storage and 
distribution including the provision for ancillary retail sales to facilitate
specialist, trade counter operations); creation of new infrastructure 
including a pedestrian footway / cycleway and 'toucan' crossing on 
Coldharbour Road, access, car parking and servicing; hard and soft 
landscaping and associated retaining structures and ground works.

Applicant: Kier Property Developments Limited (Kier)

Agent: Chris Moore/Tim Price, Savills UK Ltd

Ward: Painters Ash and adjoining Coldharbour and Woodlands Wards

Parish: Non-Parish Area

Decision due date: 21 March 2019 but the application is subject to a Planning Performance 
Agreement (PPA)

Publicity expiry date: Original - 08 February 2019; Revised - 22 November 2019

Decision Level: Planning Regulatory Board - 08 January 2020

Reason for referral:
Major Development; development not in accordance with the 
development plan; Cllr Shane Mochrie-Cox comments as adjoining ward 
councillor

Recommendation: PERMISSION subject to conditions, reasons and informatives  

_____________________________________________________________________________________________

Summary of Reasons for Supplementary Report

This supplementary report sets out the detailed recommendation to the Board including the 
recommended planning conditions, reasons and informatives.  The extent of the draft 
conditions, including the pre-commencement conditions, has been generally agreed with the 
applicants although the detailed wording of a few of the conditions remains to be agreed.  

There have been no additional consultation responses or further neighbour representations that 
have been received since the publication of the main report. 

It is therefore recommended that the officer recommendation remains as set out in the main 
report that PLANNING PERMISSION be granted subject to the planning conditions, reasons 
and informatives in this supplementary report.
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____________________________________________________________________________

MAIN SUPPLEMENTARY REPORT

1. DETAILED RECOMMENDATION

PERMISSION subject to conditions, reasons and informatives, following notification to 
the Secretary of State

CONDITIONS AND REASONS 

Time Limit Condition 

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 this permission is granted.

Reason: In pursuance of section 91 of the Town and Country Planning Act 1990 as amended 
by Section 51 of the Planning and Compulsory Purchase Act 2004.

Approved Plans and Particulars

2. The development hereby permitted shall be carried out only in precise accordance with the 
following approved details, plans and specifications:

Drawing No 18031-0201 Rev P-00: Site Location Plan;
Drawing No 18031-0301 Rev P-05: Proposed Site Plan;
Drawing No 18031-0321 Rev P-02: Proposed Elevations - Lidl;
Drawing No 18031-0322 Rev P-02: Proposed Elevations - Trade City;
Drawing No 18031-0331 Rev P-02: Proposed Sections; and
Drawing No 818-MP-01 Rev G: Landscape Masterplan

and those approved pursuant to any conditions contained herein after and there shall be no 
deviation therefrom. 

Reason: In order to ensure the development is implemented on the basis of the scheme as 
submitted and assessed in the interests of proper planning and in accordance with Policy CS19 
of the Gravesham Local Plan Core Strategy (September 2014).

Controls over the Construction of the Development 

Code of Construction Practice/Construction Management Plan

3. No works shall commence on site until a Code of Construction Practice/Construction 
Management Plan has been submitted to and approved in writing by the Local Planning 
Authority, in consultation with Highways England. The construction of the development shall be 
carried out in accordance with the approved Construction Management Plan for the duration of 
the construction unless otherwise agreed in writing by the Local Planning Authority, in 
consultation with Highways England.

The Code of Construction Practice/Construction Management Plan shall include details, where 
relevant, of the following, including any other measures deemed reasonably necessary:

Page 36



(a)  Suitable mitigation measures to minimise noise pollution and vibration during the 
construction phase including the insulation of fixed plant and the silencing of vehicles and 
mobile machinery;
(b)  A Dust Management Plan to minimise emissions to air and to prevent nuisance from wind-
blown dust including fencing and the dampening down with water of excavated construction 
and cover materials on site, and other areas traversed by plant vehicles and machinery; 
(c)  A Construction Traffic Management Plan covering: 

- Details of numbers and routeing of construction and delivery vehicles to / from site
- Parking and turning areas for construction and delivery vehicles and site personnel
- Type and location of wheel washing and chassis cleaning facilities;
- Temporary traffic management / signage

(d)  Details of the location of the proposed construction compound;
(e)  Details of security fencing;
(f)   Details of stockpile areas for building materials or for fill or removed top soil;
(g)  A Construction Drainage Design Plan to identify the required devices to prevent 
construction run off from flowing into existing drainage;
(h)  Ecological mitigation measures;
(i)   Measures to be undertaken to protect any public sewers and water apparatus;
(j)   Details of vibration monitoring and mitigation during any necessary piling works;
(k)  Details of the location, form and visual appearance of any site hoardings along road 
frontages and public footpaths;
(l)   Details of temporary construction or security lighting; and 
(m) Monitoring and review provisions with the Local Planning Authority.

Reason: To ensure that construction of the development does not result in avoidable 
congestion on the A2 Trunk Road and the local highway network, to ensure that the A2 Trunk 
Road continues to be an effective part of the national system of routes for through traffic in 
accordance with section 10 of the Highways Act 1980 and to satisfy the reasonable 
requirements of road safety; and to protect the amenity of local residents and businesses and 
protected species and to mitigate the risks to groundwater, in accordance with adopted 
Gravesham Local Plan Core Strategy Policies CS11 (Transport), CS12 (Green Infrastructure) 
and CS19 (Development and Design Principles).

Hours of Construction

4. No construction activities in connection with the development of the site including any 
preparatory earthworks shall take place on site except between the following times:

07.30 a.m. and 6.00 p.m. on weekdays
08.00 a.m. and 1.00 p.m. on Saturdays

No construction activities shall take place at any other time including Sundays, Bank or Public 
Holidays, without the prior approval of the Local Planning Authority having first been obtained.

Reason: In the interests of residential amenity and pursuant to Gravesham Local Plan Core 
Strategy Policy CS19 (Development and Design Principles).

Restrictions and Limitations on the Use of and Operation of the Development  

Restriction on Use of the Food Retail Unit as a Limited Assorted Discounter Store 

5. The use of the retail foodstore as hereby permitted shall only be as a deep discount food 
retail store or Limited Assorted Discounter (LAD) for the sale of Class A1 food retail goods and 
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for no other purpose including any other purpose within Class A1 of Part A of the Schedule to 
the Town and Country Planning (Use Classes) Order 1987, as amended, or in any equivalent 
to that Class in any Order amending, revoking or re-enacting that Order, with or without 
modification. 

Reason: In accordance with the details submitted with this application and particularly as the 
supporting traffic generation/trip rate data supplied relates specifically to the use of the 
premises as a deep discount food retailer or Limited Assorted Discounter (LAD) and in order 
that either that the use of the premises by a different foodstore operator with a different 
business model or trading characteristics or a different Class A1 retailer may be the subject of a 
separate planning application which the Local Planning Authority would wish to consider on its 
merits and likely different impacts in relation to traffic generation and traffic safety, parking 
demand and impact on the Gravesend town centre shopping area taking into account national 
planning policy in the National Planning Policy Framework (NPPF) and adopted Gravesham 
Local Plan Core Strategy policies CS08: Retail, Leisure and the Hierarchy of Centres, CS11: 
Transport and saved polices T5 and P3 of the Gravesham Local Plan First Review (1994).

Restriction on Extent of Sales Area and Comparison Sales of the Food Retail Unit

6.   The retail foodstore as hereby permitted shall have a maximum total sales area of not more 
than 1324 sq. m. net of which no more than 20% of the total net sales area shall be used for 
ancillary sale and display of non-food (comparison) goods unless a specific grant of planning 
permission has been given by the Local Planning Authority to vary either the total sales 
floorspace or the extent of non-food goods.

Reason: In accordance with the details submitted with this application and in order that either 
the use of the premises for a greater food retail sales area or for general retail sales may be the 
subject of a separate planning application which the Local Planning Authority would wish to 
consider on its merits and likely different impacts in relation to traffic generation and traffic 
safety, parking demand and impact on the Gravesend town centre shopping area taking into 
account national planning policy in the National Planning Policy Framework (NPPF) and 
adopted Gravesham Local Plan Core Strategy policies CS08: Retail, Leisure and the Hierarchy 
of Centres, CS11: Transport and saved polices T5 and P3 of the Gravesham Local Plan First 
Review (1994).

No Subdivision of the Food Retail Unit

7. Notwithstanding the provisions of section 55 (2) (a) of the Town and Country Planning Act 
1990 the food retail unit as hereby permitted for use as a deep discount food retail store or 
Limited Assorted Discounter (LAD) for the sale of Class A1 food goods, shall not be 
subsequently subdivided to create smaller Class A1 retail units unless a specific grant of 
planning permission has been given by the Local Planning Authority.

Reason: In order to ensure that any subdivision of the retail unit may be the subject of a 
separate planning application which the Local Planning Authority would wish to consider on its 
merits having regard to traffic generation and safety, parking demand and provision and impact 
on the Gravesend town centre shopping area taking into account national planning policy in the 
NPPF and adopted Gravesham Local Plan Core Strategy policies CS08: Retail, Leisure and 
the Hierarchy of Centres, CS11: Transport and saved polices T5 and P3 of the Gravesham 
Local Plan First Review (1994).

Business Units - Use Restriction to B1 (c), B2 and B8
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8. The business units as hereby permitted shall be built for and used for purposes within 
Classes B1 (c), B2 or B8, namely as light industrial, general industrial and storage and 
distribution, of the Schedule to the Town and Country Planning (Use Classes) Order 1987, as 
amended, or in any provision equivalent to those Classes in any Order amending, revoking or 
re-enacting that Order with or without modification; and notwithstanding the provisions of Article 
3 of and Parts 3 and 4 of Schedule 2 to the Town and Country Planning (General Permitted 
Development) (England) Order 2015, as amended, or in any provision equivalent to that Order 
amending, revoking or re-enacting that Order with or without modification, the business units 
shall not subsequently be used for any other purpose other than those uses for which they are 
hereby permitted.

Reason: In accordance with the details submitted within the application and pursuant to 
Gravesham Local Plan Core Strategy Policies CS07 (Economy, Employment and Skills) and 
CS21 (Land at Coldharbour Road Key Site).

Business Units - Trade Counter Restriction 

9. A maximum of 15% of the total floorspace of each of the business units as hereby permitted 
may be used for ancillary retail sales and only as part of a Trade Counter operation.

Reason: In accordance with the details submitted within the application and pursuant to 
Gravesham Local Plan Core Strategy Policies CS07 (Economy, Employment and Skills) and 
CS21 (Land at Coldharbour Road Key Site).

Business Units - Restriction on the Range of Goods and Services Provided  

10. Notwithstanding the provisions of Article 3 of  Part 3  of Schedule 2 to the Town and 
Country Planning (General Permitted Development) (England) Order 2015, as amended, and 
Class A1 of Part A of the Schedule to the Town and Country Planning (Use Classes) Order 
1987, as amended, or in any equivalent to that Classes in any Order amending, revoking or re-
enacting those Orders, with or without modification, the range of goods to be sold as ancillary 
retail sales from those business units that include a trade counter operation shall be limited to 
the following goods and services:

 DIY, hardware, tools, machinery and related products 
 Plumbing and heating products 
 Electrical goods 
 Tiles and other floorcovering and related products 
 Garden machinery and goods, and related products 
 Tool hire 
 Painting and decorating supplies
 Furniture (self-assembly and fitted)

For the avoidance of doubt none of the business units shall be used for the boarding of animals 
or the storage of animals for wholesale.

Reason: In order that any other uses of the business units may be the subject of a separate 
planning application which the Local Planning Authority would wish to consider on its merits 
having regard to traffic generation and safety, parking demand and impact on the Gravesend 
town centre shopping area taking into account national planning policy in the NPPF and 
adopted Gravesham Local Plan Core Strategy policies CS08: Retail, Leisure and the Hierarchy 
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of Centres, CS11: Transport and saved polices T5 and P3 of the Gravesham Local Plan First 
Review (1994).

No Mezzanines other than as shown unless details submitted; or modification or extension

11. Notwithstanding the provisions of Article 3 of and Part 7 of Schedule 2 to the Town and 
Country Planning (General Permitted Development) (England) Order 2015, as amended, or any 
Order amending, revoking and re-enacting that Order, with or without modification, and also 
notwithstanding section 55 (2) (a) of the Town and Country Planning Act 1990, no extension or 
enlargement of the retail unit and business units and no mezzanine floor shall be constructed 
within the units (other than as shown in the approved drawings) unless a specific grant of 
planning permission has been given by the Local Planning Authority

Reason: In order to ensure that any enlargement of the retail and business units may be the 
subject of a separate planning application which the Local Planning Authority would wish to 
consider on its merits having regard to traffic generation and safety, parking demand and 
impact on the Gravesend town centre shopping area taking into account national planning 
policy in the NPPF and adopted Gravesham Local Plan Core Strategy policies CS08: Retail, 
Leisure and the Hierarchy of Centres, CS11: Transport and saved polices T5 and P3 of the 
Gravesham Local Plan First Review (1994).

No shop trolley stores or click and collect facilities unless details submitted 

12. Notwithstanding the provisions of Article 3 of and Part 7 Classes B and C of Schedule 2 to 
the Town and Country Planning (General Permitted Development) (England) Order 2015 as 
amended, or in any provision equivalent to those Classes in any Order amending, revoking or 
re-enacting that Order with or without modification, no shop trolley stores or click and collect 
facilities shall be provided externally to the food retail unit hereby permitted unless a specific 
grant of planning permission has been given by the Local Planning Authority.

Reason: In order to assess the impact of such facilities in visual terms and in relation to parking 
demand and availability pursuant to Gravesham Local Plan Core Strategy policy CS19: 
Development and Design Principles and saved policy P3 of the Gravesham Local Plan First 
Review (1994) and the Kent Vehicle Parking Standards (SPG 4 published in 2003 and adopted 
in 2006).

Restriction on Hours of Use 

13. The food retail store shall be open to the public during the following hours:

08:00 to 22:00 Monday to Saturday
10:00 to 16:00 Sundays

The business (Trade City) units shall operate during the following hours:

07:00 to 20:00 Monday to Saturday
10:00 to 16:00 Sunday

Reason: In order to safeguard local residential amenity and pursuant to Gravesham Local Plan 
Core Strategy Policy CS19: Development and Design Principles.
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Restriction on External Storage  

14. No external storage of goods or materials in connection with the operation of the food retail 
unit and business units shall take place at any time within the open parts of the site including 
the customer/staff car parks.

Reason: In order to safeguard the living conditions of the occupants of nearby residential 
properties and in the interest of visual amenity and pursuant to Gravesham Local Plan Core 
Strategy Policy CS19: Development and Design Principles.

Design and Detailed External Appearance 

Submission of Details of Ground Levels and Floor Levels 

15. Notwithstanding the details shown in the approved drawings no development shall 
commence until full details including section drawings of the ground levels of the site including 
to the parking areas and servicing arrangements and of the ground floor levels of the proposed 
buildings on the site as hereby permitted and details of any earth retention measures have 
been submitted to and approved in writing by the Local Planning Authority; the development 
shall be carried out in accordance with the approved details before the first occupation of any 
part of the development. 

Reason: No such details have been submitted and to ensure the development contributes to 
local character and local visual amenity and protects the privacy and amenity of adjoining 
premises and pursuant to Gravesham Local Core Strategy Policy CS19: Development and 
Design Principles and section 12 (Achieving well-designed places) of the NPPF.

Submission of Detail of Materials and Surface Treatments

16. Before the commencement of any above ground works and notwithstanding the details as 
shown in the approved plans and other supporting documents full details including samples as 
necessary of the external facing materials and all external surface treatments shall be 
submitted for the approval of the Local Planning Authority; the development shall be carried out 
in accordance with the approved details before the first occupation of any part of the 
development.  

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Submission of Details of Boundary Treatments 

17. Before the commencement of any above ground works and notwithstanding the details as 
shown in the approved plans and other supporting documents full details of the boundary 
treatments to the site shall be submitted for the approval of the Local Planning Authority; the 
development shall be carried out in accordance with the approved details before the first 
occupation of any part of the development; the submitted details shall take into account the 
boundary treatment and security recommendations as set out in the consultation comments 
from the Kent Police Designing Out Crime Officer. 

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles. and 
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section 12 (Achieving well-designed places) of the NPPF and section 17 of the Crime and 
Disorder Act.

No Additional Hardstandings to be formed

18. No additional hardstanding areas, parking areas or hard surfaced areas, other than as 
shown in the approved drawings or submitted pursuant to any condition in this consent, shall be 
formed or provided unless a specific grant of planning permission has been given by the Local 
Planning Authority.

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Details of Waste Management and Refuse  

19. Notwithstanding the details shown in the approved drawings and other supporting 
documents and before the commencement of any above ground works full details of the waste 
management and refuse arrangements for storage and disposal of refuse/waste including 
excess packaging for both the food retail store and the business units shall be submitted for the 
approval of the Local Planning Authority; the development shall be carried out in accordance 
with the approved details before the first occupation of any part of the development and 
thereafter retained.  

Reason: In the interests of visual amenity and to ensure a high quality of design pursuant to 
Gravesham Local Plan Core Strategy Policy CS19: Development and Design Principles and 
section 12 (Achieving well-designed places) of the NPPF.

Archaeology

20. Prior to commencement of development, the applicant, or their agents or successors in title, 
shall secure 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 in 
accordance with adopted Gravesham Local Plan Core Strategy Policies CS19: Development and 
Design Principles and CS20 (Heritage and the Historic Environment), saved Gravesham Local 
Plan First Review Policy TC7 and section 16 (Conserving and Enhancing the Historic 
Environment) of the NPPF.

Footpath

21. No above ground development shall take place over the line Public Footpath NG20 within the 
application site until confirmation of the order permanently extinguishing it has been notified to the 
Local Planning Authority in writing.

Reason: To ensure that public rights of way are properly safeguarded in the public interest and 
pursuant to policies CS11 (Transport) and CS12 (Green Infrastructure) of the Gravesham Local 
Plan Core Strategy (September 2014).
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Contamination and Remediation 

Submission of a Contamination Remediation Strategy 

22. No development approved by this permission shall be commenced prior to a contamination 
remediation strategy (in accordance with the CLEA guidelines and CLR 11 methodology), being 
submitted to the Local Planning Authority for approval.

a)  Approved remediation works shall be carried out in full on site under a quality assurance 
scheme to demonstrate compliance with the proposed methodology and best practice guidance).  
If during any works contamination is encountered which has not previously been identified then 
the additional contamination shall be fully assessed and an appropriate remediation scheme 
agreed with the Local Planning Authority.

b)  Upon completion of the works, this condition shall not be discharged until a closure report has 
been submitted to and approved by the Local Planning Authority.  The closure report shall include 
details of the proposed remediation works and the quality assurance certificates to show that the 
works have been carried out in full in accordance with the approved methodology.  Details of any 
post remediation sampling and analysis to show the site has reached the required clean-up criteria 
shall be included in the closure report together with the necessary documentation detailing what 
waste materials have been removed from the site.

c)  Where applicable, a monitoring and maintenance scheme to include monitoring the long-term 
effectiveness of the proposed remediation over an agreed period of time, and the provision of 
reports on the same, must be prepared and approved in writing by the local planning authority.

Following completion of the measures identified in that scheme, and when the remediation 
objectives have been achieved, reports that demonstrate the effectiveness of the monitoring and 
maintenance carried out must be produced and submitted to the local planning authority.

Reason: To ensure that any risks from land contamination to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and ecological 
systems, and to ensure that the development can be carried out safely without unacceptable risks 
to workers, neighbours and other off-site receptors, having regard to policies CS18 and CS19 of 
the Gravesham Local Plan Core Strategy (September 2014).

Unsuspected Contamination

23. 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 a remediation strategy detailing how this contamination will be 
dealt with has been submitted to and approved in writing by the Local Planning Authority. The 
remediation strategy shall be implemented as approved.

Reason: To ensure that the development does not contribute to, or is not put at unacceptable risk 
from, or adversely affected by, unacceptable levels of water pollution from previously unidentified 
contamination sources at the development site in line with paragraph 109 of the National Planning 
Policy Framework.

Drainage and Surface Water Protection

Prevention of Water Pollution - No infiltration of surface water drainage
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24. No infiltration of surface water drainage into the ground is permitted other than with the written 
consent of the Local Planning Authority. The development shall be carried out in accordance with 
the approved details. 

Reason: To ensure that the development does not contribute to, or is not put at unacceptable risk 
from, or adversely affected by, unacceptable levels of water pollution caused by mobilised 
contaminants in line with paragraph 170 of the National Planning Policy Framework. 

Provision of Sustainable Surface Water Drainage Scheme (SUDS)

25. Development shall not begin in any phase until a detailed sustainable surface water drainage 
scheme for the site has been submitted to (and approved in writing by) the Local Planning 
Authority. The detailed drainage scheme shall demonstrate that the surface water generated by 
this development (for all rainfall durations and intensities up to and including the climate change 
adjusted critical 100 year storm) can be accommodated and disposed of within the curtilage of the 
site without increase to flood risk on or off-site. 

The drainage scheme shall also demonstrate (with reference to published guidance): 
 That silt and pollutants resulting from the site use can be adequately managed to ensure 

there is no pollution risk to receiving waters.
 Appropriate operational, maintenance and access requirements for each drainage feature 

or SuDS component are adequately considered, including any proposed arrangements for 
future adoption by any public body or statutory undertaker. 

The drainage scheme shall be implemented in accordance with the approved details. 

Reason: To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of on/off site 
flooding. These details and accompanying calculations are required prior to the commencement of 
the development as they form an intrinsic part of the proposal, the approval of which cannot be 
disaggregated from the carrying out of the rest of the development.

Submission of a Verification Report for Surface Water Drainage System 

26. No building on any phase (or within an agreed implementation schedule) of the development 
hereby permitted shall be occupied until a Verification Report, pertaining to the surface water 
drainage system and prepared by a suitably competent person, has been submitted to and 
approved by the Local Planning Authority. The Report shall demonstrate the suitable modelled 
operation of the drainage system where the system constructed is different to that approved. The 
Report shall contain information and evidence (including photographs) of details and locations of 
inlets, outlets and control structures; landscape plans; full as built drawings; information pertinent 
to the installation of those items identified on the critical drainage assets drawing; and, the 
submission of an operation and maintenance manual for the sustainable drainage scheme as 
constructed.

Reason: To ensure that flood risks from development to the future users of the land and 
neighbouring land are minimised, together with those risks to controlled waters, property and 
ecological systems, and to ensure that the development as constructed is compliant with and 
subsequently maintained pursuant to the requirements of paragraph 165 of the National Planning 
Policy Framework.
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Means of Foul and Surface Water Sewerage Disposal

27. Construction of the development shall not commence until details of the proposed means of 
foul and surface water sewerage disposal have been submitted to, and approved in writing by, the 
Local Planning Authority in consultation with Southern Water; the development shall be 
implemented in accordance with the approved details before the first occupation of any part of the 
development. 

Reason: To ensure that an acceptable means of foul disposal for the development is agreed with 
the sewerage undertaker and in accordance with Policy CS18 of Gravesham Core Strategy 
Gravesham Local Plan: Core Strategy (September 2014 and Section 94 of the Water Industries 
Act 1991.

Noise Impact

Noise from Plant or Equipment

28. The rating level of the noise emitted from any plant or equipment associated with the proposed 
use shall not exceed existing background level (LA90) at nearest noise sensitive premises when 
assessed in accordance with BS4142:2014.

Reason: In order to protect the residential amenity of nearby residents and pursuant to 
Gravesham Local Plan Core Strategy Policy CS19 (Development and Design Principles).

29. The development as hereby permitted including the food retail unit and the business (Trade 
City) units shall be designed and built to ensure that the internal noise levels in accordance with 
the guidance of BS8233:2014 are achieved.  

Reason: In order to protect both the working amenity of those working at the development as well 
as those in surrounding residential developments and pursuant to Gravesham Local Plan Core 
Strategy Policy CS19 (Development and Design Principles).

Loudspeakers

30. Save for the case of emergencies external loudspeakers shall not be used on the site without 
the prior written approval of the Local Planning Authority having first been obtained.

Reason: In order to protect the residential amenity of nearby residents and pursuant to 
Gravesham Local Plan Core Strategy Policy CS19 (Development and Design Principles).

Highways and Parking 

Highway Works  

31. No part of the development hereby permitted shall be brought into use until the completion and 
opening to public traffic of the full scheme of highways works as shown on Milestone Transport 
Planning Drawing No. 18076/011 Rev F ‘Proposed Consolidated S278 Works’ (submitted on 08 
January 2020) and Milestone Transport Planning Drawing Ref. 18076/007 Rev. A ‘Proposed S278 
Works to Coldharbour Road’ (Appendix 15 to the Addendum Report to Updated Transport 
Assessment October 2019), or a scheme or schemes to a similar effect as may be agreed by the 
Local Planning Authority in consultation with Highways England and the Local Highway Authority. 
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Reason: In the interests of highway and pedestrian safety on the local highway network and 
pursuant to Gravesham Local Plan Core Strategy policy CS11: Transport, saved polices T1 and 
T5 of the Gravesham Local Plan First Review (1994) and Section 9: Promoting sustainable 
transport of the National Planning Policy Framework (NPPF); and to ensure that the A2 Trunk 
Road continues to be an effective part of the national system of routes for through traffic in 
accordance with section 10 of the Highways Act 1980 and to satisfy the reasonable requirements 
of road safety. 

Travel Plan

32. Notwithstanding the revised Framework Travel Plan accompanying the application the 
development shall not be brought into use until a full and final workplace Travel Plan, detailing the 
measures designed to help and thereafter maintain a model shift in favour of reduced reliance on 
private car usage for travel to and from the development, has been submitted to and approved in 
writing by the Local Planning Authority. The Travel Plan shall include, amongst other things, the 
appointment of a Travel Plan Co-ordinator, objectives and modal-split targets, a programme of 
implementation and provision for monitoring, review and improvement.  All elements of the Travel 
Plan shall continue to be implemented at all times following its approval for as long as any part of 
the development is occupied or used.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: Transport 
and Section 9: Promoting sustainable transport of the National Planning Policy Framework 
(NPPF).

Commercial Delivery Service Vehicle Management Plan 

33.  The use of the retail food unit and the business units as hereby permitted shall not commence 
until a Commercial Delivery Service Vehicle Management Plan (DSMP) has been submitted to 
and approved in writing by the Local Planning Authority.  The DSMP shall include the timing and 
control of deliveries and turning arrangements for all parts of the development.  Any measures 
described in the DSMP shall be implemented within the time period identified within the DSMP and 
maintained thereafter in accordance with the approved details.  

Reason: In order to protect the residential amenity of nearby residents pursuant to Gravesham 
Local Plan Core Strategy Policy CS19 (Development and Design Principles) and to safeguard the 
efficient operation of areas intended for vehicular access, customer parking, circulation and the 
servicing of the retail and businesses units pursuant to Gravesham Local Plan Core Strategy 
policy CS11: Transport.

Parking Provision and Retention 

34. The area shown on the approved site layout drawing (Drawing No 18031-0301 Rev P-05: 
Proposed Site Plan) as car parking, circulation, and vehicle turning shall be formed, surfaced, 
drained and marked out in accordance with the details so shown before the buildings are first 
brought into use for the uses as hereby permitted; the area so shown shall be used as such and 
retained at all times for access, parking and turning; and no development, whether or not 
permitted by the Town and Country Planning (General Permitted Development) Order 2015, as 
amended, or any provision equivalent to that order in any order amending, revoking or re-enacting 
that order with or without modification, shall be carried out on the site in such a manner or in such 
a position as to preclude the use of or access to the reserved vehicle parking and turning areas.
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Reason: To ensure sufficient off street car parking provision is available to serve the development, 
in accordance with Policy CS11 of the Gravesham Local Plan: Core Strategy (September 2014), 
saved Policy P3 of Gravesham Local Plan First Review (1994) and the adopted vehicle parking 
standards (SPG 4).

Cycle Parking Provision and Retention 

35. The cycle parking facilities to serve both the food retail unit and the business units, as shown 
on the submitted drawings and other accompanying documents, and which shall be both secure 
and weatherproof, shall be implemented and made available for such use before the buildings are 
first brought into use for the uses as hereby permitted; thereafter the cycle parking facilities shall 
be permanently retained.

Reason: To encourage the use of a sustainable and environmentally acceptable mode of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: Transport, 
Policy CS19: Development and Design Principles and the adopted vehicle parking standards 
(SPG 4).

Electric Vehicle Charging Points 

36. Details for the provision and permanent retention of charging points for electric vehicles for 
both the food retail unit car park and the business units car park shall be submitted for the 
approval of the Local Planning Authority; such provision shall include active charging points and 
provision of cabling to enable future charging facilities to be installed; each charging point should 
be able to accommodate a useable supply of 7kW; such provision shall be implemented prior to 
the first occupation of any part of the development hereby permitted and therefore permanently 
retained and maintained.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Gravesham Local Plan Core Strategy Policy CS11: Transport, 
Policy CS18: Climate Change and Policy CS19: Development and Design Principles.

Lighting of the Car Parking Areas

37. Notwithstanding the details as shown on the submitted drawings and other accompanying 
documents full details of the lighting of both the car parking areas for the food retail unit and the 
business units and for any other parts of the site shall be submitted for the approval of the Local 
Planning Authority and shall be carried out in accordance with the approved details before the first 
occupation of any part of the development.

Reason: In order to ensure the development does not cause harm to residential amenity by 
reason of the installation of intrusive lighting and in accordance Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

Home Delivery 

38. No Home Delivery Service shall take place from the food retail unit unless adequate space is 
provided for parking and loading and details are first submitted to and approved in writing by the 
Local Planning Authority.
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Reason: To ensure sufficient off street car parking provision is available to serve the development, 
in accordance with Policy CS11 of the Gravesham Local Plan: Core Strategy (September 2014), 
saved Policy P3 of Gravesham Local Plan First Review (1994) and the adopted vehicle parking 
standards (SPG 4).

Sustainability

39. Notwithstanding the details as set out in the Energy and Sustainability Statement Rev C by 
CHB Sustainability (ref CHBS-MH-18033-1-C) dated 05 December 2018 full details of the 
sustainability measures to be incorporated in the development herby permitted shall be submitted 
for the approval of the Local Planning Authority before the commencement of any above ground 
works

Reason: To ensure that the development of the site promotes sustainability measures, in 
accordance with adopted Gravesham Local Plan Core Strategy Policy CS18 (Climate Change).

Landscaping and Trees

Retention and Protection of Trees

40. Any retained trees and hedges on the site shall be protected during all construction works in 
accordance with the details set out in accordance with Appendix 5 of the Arboricultural Impact 
Assessment by Tamla Trees December 2018
 
Reason: In the interests of visual amenity and pursuant to Gravesham Local Core Strategy Policy 
CS19: Development and Design Principles.

Soft Landscaping Scheme 

41. Prior to the first occupation of the development hereby approved, and unless otherwise agreed 
in writing by the Local Planning Authority, full details of soft landscaping for the development shall 
be submitted to and approved in writing by the Local Planning Authority. The scheme shall include 
the type and species of planting to be carried out, to include their quantity and size as well as 
arrangements for aftercare. Thereafter the approved soft landscaping scheme shall be carried out 
in full during the first available planting season following first occupation of the development. Any 
trees or plants that die, are damaged, removed or become diseased within five years from the 
date that the development is first brought into use shall be replaced with a species of a similar size 
and species during the next available planting season; the scheme shall incorporate measures for 
soil retention on the eastern boundary of the site.

Reason: To ensure that the landscaped elements of the scheme as proposed are properly 
designed and suitably implemented in the interests of visual amenity in accordance with Policy 
CS19 of the Gravesham Local Plan Core Strategy (September 2014).

Ecology

Reptile Translocation

42. Prior to the commencement of development (including site clearance), the reptiles within the 
application site shall be captured and relocated to the identified receptor site as shown within the 
submitted Reptile Receptor Site Assessment (Calumma Ecological Services, 29 January 2019) 
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and in accordance with good practice guidelines. The receptor site shall be prepared and 
managed appropriately for the translocated reptiles, and thereafter retained. Details of the 
completed translocation shall be submitted to, and approved in writing by, the Local Planning 
Authority.

Reason: The proposed works will remove habitat that has suitable potential for reptiles. Reptiles 
have been found within the site and mitigation is required to prevent an offence under relevant 
wildlife legislation pursuant to the requirements of Gravesham Local Plan Core Strategy Policy 
CS12 (Green Infrastructure).

Ecological Enhancement Plan 

43. Prior to the first occupation of the development, an Ecological Enhancement Plan detailing the 
enhancement of biodiversity, including bat and bird boxes, use of native species in landscaping 
and incorporation of features beneficial to wildlife wherever possible within and around the 
perimeter of the site, together with details of the timing/phasing of the respective elements forming 
the scheme and proposed management arrangements, shall be submitted to and approved in 
writing by the Local Planning Authority. The approved scheme shall be fully implemented prior to 
the first occupation of the development hereby approved, and thereafter maintained.

Reason: In the interests of protecting wildlife and encouraging biodiversity and pursuant to the 
requirements of Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure).

Lighting Design Strategy for Biodiversity

44. No development shall take place until a “lighting design strategy for biodiversity” for the site 
boundaries has been submitted to and approved in writing by the Local Planning Authority. The 
lighting strategy shall: 

 Identify those areas/features on site that are particularly sensitive for bats and that are 
likely to cause disturbance in or around their breeding sites and resting places or along 
important routes used to access key areas of their territory; 

 Show how and where external lighting will be installed so that it can be clearly 
demonstrated that areas to be lit will not disturb or prevent the above species using their 
territory; and, 

All external lighting shall be installed in accordance with the specifications and locations set out in 
the strategy and these shall be maintained thereafter in accordance with the strategy.”

Reason: In the interests of protecting wildlife and encouraging biodiversity and pursuant to the 
requirements of Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure).  Bats 
are sensitive to light pollution and the introduction of artificial light might mean such species are 
disturbed and/or discouraged from using the commuting routes (hedgerows and tree lines), 
established flyways or foraging areas. Such disturbance can constitute an offence under relevant 
wildlife legislation. 

Note: Additional Condition still to be drafted and agreed

Delivery of Both Elements of the Development

45.  An additional planning condition to be drafted to secure that the development of the food retail 
store is not built and occupied until the business employment floorspace on the remainder of the 
site is also delivered 
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----------------------------------------------------------------------------------------------------------------------------------

INFORMATIVES

1.         STATUS OF SUBMITTED PLANS AND DOCUMENTS 

Plans and Documents submitted for Approval 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for approval and were taken into account in making the decision:

Planning Application Form and Certificates; 

Application Drawings

• Drawing No 18031-0201 Rev P-00: Site Location Plan;
• Drawing No 18031-0301 Rev P-05: Proposed Site Plan;
• Drawing No 18031-0321 Rev P-02: Proposed Elevations - Lidl;
• Drawing No 18031-0322 Rev P-02: Proposed Elevations - Trade City;
• Drawing No 18031-0331 Rev P-02: Proposed Sections; and
• Drawing No 818-MP-01 Rev G: Landscape Masterplan

Supporting Documents - Transport

• Transport Statement and appendices, revised, by Milestone Transport Planning (MTP Ref: 
18-076 rev F) 10 May 2019;

• Addendum Report to Updated Transport Assessment, including appendices, by Milestone 
Transport Planning (MTP Ref: 18-076 Rev D) (October 2019);

Plans and Documents submitted for Information 

For the avoidance of doubt the following plans and documents were submitted in support of the 
application for information and were taken into account in the determination of the application:

Covering Letters

• Covering Letter dated 06 December 2018 by Savills;
• Covering Letter dated 07 May 2019 by Savills;
• Covering Letter dated 07 October 2019 by Savills;

Supporting Documents - Planning/Retail/Employment

• Planning and Retail Statement by Savills December 2018;
• Office Market: Supply, Demand and Viability Report, Gravesend by Savills dated 

November 2018;
• New Speculative Office Development in Gravesend Report by Savills dated 20 November 

2018;
• New Speculative Office Development in Gravesend - Sensitivity Analysis Report by Savills 

dated 20 November 2018;

Supporting Documents - Transport

• Framework Workplace Travel Plan, revised, by Milestone Transport Planning (MTP Ref: 
18-076 Rev D) 03 May 2019;
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• Transport Statement Non-Technical Summary, by Milestone Transport Planning October 
2019 (Revision C);  

Supporting Documents - Design/Landscaping 

• Design and Access Statement by Corstophine + Wright Architects (ref 18031-DAS-P-02) 
dated 20 September 2019;

• Landscape and Visual Appraisal (ref 818-LVA 2018.11.29) by Indigo Landscape Architects 
Ltd, December 2018;

• Supplementary Landscape Information by Indigo Landscape Architects Ltd, November 
2018;

• Landscape and Visual Appraisal Addendum (ref 818-LVA 2019-09-23) by Indigo 
Landscape Architects Ltd, September 2019;

Ecology

• Preliminary Ecological Appraisal by Environmental Assessment Services Ltd (ref 
Kier/Gravesend/Eco) dated May 2018;

• Reptile Survey by Calumma Ecological Services (Ref 1819/12/1) dated 28 June 2018;
• Reptile Receptor Site Assessment, revised, by Calumma Ecological Services (Ref 

1819/24/6) dated 29 January 2019

Drainage and Ground Conditions
 
• Flood Risk Assessment by Hydrock (Doc ref: 09062-HYD-XX-XX-RP-D-5001) dated 20 

September 2018;
• Desk Study and Ground Investigation Report by Hydrock (Hydrock Ref: C-09062-C; BIM 

Ref: CHG-HYD-XX-GI-RP-GE-0001) November 2018 (including Detailed Unexploded 
Ordnance Risk Assessment, by 1st Line Defence (ref EP6554-00) 01 June 2018;

• Foul & Surface Water Drainage Strategy by Hydrock (Hydrock Ref: 09062-HYD-XX-ZZ-
RP-C-0001) dated 26 April 2019;

Environmental 

• Noise Planning Report by Hydrock (Doc ref: CHG-HYD-ZZ-XX-RP-Y-1001) dated 24 
September 2018;

• Air Quality Assessment (revised) by Hydrock (Doc ref: CHG-HYD-XX-XX-RP-YA-2003) 
dated 20 March 2019;

Utilities and Energy 

• Energy and Sustainability Statement Rev C by CHB Sustainability (ref CHBS-MH-18033-1-
C) dated 05 December 2018;

• Utilities Statement, prepared by CHBS (ref: IJ/BM/9125) dated 07 November 2018;

Archaeology 

• Written Scheme of Investigation (WSI) for Archaeological Evaluation by Wessex 
Archaeology (Document Ref.: 208581.01) August 2018;

• Archaeological Desk-Based Assessment by Wessex Archaeology (Ref: 208580.02) 
October 2018;

• Archaeological Evaluation by Wessex Archaeology (Ref: 208581.3) November 2018;

Trees
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• Arboricultural Impact Assessment (Ref 02954Rv4) by Tamla Trees Consulting Arborists 
December 2018;

Community Consultation 

• Statement of Community Involvement by Four Communications plc, November 2018;

2. DEVIATION FROM THE APPROVED PLANS

Deviation from or amendment to the approved plans could require a further application and 
permission/consent.  In the event that any change is proposed, applicants and builders are 
advised to seek advice from the Local Planning Authority.  Proceeding without the necessary 
permissions or consents could result in enforcement action.

3. BUILDING REGULATIONS CONSENT

The granting of planning permission is independent from the granting of Building Regulations 
consent (which may, or may not, be required).  In the event of a change to the scheme granted 
planning permission being required to satisfy the Building Regulations, applicants are advised to 
seek advice from the Local Planning Authority [as proceeding without the necessary permissions 
could nullify this permission].

4.         STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION-TAKING 

In accordance with Article 35 (2) of the Town and Country Planning (Development Management 
Procedure) (England) Order 2015 (as amended), and paragraph 38 of the National Planning 
Policy Framework (NPPF) 2018, the Local Planning Authority has approached the assessment 
and determination of this application in a positive and creative way and, where appropriate, has 
worked pro-actively with the applicant to secure a development that is sustainable and that 
improves the economic, social and environmental conditions of the area, and that is in accordance 
with the Development Plan for the area.

This has involved extensive discussions and negotiations during the processing of the planning 
application in a collaborative manner in order to address the various consultations and neighbour 
concerns. 

The application was considered by the Borough Council’s Regulatory Board (Planning Committee) 
where the applicant/agent had the opportunity to address the committee and promote the 
application.

5. PRE-COMMENCEMENT CONDITIONS

Pursuant to the Town and Country Planning (Pre-Commencement Conditions) Regulations 2018 
introduced on 1 October 2018 the following planning conditions (conditions 3, 15, 20, 22, 25, 27, 
28, 43 and 45) attached to this permission are pre-commencement conditions and have been 
agreed as such by the applicants.

It is agreed that the requirements of those planning conditions (including the timing of compliance) 
are so fundamental to the development permitted that such details must be submitted prior to the 
works commencing on site.
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6. HIGHWAYS AND TRANSPORTATION 

No works shall commence on the public highway without prior agreement of KCC's Agreements 
team.  A Section 278 Agreement or similar will be required. 

It is the responsibility of the applicant to ensure, before any development is commenced, that all 
necessary highway approvals and consents where required are obtained and that the limits of 
highway boundary are clearly established in order to avoid any enforcement action being taken by 
the Highway Authority. 

Across the county there are pieces of land next to private homes and gardens that do not look like 
roads or pavements but are actually part of the road. This is called 'highway land'. Some of this 
land is owned by The Kent County Council (KCC) whilst some are owned by third party owners. 
Irrespective of the ownership, this land may have 'highway rights' over the topsoil. Information 
about how to clarify the highway boundary can be found at http://www.kent.gov.uk/roads-and-
travel/what-we-look-after/highway-land 

The applicant must also ensure that the details shown on the approved plans agree in every 
aspect with those approved under such legislation and common law. It is therefore important for 
the applicant to contact KCC Highways and Transportation to progress this aspect of the works 
prior to commencement on site.

7. ENVIRONMENT AGENCY REQUIREMENTS

The applicant’s attention is drawn to the following advice of the Environment Agency:

Only clean uncontaminated water should drain to the surface water system. Roof drainage shall 
drain directly to the surface water system (entering after the pollution prevention measures). 
Appropriate pollution control methods (such as trapped gullies and interceptors) should be used 
for drainage from access roads and car parking areas to prevent hydrocarbons from entering the 
surface water system. Drainage from service yards may require additional measures such as in-
line storage and pollution control valves. Yard drainage from some types of business use may 
require formal EA discharge permits if vehicle areas discharge to ground. Foul sewer provision. 

We assume foul will connect to the local foul drainage network. No other foul option is likely to be 
acceptable at this location.

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, the Environment Agency should be contacted for advice at an early stage to 
avoid any delays.
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The Environment Agency recommends that developers should refer to:
 the Position statement on the Definition of Waste: Development Industry Code of 

Practice and;
 The Environmental regulations page on GOV.UK

8 SOUTHERN WATER ADVICE

Southern Water advises that the exact position of the public water main must be determined on 
site by the applicant before the layout of the proposed development is finalised.

Construction over or within the standoff distance of public water mains will not be permitted. 
Southern Water requests that this application is not determined until such time as the applicant 
produces a suitable layout. If planning permission were to be granted, Southern Water (as the 
statutory sewerage undertaker) would request that the Council (as the Building Control Authority) 
refuse Building Regulations approval on the grounds that building over the public water distribution 
main cannot be permitted. In order to progress the proposed development on the site, the layout 
must be amended. Please note: 

1. The water distribution and trunk mains require a clearance of 6 metres either side of the water 
main to protect it from construction works and allow for future access for maintenance. No 
development or new tree planting should be located within 6 metres either side of the centreline of 
the public water main 

2. No new soakaways should be located within 5 metres of a public water trunk and distribution 
mains. 

3. New water mains should be located in the public highway 

4. All other existing infrastructure should be protected during the course of construction works.

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 Southern Water, Sparrowgrove House Sparrowgrove, Otterbourne, 
Hampshire SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk”.

A formal application for connection to the public sewerage system is required in order to service 
this development, please contact Southern Water, Sparrowgrove House, Sparrowgrove, 
Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk.  Please 
read Southern Water New Connections Services Charging Arrangements documents which has 
now been published and is available to read on the Southern Water website via the following link 
https://beta.southernwater.co.uk/infrastructurecharges

A formal application for connection to the water supply is required in order to service this 
development. Please contact Southern Water, Sparrowgrove House Sparrowgrove, Otterbourne, 
Hampshire SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk .

9. ECOLOGY

Invasive Species 
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The site has potential for populations of invasive non-native species listed on schedule 9 of the 
wildlife and countryside act 1981 (as amended). This legislation makes it an offence to plant or 
otherwise cause these invasive species to grow in the wild. Planning consent for a development 
does not provide a defence against prosecution under this act. Measures will need to be 
undertaken to ensure that any invasive species are identified and eradicated prior to the 
commencement of the development to ensure that no offences occur.

Breeding Birds

The applicant is reminded that, under the Wildlife and Countryside Act 1981, as amended (section 
1), it is an offence to remove, damage or destroy the nest of any wild bird while that nest is in use 
or being built. Planning consent for a development does not provide a defence against prosecution 
under this act. Trees and scrub are likely to contain nesting birds between 1st March and 31st 
August inclusive. Trees and an unmanaged hedgerow are present on the application site and are 
to be assumed to contain nesting birds between the above dates, unless a recent survey has been 
undertaken by a competent ecologist to assess the nesting bird activity on site during this period 
and has shown it is absolutely certain that nesting birds are not present.

10. ADVERTISEMENTS 

For the avoidance of doubt the applicants are advised that this permission does not grant consent 
for or give approval to the display of and the locations for the display of advertisements and 
signage as shown in the approved drawings and supporting documents, for which a separate 
express consent will be required pursuant to the Town and Country Planning (Control of 
Advertisements) (England) Regulations 2007, as amended.

11. KENT POLICE CRIME PREVENTION DESIGN ADVICE

The applicants are advised of the following design advice from Kent Police with regard to Crime 
Prevention through Environmental Design (CPTED)

Recommends that appropriate boundary treatments (gating and fencing 2m in height or higher) be 
installed to protect the sides and rear of the proposed six business units in the interests of 
security. It should not be possible for anyone unauthorised to gain access to these areas, 
particularly given the proximity of the existing footpath that runs along the Eastern boundary of the 
site, between this and the existing Travelodge and Toby Carvery sites.

Two sets of vehicle prevention gates or swinging arm type barriers that can be locked open or 
closed, with integral height restriction barriers should be installed to protect the main food store car 
park and the business unit parking areas, particularly at the close of business, to prevent/deter 
anti-social vehicle misuse, fly tipping etc.

12. PROPOSED HIGHWAY IMPROVEMENT WORKS ON THE MORRISON’S DUMBBELL 
ACCESS ROAD

The applicants shall use reasonable endeavours and at their expense to deliver the proposed 
highway improvement works on the Morrison’s Dumbbell Access Road as shown on Milestone 
Transport Planning Drawing Ref. 18076/004 Rev. B ‘Proposed Improvements to Morrison’s 
Dumbbell Roundabout’ (Appendix 13 to the Addendum Report to Updated Transport Assessment 
October 2019), or any variation of those works agreed in writing by the Local Planning Authority 
prior to first occupation of either the food store or business units, whichever may occur first.
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13. LOCAL EMPLOYMENT AND TRAINING PLAN

The applicants shall use reasonable endeavours to adopt a Local Employment and Training Plan 
that aims to maximise the opportunities for local residents and businesses to access employment 
offered by the construction and operational phases of the development and such plan to be 
submitted to and approved in writing by the Local Planning Authority. 

The Plan shall include measures to provide the following:

(i)  Identification of key objectives and targets of the Plan;
(ii) Promoting employment within the locality such as using local job shops and providing 
apprenticeship opportunities;
(iii) Employment and training pro-forma for contractors and developers to provide upon tendering, 
to encourage use of appropriate local labour;
(iv) To ensure the owner and contractors work directly with local employment and training 
agencies;
(v) To provide training opportunities in respect of any new jobs created (for both construction and 
operational phases); and
(vi) Arrangements for monitoring and reviewing the Plan against its specified objectives and 
targets, including provision of an annual monitoring report to analyse the number of local residents 
and contractors employed on the site.

______________________________________________________________________________
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