
SUMMARY REPORT
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 Recommendation

The application site is located on the south side of Coldharbour Road located between Morrison’s 
supermarket to the west and the Toby Carvery and Travelodge Hotel to the east.

The proposal is for a mixed development of a discount retail foodstore of 2,125m² Gross Internal 
Area (GIA) plus 121 car parking spaces, 4 motorcycle spaces and 20 cycle spaces to be built on 
the western half of the site and intended to be occupied by Lidl who would trade from the unit, in 
addition to their existing enlarged unit at Imperial Retail Park as a Limited Assorted Discounter 
(LAD); and the provision of employment floorspace in the form of a ‘Trade City’ concept of 3,210 
m² GIA to be used flexibly within Use Classes B1 (c), (light industrial), B2 (General industrial) and 
B8 (warehousing) plus 52 vehicle parking spaces, 4 motorcycle spaces and 20 cycle spaces on 
the eastern half of the site and comprising 6 individual units (440m² to 515m² GIA), each with first 
floor office of 60m² and each to have provision for ancillary retail sales to facilitate specialist trade 
counter operations.



The site has been the subject of three previous outline planning applications by Capital Space for 
an enterprise centre or incubation space providing a range of small business units for small 
businesses to grow and thrive rather than an industrial estate.  Outline planning permission was 
given by the Borough Council in 2007 and 2010 and most recently a resolution to grant outline 
permission was made by this Board in May 2018 subject to a legal agreement providing for 
£50,000 towards transport measures.

The site is allocated within the Gravesham Local Plan Core Strategy, as adopted September 
2014, under Policy CS21 (Land at Coldharbour Road Key Site).  In respect of the land south of 
Coldharbour Road this states:

This will provide office and light industrial development in the form of an enterprise 
centre/incubation space of approximately 5,050 sq. m gross with pedestrian links to surrounding 
developments which provide facilities for workers and visitors.

The principle of the development of this site for business use has therefore been accepted.

The site is within a sustainable location and the combined use of the site for both a retail unit 
(anticipated occupier: Lidl) and employment units (Kier Trade City) will generate employment both 
during the construction phase and thereafter in the ensuing operational phase.

The application proposals whilst meeting the employment requirements of the local policy being 
generally in line with Gravesham Local Plan Core Strategy policy CS07 (Economy, Employment 
and Skills) are nevertheless at odds with the specific land use allocation and therefore contrary to 
the adopted development plan.

Notwithstanding this, the application has been assessed as to whether the particular mix of uses 
would be acceptable in wider policy terms, both in terms of retail and employment policies and the 
policy allocation and whether that specific allocation is likely to succeed and therefore is a viable 
option for the site and how that might compare in viability terms with the development mix as now 
proposed.  

The key planning considerations are:
• The Principle of the Development and Conformity with Planning Policy
• Impact on Character of the Area/Visual Impact and Design and Layout
• Transport and Parking Impacts
• Environmental Impacts and Impacts on Local Amenity
• Other Material Planning Considerations and Technical Matters - Ecology, Archaeology, 

Landscaping and Trees, Impact on Public Footpath, Sustainability, Air Quality, and 
Drainage

The Principle of the Development and Conformity with Planning Policy

As part of the process of assessment of the policy implications of this development as well as 
considering the development plan, the Council’s own planning policy advice, the responses 
received from various consultees and the ‘neighbour’ type representations that have been 
received the Borough Council sought independent specialist advice from Avison Young (formerly 
GVA) on two technical matters - retail policies and viability.

The applicants accept that the site is ‘out of centre’ and have therefore undertaken a sequential 
assessment in accordance with the NPPF (paragraph 86) and GBC Core Strategy Policy CS08 
(Retail, Leisure and the Hierarchy of Centres).  An impact test to consider the impact of the 
development on town centre vitality/viability and investment has also been submitted.



The conclusions of the Council’s consultants were that none of the sites either in the applicant’s 
retail statement or as suggested by officers were suitable or available alternatives to the 
application site and that sufficient information had been provided to demonstrate compliance with 
policy CS08 in the Gravesham Local Plan Core Strategy and paragraphs 86 and 87 of the NPPF 
in terms of the sequential assessment.

In terms of the impact test the Council’s consultant’s conclusions were that whilst there would be a 
small impact upon the town centre it was unlikely to be a significant adverse impact if subject to 
suitable controls being imposed.  

There is sufficient evidence that supports the provision of additional food retail floorspace within 
the Borough which this proposal can meet.

In respect of viability considerations, the consultants concluded that the allocated scheme for the 
site (as an enterprise centre) would not be a viable option.

Impact on Character of the Area/Visual Impact and Design and Layout

Whilst it is acknowledged that the development will result in a significant quantum and massing of 
built development on the site it is considered that with the design improvements that have been 
achieved and with significant landscaping of the site the development would conform to Policy 
CS19 of the Gravesham Local Plan Core Strategy (LPCS) and Section 12 (Paragraphs 124 - 132: 
Achieving well-designed places) of the NPPF and can potentially make a positive contribution to 
the street scene, the quality of the public realm and the character of the area.

Transport and Parking Impacts

The revised Transport Assessment (TA) offers significant highway mitigation and offsite highway 
works to make the development acceptable in highway terms.

The highway network in Coldharbour Road and the surrounding area is highly sensitive, and the 
analysis of the impact of traffic generation on the network is complex and relies on a range of 
industry standard and widely accepted modelling techniques and that the estimates relating to 
traffic generation, traffic accumulation, and traffic queuing as a result of the proposed development 
are predictions rather than necessarily giving an accurate picture but they carry significant weight 
in the overall analysis as against what might be the public perception of traffic impacts on the 
network.  What is clear from the modelling and analysis is that without the development as 
proposed and the necessary mitigation simply based on predicted traffic growth in the local area 
this may result in a worse position in terms of traffic impacts than with the development and the 
associated mitigation by the base year of 2028.  

There are no overriding highway objections raised by either the GBC Highways Development 
Management Officer, Kent Highways and Transportation or Highways England and there are now 
no technical reasons to object to the development in highway or parking terms with the TA 
demonstrating that there are no residual cumulative impacts in terms of highway safety or the 
operational capacity of the surrounding transport network.  Therefore there is no overriding conflict 
with Local Plan Core Strategy Policy CS11, saved transport policies in the Local Plan First Review 
and the impacts in traffic terms would not be severe and thus there is no conflict with the National 
Planning Policy Framework (NPPF), and notably paragraph 109.

Environmental Impacts and Impacts on Local Amenity

It is considered that subject to suitable controls the development will not result in material harm to 
local amenity and therefore would accord with Policy CS19 (LPCS) and paragraph 127 of the 
NPPF.



Other Material Planning Issues and Other Technical Matters

The assessment of the various documents and supporting information and the consultation 
responses received indicate that there are no reasons to object to the development in respect of 
Ecology, Archaeology, Landscaping and Trees, Impact on Public Footpath, Sustainability, Air 
Quality, and Drainage matters.

Balancing Exercise 

In weighing all the issues carefully and notwithstanding the adopted development plan allocation 
and preference of the site being retained as a future site for much needed incubator/enterprise 
space for business start-ups it is considered that the balance is tilted in favour of the development 
and therefore it is recommended that planning permission is granted subject to conditions, 
reasons and informatives.  The development as proposed will provide new floorspace within the 
Borough, a significant number of jobs both in construction and in connection with the future use of 
the site, enhancements to the cycle and footpath network and off site highway improvements that 
may have some wider benefits and overall will accord with the NPPF presumption in favour of 
granting planning permission for sustainable economic development.   

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

MAIN REPORT

1. Site Description 

1.1 The application site is located on the south side of Coldharbour Road and west of the A227 
Wrotham Road.  It has a site area of 1.68 hectares (4.15 acres) as shown in the red line 
plan accompanying the application. 

1.2 It is located between Morrison’s food supermarket to the west and the Toby Carvery, a 
single storey restaurant which opened in 2013, and behind it the four storey Travelodge 
Hotel, which opened in January 2018, both to the east.  The Morrison’s supermarket was 
originally Safeway’s which first opened in 1994 following the transfer of the Safeway store 
from the town centre (in the former Anglesea Centre, now Thamesgate Centre)  

1.3 The application site is currently an uncultivated greenfield plot of land but was formerly 
farmed in conjunction with the larger area of agricultural land opposite on the north side of 
Coldharbour Road, but which has been the subject of a recent planning permission for 
residential development for 400 new homes granted to Bovis and Persimmon Homes, the 
development of that site having commenced in summer 2019 following extensive 
archaeological investigation works. 

1.4 The application site slopes down from west to east towards Wrotham Road and also 
slightly upwards from north to south.

1.5 The western boundary of the site is formed by a one way spur road in a dumbbell 
roundabout fashion coming south from the 4-arm roundabout on Coldharbour Road into 
the Morrison’s store.  The spur road includes an unused stub arm that was pre-built at the 
same time to provide vehicular access and pedestrian access to the future development of 
the current application site.  The northern stub arm directly off the Coldharbour Road 
roundabout which was also pre-built for future development is now providing the main 
vehicular access into the Bovis and Persimmon residential development.



1.6 The northern boundary of the site is defined by Coldharbour Road but there is no footway 
on this side between Morrison’s and the Toby Carvery only a narrow grass verge but there 
is some street lighting within the verge.   Beyond Coldharbour Road is open land and 
housing. To the north west of the site and opposite the Morrison’s store is the Ellenor 
Hospice.

1.7 The site adjoins the A2 Activity Park/Cyclopark car park to the south.

1.8 Immediately adjacent to the eastern boundary of the site is a 3m wide cycleway and 
footpath linking Coldharbour Road with the Cyclopark.

 
1.9 There is a tree screen on the southern boundary adjacent to the Cyclopark and some 

scattered trees in the grass highway verge on the north side of the field and some trees in 
a more scrubby part of the site at the western end where the land has not been cultivated.

1.10 There is a bus stop and layby next to the eastern end of the Morrison’s store adjacent to 
the spur road and also a glass recycling centre.

1.11 A public footpath NG20 runs through the site in a diagonal route running from north-west to 
south east.

1.12 Coldharbour Road is part of a Schedule 2 classified highway (C364) and a local distributor 
route linking the A227 Wrotham Road, south of Gravesend with Northfleet and the A226 
Thames Way.  It is subject to a 30mph speed limit which changes to 40mph on approach 
to the A227 Wrotham Road roundabout.  It continues north-westwards beyond the 
Morrison’s roundabout providing access to the residential areas of Shears Green and Perry 
Street and onwards to Northfleet.

1.13 The application site was originally owned by the Trustees of the Colyer Fergusson 
Charitable Trust but was the subject of marketing in January 2018 by Caxtons and was 
subsequently acquired by the current applicants.  

1.14 The site has been the subject of some exploratory work undertaken by the current 
applicants in 2018 and for which some works of surfacing, earth movement and fencing 
were undertaken and which was the subject of a retrospective planning application 
approved in December 2018.

2. Planning History

Planning Applications

2.1 The planning history relating to the application site is as follows:

Land to north and south of Coldharbour Road

19910340: Outline application for development of land for:
Site A - Construction of new roundabout and modification to the layout of Coldharbour 
Road;
Site B - Provision of Business Park (Class B1 use); 
Site C - Residential development;
Site D - Provision of open space.

The application was submitted by Sir James Colyer Fergusson Charitable Trust.



The Borough Council resolved to grant outline planning permission in September 1992 
subject to the completion of a section 106 legal agreement.  The legal agreement was not 
entered into.  As a result of a change in the ruling group in 1997 the Council reconsidered 
the application and resolved on 12 September 1997 to refuse the application on the 
grounds the development was contrary to national planning policy for development of 
recycled urban land in preference to green field sites.

A subsequent appeal was dismissed 24.04.2002 (Appeal ref APP/K2230/A/98/292697) on 
the basis that Government Guidance required the prioritisation of previously developed 
land over Greenfield sites and there was uncertainty over whether there was a proven 
need to allocate the site at that time.

Land south of Coldharbour Road - The Application Site 

20070632: Outline application for the erection of offices and light industrial units with 
associated car parking and servicing with alterations to the vehicular access (up to 5,051 
sq. m of business units - 78 start up units).  Application submitted by Capital Enterprise 
Centres Limited.  Permitted subject to conditions 15.10.2007

20090751: Application for approval of condition 19 (i) of planning permission reference 
number 20070632 relating to the archaeological field evaluation and being a specification 
and timetable for archaeological works (in the form of a Written Scheme of Investigation) 
Application submitted by Capital Enterprise Centres Limited.  Approved subject to condition 
23.03.2010

20100764: Renewal of outline planning application number 20070632 for erection of office 
and light industrial units with associated car parking, servicing and alterations to the 
vehicular access (up to 5,051 sq. m of business units - 78 start up units).  Application 
submitted by Capital Enterprise Centres Limited.  Permitted subject to conditions 
13.10.2010

2.2 The planning conditions included a maximum limit of floorspace to be 5,051 sq. m and for 
business, light industrial or warehousing, no subsequent extension or internal alteration 
permitted to increase floorspace, no retail or wholesale sales to take place from the site 
and controls over noise, lighting etc. amongst other things

2.3 Both the 2007 and 2010 previous outline planning applications were determined at officer 
level without referral to the Council’s Regulatory Board for decision. The last outline 
consent in 2010 was not followed up with an application for reserved matters approval 
(detailed planning consent) and expired in October 2013.

20160721 - Capital Space

2.4 The most relevant and recent application for the development of this site is a planning 
application (20160721) from Capital Space (the same applicant as in the 2007 and 2010 
applications) and being an outline application with all matters reserved for the erection of 
offices, workshops and light industrial units with associated car parking, servicing and 
landscaping, with alterations to the vehicular access.

2.5 The application was a very similar proposal to the outline applications made by the same 
applicants as in 2007 and 2010 but which were never implemented. The previous 
permissions were not implemented due to the past economic downturn and the developer 
having been unable to secure bank funding to undertake the development.



2.6 The application when it was originally submitted in late July 2016 sought planning 
permission for up to 6,016 sq. m of offices, workshops and light industrial units, thus some 
965 sq. m of floorspace more than was originally permitted for this site.

2.7 This was revised in March 2018 following a number of amendments to the original 
documents including reducing the overall quantum of floorspace to up to 5,051 sq. m of 
offices, workshops and light industrial units, and being for flexible Use Class B1 (a) and B1 
(c) uses (general office and light industrial). In addition to the amendment reducing the 
overall quantum of floorspace the amendments included the offer of a £50,000 financial 
contribution to be secured under a s106 legal agreement to be used for either sustainable 
transport measures in the vicinity of the site or for the money to be made available to 
Highways England as a pooled contribution to works at the junction of the A227 Wrotham 
Road with the A2; and a commitment to a site wide Travel Plan to encourage more 
sustainable modes of travel.

2.8 Fundamentally what was proposed was an enterprise centre or incubation space providing 
a range of small business units for small businesses to grow and thrive rather than an 
industrial estate. It was anticipated that the development would provide 170 approx. full 
time employees, 85 approx. part time employees and the total full time equivalent of 210 
approx. employees and within a range of 6 buildings from one to three storeys in height.

2.9 The proposals indicated the provision in the region of 168 car parking spaces, allowing one 
space per 30 sq. m and with 10 wider bays to disabled standard. Approximately 30 cycle 
parking spaces would be provided - secure and undercover. The development would 
include 8 electric vehicle charging point spaces.

2.10 There had been only very limited local neighbour objections to the proposals principally in 
relation to traffic generation and environmental impacts. In respect of the latter no 
objections were raised by the Council’s environmental health officers but subject to the 
imposition of controls/conditions relating to uses, hours of use and noise.

2.11 The application was supported by a Transport Assessment (TA), updated as a result of the 
revised proposals. In respect of the strategic highway impacts of the development an 
earlier holding objection to the original development proposals in 2016 from Highways 
England relating to the impact of traffic on the A2 junctions had been withdrawn and they 
recommended that conditions be attached to any permission and a legal agreement be 
entered into to secure funding to sustainable transport measures or a pooled contribution 
to works to the A2 junction.

2.12 No objections on highway grounds were made by either Kent County Council Highways 
and Transportation or the GBC Highways Development Management Officer in terms of 
local highway impacts but subject to a number of conditions being imposed.

2.13 The application was reported to the Council’s Regulatory Board meeting on Wednesday 16 
May 2018 with the officer report recommending that Outline Planning Permission be 
GRANTED subject to planning conditions and the applicants entering into an s106 legal 
agreement. The officer report indicated that the development as now proposed was policy 
compliant with Policy CS21 of the Gravesham Local Plan Core Strategy adopted in 
September 2014, paragraph 4.8.14 It was also compliant with Policy CS07 (Economy, 
Employment and Skills).

2.14 It was RESOLVED that application 20160721 be DELEGATED to the Planning Manager, 
Development Management, in consultation with the Chair, for the issue of outline planning 
PERMISSION subject to:



(a) Minor amendments to the planning conditions to take account of the concerns of the 
Regulatory Board (Planning);
(b) Reasons and informatives as set out in the report; and
(c) To the completion of the legal agreement under s106 of the Town and Country Planning 
Act 1990 to secure a financial contribution of £50,000 to be used either by the County 
Council, as the Local Highway Authority, towards sustainable transport measures in the 
vicinity of the site, or for the Borough Council to make the money available to Highways 
England as a pooled contribution to work to improve the free flow of traffic at the 
A2/Wrotham Road junction, as such as agreement to be completed within 6 months of the 
date of the meeting of the Board, unless an alternative period is agreed in consultation with 
the Chair and the Shadow Chair of the Board.

2.15 The Council’s Legal Department was formally instructed to prepare the s106 legal 
agreement on 29 May 2018 although this has not progressed due to the marketing of the 
site and the current applicant subsequently acquiring the site and their interest in an 
alternative form of development as now proposed.

20181077 - Kier Property Limited

2.16 A retrospective planning application for engineering operations comprising removal of an 
earth bund and vegetation and retention of vehicular access, hard surface parking area 
and 2.4m high metal palisade security fencing and gates in connection with technical 
assessments of the site was submitted by the current applicants, Kier Property Limited, in 
October 2018.  The application was granted planning permission at officer level on 17 
December 2018 subject to conditions and informatives 

Pre-Application Enquiries

2.17 The following pre-application enquiries relating the current proposed development of this 
site have been received:

PRE20180222: Proposed re-development of site to comprise approximately 3,500sq.m of 
floorspace within Class B and 2,000 sq. m to be used as a retail foodstore within Class A1, 
associated car parking and servicing, hard and soft landscaping and a new pedestrian links 
to the adjacent commercial users.  

The planning officer response was sent 30 May 2018 and which concluded:

The proposals have been assessed against the relevant adopted Development Plan 
policies and national policies in the NPPF, highlighting those issues that you will need to 
address should you wish to submit a planning application.

It is however clear from the above analysis that there are overriding issues of principle and 
whilst the site is an allocated site for business use but specifically for light industrial and 
office development as an enterprise centre/incubation space of approximately 5,050 sq. m 
gross with pedestrian links to surrounding developments which provide facilities for 
workers and visitors, the development as proposed which introduces a significant retail 
component (2,000 sq. m) that is not otherwise allowed for under policy is not policy 
compliant and an application of this nature would therefore have to be treated as a 
departure from the local plan and could only be permitted where justified by other material 
considerations.

As it stands therefore the development is not likely to be supported in policy terms and 
there are concerns that jobs yields would be far lower for the retail element on this site and 



it would not match a similar sized wholly B Use Class development. The developer will also 
need to show that the proposal is compliant with the NPPF ‘sequential test’.

In highway terms the development is likely to have significant impacts on the local and 
strategic highway network and this has shown to be extremely sensitive and there is a 
clear concern (including from Councillors and the public) at the fragility of the network 
notwithstanding the development commitments made within the adopted development 
plan. There is a clear need for the developer to engage with both the strategic highway 
authority (Highways England) and the local highway authority (Kent County Council) before 
submitting a planning application in order to understand the scope of any highway 
assessment and what might be needed or whether it is possible to mitigate the impact of 
the development on both the local and strategic highway network. There also needs to be 
further work on whether the development to the scale proposed would work in parking 
terms.

There are numerous other issues that need to be addressed particularly in relation to the 
consultation responses and key issues identified.

PRE20180501: Proposed re-development to comprise 3,440 sq. m of floorspace to be 
used flexibly within Classes B1(b), B1(c), B2 and B8 and 2,125 sq. m (GIA) to be used as a 
discount retail foodstore within Class A1 (for Lidl), associated car parking and servicing, 
hard and soft landscaping and new pedestrian links to the adjacent commercial users.

The planning officer response was sent 01 November 2018 and which concluded:

The purpose of this response is not (as in the previous pre-application response - 
PRE20180222) to critically analyse and assess and make any judgements on the merits or 
otherwise of the proposals but to highlight various questions and queries that need to be 
considered and addressed by the developers in the event that a formal planning 
application is submitted.

The developers have already been made aware from the previous pre-application enquiry 
that in the Local Planning Authority’s opinion the development as proposed does not stand 
to be considered as being planning policy compliant and might therefore not be supported 
at officer level or Member level.

Planning History relating to Other Relevant Sites

Land north of Coldharbour Road

2.18 Land to the north extending to 17.46 hectares (43.14 acres) was the subject of an outline 
planning application (20141214) originally submitted to the Borough Council at the end of 
December 2014 and was reported to the Council’s Regulatory Board meeting on 3 June 
2015, where Members resolved, subject to the imposition of planning conditions and a 
s106 (of the 1990 Planning Act) legal agreement being entered into, to grant planning 
permission for up to 400 new homes, and associated infrastructure (including the provision 
of open space). The outline planning permission was finally issued on 11 January 2018 
following the signing and completion of the s106 legal agreement.

2.19 The detailed reserved matters application including application for the discharge of various 
planning conditions and being 20180041 for Reserved Matters Application for the approval 
of details of appearance, landscaping, layout and scale pursuant to outline planning 
permission reference number 20141214 for residential development for up to 400 new 
homes submitted by Bovis and Persimmon Homes was considered by the Council’s 



Regulatory Board meeting on 18 July 2018 and was approved subject to informatives. The 
site has been the subject of archaeological investigation.  Further planning applications 
have been submitted in 2019 to discharge other remaining pre-commencement conditions 
including the construction arrangements. 

Toby Carvery/Travelodge

2.20 An application in 2011 (20110398) being a hybrid application to include outline application 
for the erection of a new detached hotel building and a full planning application for the 
erection of a single storey building to provide an A3 restaurant (Toby Carvery) was granted 
planning permission in December 2011.  The restaurant has been built on the site and is 
now trading.  In 2014 an application was submitted (20141167) showing details of the 
layout, scale and appearance of the proposed hotel on the site to the rear of the Toby 
Carvery and being a four storey building as a 60 bed budget hotel.  This was approved in 
November 2015 and was built and completed in January 2018 for the Travelodge 
franchise.

AMF Bowling - Lidl

2.21 Planning permission was granted in 2018 (20170970) for change of use of premises from 
Use Class D2 (Assembly and Leisure) to Use Class A1 (Retail) at AMF Bowling Unit F 
Thames Way Gravesend as a Lidl food retail store. The unit has a gross floor area of 
2,335m² (25,135 sq. ft.). It was stated that the development would create 40 jobs 
compared to the 27 currently at the existing Lidl unit (Unit H or E2) at Imperial Retail Park. 

2.22 The permission for the new Lidl store has been implemented and the new store is now 
trading.  It should be noted that the floorspace of the new Lidl store in Thames Way 
(2,335m² gross) is slightly larger than that the subject of this current planning application at 
Coldharbour Road (2,125m² gross).

Heritage Quarter Gravesend

2.23 Planning permission was granted for a hybrid application (20120391) for mixed commercial 
and residential development within the town centre to Edinburgh House Estates on 1 May 
2014 including the western quarter (outline for retail, offices, food and drink and residential) 
and the eastern quarter (residential, restaurants and hotel) with a total of 10,500m² 
primarily comparison floorspace (of which possibly 3160m² to be convenience) and 
although the outline consent element (western quarter) has expired the full planning 
permission on the eastern quarter has lawfully commenced. 

2.24 The Council is in pre-application discussions with the developers (Reef Estates Ltd) over a 
fresh submission although the precise details and quantum of floorspace are not known at 
this stage. 

3. Proposal

General Proposals

3.1 This planning application is for the following development proposal:

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.

Submitted Documents

3.2 The documents and plans supporting the application, as subsequently revised in May and 
October 2019, are as follows:

Application Form/Covering Letters

 Planning Application Form and Certificates; 
 Covering Letter dated 06 December 2018 by Savills;
 Covering Letter dated 07 May 2019 by Savills;
 Covering Letter dated 07 October 2019 by Savills;

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 

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;

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;

Transport 

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

 Framework Workplace Travel Plan, revised, by Milestone Transport Planning (MTP 
Ref: 18-076 Rev D) 03 May 2019;



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

 Transport Statement Non-Technical Summary, by Milestone Transport Planning 
October 2019 (Revision C);  

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

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

Community Consultation 

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



Note:  Where plans/documents have been superseded in their entirety they have not been 
referred to above

Details of the Proposals 

3.3 The details of the proposals can be summarised as follows:

Retail floorspace

 Provision of a discount retail foodstore of 2,125m² Gross Internal Area (GIA) plus 121 
car parking spaces, 4 motorcycle spaces and 20 cycle spaces to be built on the 
western half of the site;

 Total net sales area of 1700 m²;  
 Convenience floorspace would be 80% (1360m²) with 20% (340m²) for comparison 

goods (household cleaning and health and beauty);
 Of the 121parking spaces, 7 would be disabled and 8 parent and child;
 Lidl would trade from the unit, in addition to their existing enlarged unit at Imperial 

Retail Park.  It would operate as a Limited Assortment Discounter (LAD), 
complementing rather than replicating the offer of main foodstores;

Employment Floorspace

 Provision of employment floorspace in the form of a ‘Trade City’ concept of 3,210 m² 
GIA to be used flexibly within Use Classes B1 (c), (light industrial), B2 (General 
industrial) and B8 (warehousing) plus 52 vehicle parking spaces, 4 motorcycle spaces 
and 20 cycle spaces on the eastern half of the site;

 6 individual units (440m² to 515m² GIA), each with first floor office of 60m².  Each to 
have provision for ancillary retail sales to facilitate specialist trade counter operations;

 No primary Class B1 (a) office to be provided;
 6 Electric Vehicle Charging Points (EVCP’s) to be provided;
 Each unit will be provided with a loading bay;
 The existing Trade City schemes within the UK comprise a range of national and local 

occupiers with existing tenants including:    
- Stiltz, Oxifree, Prodoor Limited and Clarkson Evans (Class B1c) 
- Corteq Systems Ltd, ATS, and Icon Global Machinery (Class B2); and 
- Toolstation, Edmundson Electrical, UKPR and ADI Global (Class B8);

 The range of goods could include 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 and Painting and decorating supplies

 The applicants would accept a limitation on a maximum of 15% of each unit being used 
for ancillary retail as part of a Trade Counter operation.

External Proposals 

 A 2m footway to be constructed on the western side of the site around the existing 
dumb bell roundabout arrangement to the Morrison’s store; 

 A 3m shared footway/cycleway to be constructed on the southern side of Coldharbour 
Road;

 A controlled toucan crossing to be provided across Coldharbour Road linked to a 
pedestrian access into the site near the shop entrance to the Lidl store;



 The existing Public Right of Way (PROW) crossing diagonally through the site to be 
extinguished and replaced by the shared footway/cycleway;

Design, Layout and Appearance 

3.4 The proposed layout of the development is shown below

         

3.5 It is indicated that because of the falls in the site existing levels would be regraded to 
achieve useable plateau levels and as a result there would be a retaining wall structure 
along the northern and western perimeter of the Lidl food store to facilitate the step in level 
between the Lidl and Trade City elements.

3.6 The Lidl unit would be single storey with a monopitch roof of a contemporary design and 
with a canopy feature wrapping around the north and west facades. The servicing to the 
Lidl unit will be on the south side of the building away from the new residential 
development to the north now under construction. There will be a small timber fenced plant 
enclosure on the southern side.

3.7 The Trade City terrace of six units will have glazed entry sections and sectional overhead 
doors to the main western elevations and with the eastern and western facades gable 
ended and with an external fabric originally indicating a mix of cladding materials, but this 
has more recently revised to include the use of brick in part to the elevations. 

Access

3.8 Vehicular access to the whole site to both the discount retail foodstore and the ‘Trade City’ 
units will be from the existing stub arm of the dumbbell roundabout arrangement that 
currently provides access to Morrison’s. The access road will provide two way movements.



3.9 Pedestrian routes will be defined within the site.  A disabled access will be provided from 
the north-west corner of the site.

3.10 The extinguishment of the small section of Public Right of Way (PROW) within the site will 
according to the applicants be compensated by the enhanced footway/cycleway provision 
on the southern side of Coldharbour Road.

Highways and Parking 

3.11 The application has been accompanied by a Transport Assessment (TA) and which has 
been the subject of significant revision, as well as extensive appendices and also a TA 
non-technical summary.  The revised TA shows that the employment use (Trade City) has 
the potential to generate 30 two-way person movements (20 being vehicular) during the 
AM peak and 20 two way person movements (14 being vehicular) in the PM peak.

3.12 The revised TA shows that the Lidl store has the potential to generate 133 two way person 
movements (83 being vehicular) during the AM peak and 308 two way person movements 
(180 being vehicular) during the PM peak.  

3.13 The parking analysis indicates a maximum demand for 18 parking spaces within the 
proposed Trade City over a typical weekday and 55 parking spaces (weekday) and 58 
parking spaces (weekends) at the Lidl store.

Ecology

3.14 The application is accompanied by an Ecological Assessment and a Preliminary Ecological 
Appraisal and site specific surveys undertaken, the latter of which has shown potential for 
a number of species including viviparous reptiles which would need to be translocated to a 
suitable local receptor site, originally being indicated as being Jeskyns Community 
Woodland but in a revised receptor site assessment report to Vinters Valley Local Nature 
Reserve at Maidstone.

Amenity Impacts - Noise

3.15 The application is accompanied by a Noise Impact Assessment.   This indicates that there 
would be no observable or significant increase either in the short or long term in noise 
levels at the nearest noise sensitive receptor.

Amenity Impacts - Lighting

3.16 The application is accompanied by a framework lighting strategy which indicates a mix of 
column and building mounted lights to be provided on the site with illumination of the Lidl 
car park at 10 lux average and Trade City forecourt of 20 lux.

Landscaping/Boundary Treatments 

3.17 Existing trees and hedging along the southern and south eastern boundaries of the site will 
be retained to maintain the buffer between the application site and the Cyclopark although 
it is noted that these largely lie outside of the red line site boundary.

3.18 There are proposed planted landscape zones to the western, northern and eastern 
boundaries.  Due to the levels of the site part of the site will be regraded such that the 
eastern boundary will be quite prominent and with a gradient of 1 in 2.5.



3.19 The width of the planted zone on the northern boundary varies from approx. 7m to the Kier 
Trade City units to 3m next to the Lidl store and its car park.

3.20 Boundary treatments include hedging to the main street frontage and some ranch style 
fencing.  There would be retaining wall structures within the Trade City car parking area 
due to the stepped levels of the site and these will incorporate planting beds to break up 
the appearance of the site.  

Environmental Impact Assessment (EIA) Screening 

3.21 Prior to the submission of this current planning application an application (20181176) for a 
request for a  screening opinion in respect of a development comprising a discount 
foodstore (Use Class A1 - shops) measuring 2,125 sq. m (GIA) with 122 car parking 
spaces, four motorcycle spaces and 20 cycle spaces;  and a Trade City concept scheme 
comprising 3,270 sq. m of floorspace, configured as six individual units, to be used flexibly 
within Use Classes B1(b) - research and development, B1(c) - light industrial, B2 - general 
industrial and B8 - storage and distribution, with provision for ancillary retail sales to 
facilitate specialist, trade counter operations, and served by 52 car parking spaces, four 
motorcycle spaces and 20 cycle spaces was submitted by Savills (UK) Ltd on behalf of 
Kier.

3.22 It was determined on 3 December 2018 that the development does not constitute EIA 
development, an Environmental Impact Assessment (EIA) was not required and a negative 
screening opinion was issued as the development was not likely to have significant 
environmental effects on the environment having regard to Regulation 5 (4) of the 2017 
EIA Regulations, the indicative thresholds and selection criteria for identification of and 
screening of Schedule 2 development requiring EIA as set out in paragraphs 1, 2 and 3 of 
Schedule 3 of the Regulations, and the advice in National Planning Practice Guidance

Planning Performance Agreement

3.23 The Borough Council has entered into a Planning Performance Agreement (PPA) with the 
applicants, Kier Property Developments Ltd, to deal with the application and its 
determination as efficiently as possible but that agreement has been entered into without 
prejudice to the determination of the application.

4. Planning Policy, Development Plan and other Material Considerations 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 
applications to be determined in accordance with the development plan unless material 
considerations indicate otherwise.  Where there are other material considerations, the 
development plan should be the starting point, and other material considerations should be 
taken into account in reaching a decision.  One such consideration will be whether the plan 
policies are relevant and up to date.  

4.2 The Development Plan for Gravesham therefore now comprises:-

• The Gravesham Local Plan Core Strategy (September 2014)
• Remaining Saved Policies of the Local Plan First Review (1994)
• Kent Minerals and Waste Local Plan 2013 - 2030 (July 2016)

4.3 There are a number of other planning policy documents which are of some relevance to 
the consideration of planning applications and are material considerations, including 
national planning advice and guidance in the National Planning Policy Framework (NPPF), 



the National Planning Practice Guidance (NPPG), and supplementary planning guidance 
and where they exist neighbourhood plans. There are currently no relevant neighbourhood 
plans.

4.4 Previous decisions on planning applications and appeals relating to the site and relevant 
case law etc. are also capable of being material considerations.

4.5 In addition, the Council has recently published a Regulation 18 (stage 1) consultation on its 
proposed Site Allocations and Development Management Policies DPD, which will in due 
course form part of and update the Gravesham local plan.  Under paragraph 216 of the 
NPPF, policies in this document may be accorded weight in the decision making process 
with this varying according to its stage of preparation; the extent to which there are 
unresolved objections; and the degree of consistency of policy with those in the 
Framework.

4.6 As the Site Allocations and Development Management Policies DPD is at a very early 
stage and the fact that the consultation is still on-going, the policies therein should at this 
stage be given very limited weight.  It should be noted, in any event, that many of the 
relevant policies reflect those set out in the Framework and for the purposes of this 
application these should be relied on instead.

Gravesham Local Plan Core Strategy, September 2014

4.7 The Core Strategy sets out the Council's spatial vision and strategic objectives for the 
Borough to 2028 and the policies which will deliver them. It identifies the main areas where 
major change is likely to take place and allocates sites which are key to achieving the 
strategy.

4.8 The development site is shown as being within the urban area, and fronting on to a local 
distributor on the highway network (Coldharbour Road) in the Gravesham Local Plan 
Policies Map.  It is also shown as being part of a Key Site (Policy CS21)

4.9 The most relevant policies from the adopted Core Strategy in relation to this development 
are as follows:

Core Strategy Policy CS01: Sustainable Development
Core Strategy Policy CS02: Scale and Distribution of Development
Core Strategy Policy CS07: Economy Employment and Skills
Core Strategy Policy CS08: Retail, Leisure and the Hierarchy of Centres
Core Strategy Policy CS10: Physical and Social Infrastructure
Core Strategy Policy CS11: Transport
Core Strategy Policy CS12: Green Infrastructure
Core Strategy Policy CS18: Climate Change
Core Strategy Policy CS19: Development and Design Principles
Core Strategy Policy CS20: Heritage and the Historic Environment
Core Strategy Policy CS21: Land at Coldharbour Road Key Site

4.10 Policy CS21 is particularly relevant.

Policy CS21: Land at Coldharbour Road Key Site states:

4.8.12 Development of the land at the Coldharbour Road Key Site will provide a mixed use 
development in accordance with the principles set out below:

Land north of Coldharbour Road



4.8.13 This will provide a residential development of around 500 dwellings with significant 
open space and biodiversity improvements and the provision of community facilities, 
potentially including a new primary school on-site. Off road pedestrian and cycle links will 
be provided in the eastern part of the site as part of suite of improved links facilitating 
connectivity between the town centre and the A2 corridor through the site.

Land south of Coldharbour Road

4.8.14 This will provide office and light industrial development in the form of an 
enterprise centre/incubation space of approximately 5,050 sq. m gross with 
pedestrian links to surrounding developments which provide facilities for workers 
and visitors.

   

Gravesham Local Plan First Review 1994

4.11 The Gravesham Local Plan First Review was originally adopted in November 1994.

4.12 A substantial number of policies of the Gravesham Local Plan First Review were saved by 
a Direction dated 25 September 2007 of the Secretary of State under paragraph 1 (3) of 
Schedule 8 to the Planning and Compulsory Purchase Act 2004 as transitional 
arrangements pending adoption of the Core Strategy.

4.13 Saved policies contained in the Gravesham Local Plan First Review should still be 
accorded significant weight, albeit that the weight accorded should be greater where 
policies are consistent with the National Planning Policy Framework (NPPF, paragraph 
215).



4.14 Those Local Plan First Review policies that remain in force are listed in Appendix 1 of the 
Local Plan Core Strategy.  The remaining saved policies will be replaced following the 
adoption of the Site Allocations and Development Management Policies Development Plan 
Document.

4.15 The following remaining saved policies are relevant to the consideration of this 
development:

Policy TC7: Other Archaeological Sites
Policy T1: Impact of Development on the Highway Network
Policy T5: New Accesses onto Highway Network
Policy P3: Policy for Vehicle Parking Standards

Gravesham Local Plan Regulation 18 Stage 1 Consultation Part 2: Development 
Management Policies Document April 2018 

4.16 The following draft policies are relevant to the consideration of this application: 

Proposed Policy DM 16 Transport Hierarchy 
Proposed Policy DM 17 Mitigating Transport Impacts 
Proposed Policy DM 18 New Accesses and Junctions 
Proposed Policy DM 19 Electric Vehicle Charging Points 
Proposed Policy DM 24: Trees, Hedgerows and Woodland 
Proposed Policy DM 35: Light Pollution 
Proposed Policy DM 36: Sunlight and Daylight within New Development 
Proposed Policy DM 37: Noise and Vibration 
Proposed Policy DM 45: Archaeology

National Planning Policy Guidance

The National Planning Policy Framework (NPPF)

4.17 The National Planning Policy Framework (NPPF) June 2019 is a material consideration.

4.18 At the heart of the NPPF is a presumption in favour of sustainable development (paragraph 
11) which means approving development proposals that accord with the development plan 
without delay and where there are no relevant development plan policies or where the 
policies are out of date planning permission should be granted unless policies of the 
Framework provide a clear reason for refusing the development such as where land is 
designated as Green Belt or any adverse impacts would so significantly and demonstrably 
outweigh the benefits or specific policies in the NPPF taken as a whole.

4.19 The NPPF includes (in paragraph 8) three overarching objectives to achieving sustainable 
development:

• An economic objective; 
• A social objective; and
• An environmental objective.

4.20 Numerous sections of the NPPF are directly relevant to the consideration of this 
development.  The following paragraphs are specifically highlighted as being of importance 
to the consideration of the development proposals, but it should not be taken that these are 
the only parts of the NPPF that need to be considered.



Section 4, Paragraphs 38 - 58: Decision Making
Section 6, Paragraphs 80 - 84: Building a Strong, Competitive Economy
Section 7, Paragraphs 85 - 90: Ensuring the Vitality of Town Centres 
Section 8, Paragraphs 91 - 101: Promoting healthy and safe communities
Section 9, Paragraphs 102-111: Promoting Sustainable Transport
Section 11, Paragraphs 117 - 123: Making effective use of land
Section 12, Paragraphs 124 - 132: Achieving well-designed places
Section 14, Paragraphs 148 - 169: Meeting the Challenge of Climate Change, Flooding 
and Coastal Change
Section 15, Paragraphs 170 - 183: Conserving and Enhancing the Natural Environment
Section 16, Paragraphs 184 - 202: Conserving and Enhancing the Historic Environment

The National Planning Practice Guidance (NPPG)

4.21 Planning Practice Guidance (http://planningguidance.planningportal.gov.uk/) supports and 
clarifies areas in the NPPF.

4.22 It contains guidance on assessing housing need; design; public consultation; open space 
provision in new development; travel plans, transport assessments and statements in 
decision-taking; health and wellbeing; water supply, wastewater and water quality; light 
pollution; determining a planning application; the use of planning conditions and viability, 
amongst other things.

4.23 The NPPG gives guidance on what is a material planning consideration in determining a 
planning application indicating that the impact of a development on the value of a 
neighbouring property or loss of private rights to light could not be material considerations.

4.24 The NPPG includes more detailed advice on the use of planning conditions (replacing the 
cancelled Circular 11/95).

The National Design Guide 01 October 2019

4.25 The National Design Guide (Planning practice guidance for beautiful, enduring and 
successful places) sets out ten characteristics of well-designed places based on planning 
policy expectations and is illustrated by projects that demonstrate good practice.  It should 
be read alongside the separate planning practice guidance (NPPG) on design process and 
tools.

Supplementary Planning Guidance and other Documents

4.26 The Council has adopted a number of Supplementary Planning Guidance documents, 
Development Briefs and Conservation Area Appraisals.  These elaborate on saved policies 
in the Gravesham Local Plan First Review and policies in the Gravesham Local Plan Core 
Strategy and are material considerations in determining planning applications.  

4.27 In addition the Council has adopted a number of documents that have been produced by 
Kent County Council also as Supplementary Guidance.

4.28 The following documents are relevant to the consideration of this development:

 Kent Design Guide (SPG 5 published December 2005, adopted July 2006)
 Adopted Kent Vehicle Parking Standards (SPG 4 published in 2003 and adopted in 

2006)
 Planning Policy for vehicular accesses to classified highways (SPG 6, November 1992)

http://planningguidance.planningportal.gov.uk/


 Kent County Council Supplementary Planning Guidance SPG1: Landscape Character 
(adopted July 2006)

 Gravesham Landscape Character Assessment, May 2009 (a technical document which 
underpins Local Plan Core Strategy Policy CS12). 

4.29 The application site lies within the Gravesend Southern Fringe landscape character area 
which consists of small arable fields and has a gently undulating topography rising from 
north to south. The dry valley into Gravesend, in the eastern part of the application site, is 
the strongest landscape feature.

5. Consultations, Publicity and Representations 

Consultations

5.1 The following consultations responses, in summary form, have been received in response 
to either the original application proposals or the revised proposals.  

5.2 It should be noted that where revised comments have superseded the original consultation 
response the original comments have not been included in this report unless otherwise 
stated.

GBC - Planning Policy Manager

5.3 Advises that the proposal is a departure from the Development Plan. 

Retail

5.4 Notes that a sequential test in accordance with paragraph 86 of the NPPF planning has 
been undertaken and it shows that a suitable site is not available for the retail element of 
the proposed scheme within existing centres or edge of centre locations within the 
Borough.

5.5 Comments that the applicant’s impact assessment has been reviewed by Avison Young on 
behalf of the Council, and the conclusion is reached is that the proposed retail level 
floorspace will impact upon Gravesend town centre, although this impact is unlikely to be 
significantly adverse provided adequate planning controls are imposed. The types of 
controls suggested by Avison Young include:

• A maximum sales area for the foodstore, with no sub-division or mezzanine floors 
and limiting the sales area for comparison goods

• Limiting the Trade City units to mainly ‘Trade Counter’ sales with a small proportion 
of ancillary retail floorspace.

5.6 Suggests that limiting the amount of ancillary retail floorspace in itself will be insufficient in 
controlling retail sales of the Trade City element of the proposal. 

5.7 Indicates that there are a number of Trade City schemes elsewhere in the region whose 
occupiers include companies such as Screwfix, Toolstation, Jewson & City Electrical 
Factors that do not restrict themselves to mainly trade retail sales and some such as 
Screwfix are seeking mass appeal and targeting retail customers through sponsoring.  This 
shows that whilst these companies might wish to label themselves as ‘trade counter’ 
retailers they are no different to normal retailers such as Argos who allow sales to all 
customers via the internet and catalogues.



Viability

5.8 Points out that the Council’s consultants, Avison Young, have undertaken viability 
modelling looking at 

• Office Development (verifying the applicants submitted viability assessment)
• Local Plan Core Strategy Allocation
• B-Class employment only offer - i.e. a Trade City only scheme
• B-Class employment offer with a food retail store / supermarket i.e. the proposed 

scheme.

and that both the applicant and Avison Young identify that the office only development and 
the  Local Plan Core Strategy allocation would not be viable at the site. This is due to the 
Residual Land Value of both schemes being negative.  Schemes involving B-Class 
employment only i.e.  a Trade City scheme or a Trade City scheme with a food retail store / 
supermarket such as Lidl both yield positive residual land values. However a scheme 
involving a supermarket produces a significantly greater return in comparison to multi-let 
industrial units and therefore provides a greater residual land value.

5.9 Advises that the sum paid by the applicants for the purchase of the site equates to approx. 
£1,400,000 per acre and whilst the price paid for the site cannot be taken into 
consideration as part of the viability appraisal, it does illustrate that the applicant’s price 
paid represents ‘hope value’ for the site rather than a reasonable land value. 

5.10 Concludes that based on the viability work undertaken by Avison Young, there would be 
little prospect of the allocated scheme coming forward at this location, therefore it cannot 
be considered to be developable or deliverable but indicates that Enterprise Centre’s have 
construction costs and income models which neither Avison Young nor the applicant can 
obtain data for, and as such it is difficult if not impossible to accurately model the Local 
Plan Core Strategy allocation and evidence submitted by Capital Space in response to the 
planning consultation on this application suggests that an Enterprise Centre might have 
been deliverable at this location, had the previous land owner not sought the highest return 
for the site.

GBC - Economic Development Manager - original comments 

5.11 GBC Economic Development does not support this application.  The proposed scheme 
does not add high economic growth value to the local economy in terms of increasing the 
Boroughs GVA levels, or provide a greater number, variety and quality of jobs for residents 
or support much needed incubator/enterprise space for business start- ups or deliver on 
Policy CS21.

5.12 Economic Development is aware that the site received real market interest from a number 
of incubator/enterprise space developers wishing to deliver on CS21, with planning 
currently being determined under planning application 20160721 submitted by Capital 
Space. This scheme if granted would deliver a comprehensive scheme including an 
Enterprise Centre providing in the region of 250 equivalent full time jobs on the site.

Proposed Job Creation

5.13 The applicant stated at the pre-application stage that the retail element would deliver 91 full 
time equivalent jobs. Economic Development questioned this figure as being on the high 
side.  It is noted that this is now stated as being 40 jobs (full and part time)



5.14 Economic Development notes the reference to the number or type of jobs proposed by the 
six B class individual units measuring between 520 sq. m and 650 sq. m. including Retail 
Trade Counter as being 60 FTE’s (10-15 FTE’s for each unit).

5.15 Economic Development does not agree with the applicant that the site is not considered to 
be suitable or viable for primary office uses and would wish to see evidence that backs this 
premise. 

5.16 The allocation of the site for incubation space was based on evidence provided by the 
Gravesham Economy and Employment Space Study (2009) reinforced by the Gravesham 
Strategic Housing and Employment Needs Assessment (SHENA, 2017)

KCC - Kent Highways and Transportation - revised comments  

5.17 The highway aspects of this application have been the subject of extensive discussion and 
negotiation between the applicant’s transportation consultants, Milestone Transport 
Planning, the Highways Agency and Kent County Council Highways since the application 
was submitted in December 2018. 

Parking

5.18 Considers that the level of parking for the food store complies with the maximum standard 
specified in KCC Parking Standards (SPG4) and should be more than adequate to cater 
for peak demand and should not lead to overspill parking occurring on adjacent public 
highways.

5.19 Has concerns about the car parking layout, particularly for the safe use by pedestrians and 
although it is recognised that these are not matters affecting the public highway but it 
should however be addressed.  Parking for the business units again complies with the 
KCC maximum parking standard in SPG4 for the worst case of the three use classes 
specified (B1c and B8) and notes that cycle parking is proposed for both the food store and 
the business units 

5.20 Sufficient lorry parking is provided within the forecourt of the business units and it has been 
demonstrated that there is adequate space for lorries to turn and be able to enter / egress 
in forward gear. 

Sustainable Transport

5.21 Considers that the site is well located for travel to and from the facilities by sustainable 
transport means, assisted by the implementation of the Travel Plan.  Notes that there are a 
number of existing bus services accessible nearby with bus stops available in both 
Coldharbour Road and Wrotham Road, all within a reasonable walking distance and that 
the existing footway / cycleway network and enhancements to this network as proposed by 
the provision of a new footway / cycleway along the whole of the Coldharbour Road site 
frontage, the provision of a toucan signalised crossing of Coldharbour Road close to the 
food store entrance, the new link to the south east of the site adjacent to the business 
units, and the link across the dumbbell access road to the Morrison’s supermarket all will 
help to provide safe and convenient access to the development and encourage the use of 
sustainable travel.

Highway Safety



5.22 Advises that an analysis of KCC Crash Data has been undertaken on the roads 
surrounding the development and has revealed that there are no existing significant safety 
problems and that the impact of the development will not be detrimental to the highway 
safety on the local road network.

Trip Generation

5.23 Advises that in terms of the estimated and modelled trip generation adopting for the 
business units (Kier - Trade City), adopting the “worst case” scenario using TRICS (Trip 
Rate Information Computer System) data, demonstrate a likely generation of 43 two-way 
movements in the AM peak, and 30 two-way movements in the PM peak. These figures 
are added to the proposed food store traffic generation.

5.24 Advises that in respect of the food store and taking into account recognised data that only 
a small proportion (roughly 10%) of trips are ”new” to the local highway network it is 
estimated that the food store will generate 83 two-way movements during the AM peak and 
180 two-way movements during the PM peak and that for food stores a high level of trip 
generation can occur at weekends, particularly Saturday lunchtime, and that generally 
background traffic levels on local roads are lower at this time.

Development-Related Traffic Impact

5.25 Points out that following submission of the application additional surveys were undertaken 
in March 2019 at the relevant roundabout junctions of both traffic movement numbers and 
queue lengths during both the AM and PM peaks in order to assess existing levels of traffic 
on the local road network.

5.26 Future traffic growth to 2028 and the traffic generated from the committed developments of 
the residential development north of Coldharbour Road, and the proposed Tollgate petrol 
filling station (subject to appeal) were taken into account  and the junctions were modelled 
using industry-standard software.  Advises that the modelling has showed that:

Morrison’s / Access Roundabout will operate within acceptable levels of queueing and 
delays in both AM and PM peaks and there would be no significant impact on the current 
operation of Morrison’s supermarket at the roundabout itself although there are concerns 
that traffic exiting from Morrison’s car park may be delayed by traffic using the access road 
from the new development. 

Coldharbour Road / Wrotham Road Roundabout will experience a significant impact on the 
queues and delays due to traffic growth on the network, without taking into account the 
development traffic such as to justify mitigating works on the Coldharbour Road approach 
to the roundabout

A2 eastbound off slip roundabout (Tollgate) there will be a major impact on this roundabout 
is due to background traffic growth rather than the development itself and which will justify 
mitigating measures

A2 westbound off slip roundabout will see an increase in queue lengths but this is more to 
do with increase in background traffic rather than the development itself.

Off-site Highways Improvements and Mitigation Measures

5.27 Advises that in addition to the pedestrian safety mitigation measures the following off-site 
highway improvements are proposed:



Morrison’s Roundabout - Keep Clear markings are placed across the exit and lane 
markings are also proposed to be introduced on the loop road. 
Coldharbour Road / Wrotham Road Roundabout - minor widening of the Coldharbour Road 
approach to the roundabout such that a longer 2 lane length is available on that approach. 
A2 eastbound off-slip roundabout (Tollgate) - remarking the slip road, minor widening, 
introduction of a left turn lane and provision of a fixed island.
Existing bus stop on Wrotham Road - on the southbound lane within the underpass to be 
relocated into a lay-by before the underpass  

Conclusion

5.28 KCC Highways have no highway objection subject to the following issues being addressed 
by suitable conditions:

 The highway improvement works along Wrotham Road and Coldharbour Road and the 
highway improvement works at the Wrotham Road / Coldharbour Road roundabout to 
be completed prior to first occupation of either the food store or business units, 
whichever may occur first;

 Submission and approval of a Construction Management Plan before the 
commencement of any development on site;

 Submission of a Travel Plan;
 Submission of a Delivery Management;
 Provision and permanent retention of the vehicle parking spaces;
 Provision and permanent retention of the cycle parking facilities;
 Provision and permanent retention of charging points for electric vehicles;
 Submission of details of the lighting of both car parking areas;
 The proposed highway improvement works on the Morrison’s Dumbbell Access Road 

to be completed prior to first occupation of either the food store or business units; and
 No Home Delivery Service to take place from the store unless adequate space is 

provided for parking and loading.

Also requests inclusion of standard KCC highways informative 

GBC Highways Development Management Officer - revised comments 

5.29 Raises no overriding highway objection but points out:

 The Morrison’s supermarket egress requires more work but solutions appear possible 
and require suitable protection either by a Section 106 Agreement or condition.

 The Supermarket element of the development is Lidl oriented in particular for the 
deliveries and waste collection which will be included with an appropriate Management 
Plan. It therefore seems appropriate that any permission should be limited to this 
occupier, it does not preclude other occupiers but their requirements can be dealt with 
later as a result of a change of condition application.

 The applicant needs to confirm that all off site works are deliverable prior to 
commencement as it is possible that not all measures proposed may be achievable as 
it is possible the land is not within adopted highway.

 The bus operators should be consulted to ensure that they will use the proposed layby 
on Wrotham Road south. 



 The Transport Assessment suggests that the supermarket will have a gross over 
provision of parking. Whilst the numbers proposed comply with adopted guidance, 
should the car park become fully utilized then there is the potential for traffic growth 
which has not been accommodated within the mitigation measures. It is suggested that 
there should be a limit on the parking spaces that can initially be provided, so 
permitting the local council and highway authority the opportunity of reviewing the 
situation with regards to further off site mitigation if required.  Although there may be 
planning reasons why this approach cannot be taken. 

 Travel Plan needs to be targeted at improving vehicle occupancy/reducing the number 
of vehicles visiting the site, rather than a broad spectrum of measures that may or may 
not be successful. Efforts should be concentrated on measures that work on site.

 The applicant should consider complying with the requirements for electric vehicle 
charging detailed in the recent Central Government consultation and liable to be 
implemented in the first half of 2020. 
https://www.gov.uk/government/consultations/electric-vehicle-chargepoints-in-
residential-and-non-residential-buildings

Highways England - revised comments 

5.30 Advises that following extensive discussion and negotiation with the applicant Highways 
England have agreed highway works which will mitigate the impacts of the development 
proposals to the extent that we can be content that the proposed development, if permitted, 
will not materially affect the safety, reliability and / or operation of the SRN (the tests set 
out in DfT Circular 02/13, particularly paragraphs 9 & 10, and MHCLG NPPF, particularly 
para 109).  

5.31 Recommends that planning conditions be attached to any permission granted to:

 Ensure that the offsite highway works are completed before the development is 
brought into use; and

 Details of numbers and routeing of construction vehicles are controlled through a 
construction management plan

GBC - Head of Regulatory Services (Environmental Health)

5.32 Raises no overriding objection on environmental health grounds but request a planning 
condition is imposed to prevent boarding of animals or the storage of animals for wholesale

5.33 Agrees with the with the findings of the Noise Impact Assessment that indicates that 
specific noise associated with the proposed use of the site is likely to have a low impact on 
both existing and future noise sensitive receptors but to protect amenity requests 
conditions are imposed

5.34 Additionally, the hours of use should be conditioned to ensure that people staying in the 
adjacent hotel, nearby residential development and local Hospice, are not adversely 
disturbed; especially at times when occupiers might reasonably expect to relax and/or 
sleep. 

5.35 Request a planning condition to control lighting and that the development is subject to the 
Code of Construction Practice.

https://www.gov.uk/government/consultations/electric-vehicle-chargepoints-in-residential-and-non-residential-buildings
https://www.gov.uk/government/consultations/electric-vehicle-chargepoints-in-residential-and-non-residential-buildings


GBC - Scientific Officer

5.36 Considers that the Desk Study and Ground Investigation (Hydrock, November 2018) report 
adequately reviews the history and environmental setting of the site but notes that an 
isolated area of asbestos contamination has been identified which requires remediation 
and therefore recommends the standard contamination condition

Environment Agency

5.37 Due to the scale, nature and setting of this proposal and the supporting information 
submitted does not object to the proposal in principle providing a number of conditions are 
placed on the development in respect of unknown contamination and remediation, and 
surface water drainage as well as standard informatives 

Southern Water

5.38 Advises on requirements in relation to the public water distribution main and the need for 
its protection as well as their requirements for connection to the public sewerage system.  
Requests a condition requiring details of the proposed means of foul and surface water 
sewerage disposal to be submitted for approval.  Advises on requirements for connection 
to the public water supply.

KCC Sustainable Drainage Engineer

Original Comments

5.39 Supported the proposal to utilise infiltration but sought clarification in relation to the 
soakaway and permeability and the level of pollution control to groundwater and requested 
that the application is not determined until satisfactory details were provided. 

Revised Comments

5.40 Has now confirmed that on that basis that infiltration can be achieved and that suitable 
pollution controls are being proposed they are content with the Foul and Surface Water 
Drainage strategy but requests two planning conditions the first is for a detailed design 
(pre-commencement condition) which requires a submission of the final design with all the 
final drawings, calculations etc. and the second relates to a submission of a verification 
condition which is required to be submitted prior to occupation/first use of the site to verify 
the drainage system that was installed on site.

Natural England

5.41 No comments  

KCC - Heritage

5.42 The potential for archaeological remains is sufficient to warrant detailed mitigation and a 
programme of full excavation of the site is being agreed with Wessex Archaeology and 



recommends that this requirement is covered through a planning condition.

Southern Gas Networks

5.43 Advises that information on gas pipe locations are now available online at 
www.linesearchbeforeudig.co.uk

KCC - West Kent Public Rights Of Way (PRoW)

5.44 Considers that the proposed development will have a significant impact on this public right 
of way (PRoW). This is because the proposed retail and business units would create an 
obstruction on the alignment of the path. Where the footpath is directly obstructed by the 
proposed development, a condition will need to be placed to ensure the PRoW is diverted 
or extinguished.  

5.45 Pleased to note that the applicant has acknowledged the existence of Public Footpath 
NG20 and considered the potential impacts of the development on this PRoW and also 
that the applicant is proposing a new cycleway along the northern boundary of the site.  

 
5.46 Requests that this new shared user cycleway is provided before any development takes 

place along the existing alignment of Public Footpath NG20, to minimise disruption for path 
users and recommends a condition as such but otherwise has no objection.   

 

Dartford Borough Council (DBC)

5.47 No objection to the proposals

Ebbsfleet Development Corporation (EDC)

5.48 No observations 

Chief Planning Officer Medway Council

5.49 No objection 

Kent Police Crime Prevention Design Advisor

5.50 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. 

5.51 Also suggests vehicle prevention gates or swinging arm type barriers with integral height 
restriction barriers should be installed to protect the main food store car park and the 
business unit parking areas.

5.52 Recommends that the applicant/agent consider utilising the SBD Commercial initiative.

http://www.linesearchbeforeudig.co.uk/


KCC - Dartford Group Fire Safety Office

5.53 The means of access is considered satisfactory.

CPRE - Dartford & Gravesham Branch

5.54 CPRE Kent Dartford and Gravesham branch object to the above development on the 
grounds that it is a departure from the local plan, impact on air quality and that the 
transport plan is not sustainable due to its impact on the surrounding road network.

5.55 Points out that the current local plan states that the Land south of Coldharbour Road will 
provide office and light industrial development in the form of an enterprise 
centre/incubation space and there is no mention of this including class A1 retail use. 
Considers that the surrounding area is well provided with other retail space so there is no 
justification for a departure from the local plan. 

5.56 Suggests that the development would greatly increase the number of vehicle movements 
per hour and this is not sustainable as it would have such an adverse effect on the area 
and cumulatively impact on other junctions.  Points out that Coldharbour Road regularly at 
peak times has traffic jams from the Tollgate interchange to or past the fire and ambulance 
stations. 

5.57 Concerned about impacts on pedestrians and cyclists using the junctions.

5.58 Requests that if the application is permitted there should be major improvements to the 
Tollgate interchange. 

5.59 Also considers that the proposed development could adversely affect two of the AQMAs in 
the Borough, namely: A2AQMA which includes the A227 north of A2 as far as Chalky 
Bank; and A227 Wrotham Road/B261 Old Road West.

Design South East

5.60 Has concerns at the poor efficiency of space, with duplication of vehicular access 
arrangements resulting in excessive space for tarmacked highway, the lack of priority and 
poor experience for pedestrians within the site, and has a preference for redesigning the 
layout so that the fronts of the industrial units and Lidl supermarket face each other as 
should the provision of public realm in between and fronting onto Coldharbour Road, and 
suggests the need to consider drainage carefully.

Rural Planning Ltd

5.61 As the site is already zoned for employment use in the Local Plan the principle of impact 
regarding loss of agricultural land would appear immaterial.

GBC Horticultural Services

5.62 Considers that the fairly extensive replanting plans for both trees and associated 
understorey shrubs and plants should adequately mitigate the loss of existing boundary 
vegetation and trees and that the mixed native hedge is an excellent addition and not only 
provides containment as detailed but will help to promote biodiversity and maintain wildlife 



corridors

5.63 Considers that the fairly wide landscape margin along the Coldharbour Road seems 
appropriate and in time will provide good screening from Coldharbour Road and soften the 
new built environment

5.64 Notes the difficulties with the steepness of the bank on the eastern boundary which will 
require a geotextile / membrane to be used to aid soil retention and a further system at the 
bottom of the bank for retention purposes.

Other Consultees 

5.65 The following consultees have not responded to the planning consultation on this 
application:

 Arriva Southern Counties
 Kent Wildlife Trust
 South East Coast Ambulance Service NHS Foundation Trust
 Meopham & District Footpaths Group
 Ramblers Association
 Gravesham Access Group
 National Grid
 UK Power Networks 

Publicity and Neighbour Representations  

5.66 The original application was first advertised on site and in a newspaper as major 
development, development affecting a public footpath and under Article 15 of the Town 
and Country Planning (Development Management Procedure) (England) Order 2015, as 
amended.  A revised site notice was subsequently displayed on the site and published in a 
local newspaper to additionally refer to the proposal as being development not in 
accordance with the development plan.

5.67 In addition individual notification was sent to the owners/occupiers of 148 nearby 
dwellings/premises and other interested parties.  

5.68 The expiry date for the receipt of representations was 08 February 2019.

5.69 A total of 13 representations were received in response to the original neighbour 
consultation either as a result of the site/press notices or ‘neighbour letters’.

5.70 These include published objections/representations from the following:

 Capital Space Ltd - planning and highway objection
 Exigo Project Solutions - transport objection on behalf of Wm Morrison Supermarkets 

plc.
 Peacock and Smith - planning objection on behalf of Wm Morrison Supermarkets plc.
 TPS Transport Consultants - transport objection on behalf of ASDA Stores Ltd.
 Pegasus Group - planning objection on behalf of ASDA Stores Ltd.

5.71 Summaries of these objections/representations are shown below:



Capital Space Ltd

 The retail element is not in accordance with the development plan and no material 
considerations have been presented to justify an exception to the allocation under 
Policy CS21;

 Paragraph 11 of the NPPF is not engaged in respect of a presumption in favour of 
sustainable development to override development plan allocations and policies;

 The evidence base for the Local Plan indicates that this site is one of the best 
employment sites in the Borough; 

 Claims that the delivery of an enterprise centre development is not viable or realistic 
are not justified, not supported by evidence and are misleading;

 The appraisal in the Savills viability report that demonstrates a negative value for solely 
office development is irrelevant as this is not the use the site is allocated for or what the 
Council granted planning permission for;

 The site has not been developed as an enterprise centre because the previous owners, 
the trustees of the Colyer Fergusson Charitable Trust withdrew the land form sale until 
the land to the north obtained a permission for residential; when it was put up for sale it 
was sold to the highest bidder; the use of land should not be determined by the use 
that creates the highest value - this would undermine plan making and decision making 
in accordance with the development plan;

 The approach taken to the sequential test (in assessing the entire proposals, including 
non-town centre uses) is flawed and the assessment needs to be carried out only in 
respect of the retail element of the scheme;

 Traffic generation at AM and PM peaks for the Kier/Lidl proposal far exceeds the level 
which Highways England and the Local Authority were prepared to accept under the 
previous application 20160721.

Exigo Project Solutions on behalf of Wm Morrison Supermarkets plc

 Objects on behalf of our client Wm Morrison Supermarkets PLC on the basis that the 
information submitted as part of the application significantly underestimates the effect 
of the proposed development on the highway network and therefore does not provide 
evidence that there will not be additional delay on the network, allowing the network to 
continue to operate in a safe manner, as such it is considered necessary to carry out 
further investigation and justification in relation to the data included in the traffic 
modelling to understand the true effect of this proposal.  

 The following points are required before any decision can be made: 
• Traffic Survey information presented with queue surveys; 
• Saturday surveys provided with queue surveys; 
• Justification into the trip types utilised in the assessment; 
• Justification in relation to the trip redistribution from local stores; 
• Junction assessment on the interaction with the Morrison’s junction and the 
Coldharbour Road Roundabout; 
• Model Calibration in relation to queueing at the various junctions. 

 In addition, the Air Quality Assessment (AQA) and Noise Assessment require revisiting 
as both are wholly reliant on the trip generation information utilised by the Transport 
Assessment.  

 As such the application in its current state should be refused in line with the local 
development plan and NPPF.  There is a significant amount of doubt in relation to the 
true effect in relation to the effect on the highway; this is compounded by the data 
contained in the AQA and Noise Assessments respectively.  



Peacock and Smith on behalf of Wm Morrison Supermarkets plc

 The site is allocated in an up-to-date local development plan for employment use (Ref. 
C21) and as recently as 2018 the Council resolved to grant planning permission for 
5,051 sq. m of offices, workshops and light industrial units;

 The applicant has submitted a viability report, which concludes that the site is not 
viable for office development. However, the allocation is not just for office space, but all 
types of B class employment use and there is no evidence as to why an alternative 
form of employment development is not viable; 

 The application proposal includes 3,210 sq. m of employment floorspace and it is not 
clear why 100% of the site could not be developed for employment use;

 The proposal is clearly contrary to the site’s allocation and if approved risks materially 
reducing the Borough’s employment land supply, as required by Policy CS7.  The 
proposal is therefore in conflict with Core Strategy Policies CS7 and CS21;

 The site is also out-of-centre and it is therefore necessary to consider whether there 
are any alternative sites either in or on the edge of the town centre that could 
accommodate the proposed retail development; the applicant has not shown sufficient 
flexibility in its assessment of sites, as required by the NPPF. On the basis of the 
evidence submitted, the application fails to satisfy the sequential test and the NPPF;

 While there is no policy requirement for the proposal to provide a detailed retail impact 
assessment, the town centre suffers from a high vacancy rate and the Council has 
been encouraging new retail development in the Heritage Quarter area of the town 
centre.

TPS Transport Consultants on behalf of ASDA Stores Ltd

 It is considered that the Transport Assessment currently provides insufficient detail to 
allow the highways impacts of the development to be fully understood. The highway 
authority cannot, therefore, arrive at a sound decision on the impact of the 
development proposals at this stage and, therefore, the application should be refused 
on highway grounds;

 The trip generation of the employment units underplays the potential impact of the 
development and should be revised (in line with the comments made by Highways 
England); 

 There are errors / inconsistencies (or changes since the pre-app scoping exercise) in 
the traffic flow figures, which again would appear to play down the impact of the 
development; 

 No Saturday assessment has been undertaken, despite the proposals generating more 
trips during this period than the weekday AM or PM peak and neighbouring uses 
having a similar demand profile. We consider that a Saturday peak assessment should 
be undertaken;

 The existing operation of the junctions assessed should be validated with up to date 
queue length surveys, these models should then be used as the basis for future year 
assessments. Capacity assessments should consider the interaction between the 
various junctions and the impact of the proposed crossing on Coldharbour Road;

 The swept path analysis indicates that a Lidl delivery vehicle would encroach into the 
path of oncoming vehicles leaving the B1(c)/B2/B8. Confirmation of the quantum of 
deliveries to each element of the development is requested, together with a Delivery 
Management Plan that minimises the potential for conflict. This could be secured via 
planning condition.



Pegasus Group on behalf of ASDA Stores Ltd

 The proposal is contrary to the up-to-date statutory development plan, specifically 
Policy CS21: Land South of Cold Harbour which allocates the land for 100% 
employment use;

 The application is a departure from the plan and there is a reasonable prospect of 
employment coming forward; a 100% employment application was recommended for 
approval as recently as 2016 but has expired due to the failure to complete a legal 
agreement for reasons unknown;

 It is not considered that the proposed Lidl contributes to meeting an unmet need for 
retail development; The Council’s Retail and Commercial Leisure Background Paper 
(December 2012) identifies retail need up to 2028 and the sites identified (which does 
not include Coldharbour Road) can meet the full quantitative need over the plan period

 There are no material considerations which indicate that the development, which is not 
in accordance with the development plan, should be approved.   

5.72 In addition 8 other neighbour representations were received of which 6 were specific 
objections.  The objections are summarised as:

 No need for further food outlet
 There is permission for light industrial units on the site which would fit in the area 

without much impact
 Loss of greenery
 Development will comprise ugly boxes resembling buildings
 Area is already heavily congested with traffic 
 Significant extra traffic will be generated by the development and will result in 

congestion at the Morrison’s roundabout and queues in Coldharbour Road
 The development of 400 houses on the north side of Coldharbour Road will also be 

using the roundabout adding to the congestion 
 Congestion will be a problem for emergency services - the Ambulance and Fire Station 

in Coldharbour Road use this road for access to the A2
 The road is already busy at peak times and weekends
 Traffic turning out of the Travelodge Hotel and Toby Carvery have to use the 

Morrison’s roundabout due to the left turn in Coldharbour Road 
 The Toucan Crossing will cause even more congestion
 Cycle and pedestrian access is poor
 There should be more jobs created for young people at this site.
 The pre application consultation was flawed as local residents that were clearly not 

affected and some distance from the application site were nevertheless consulted.

5.73 Two of the representations were neutral or in support but made comments that:

 Still concerns about extra traffic and long queues 
 There should be a road connection through the land to the north of Coldharbour Road 

parallel to Wrotham Road to ease congestion
 The toucan crossing is essential
 There should be cycle and pedestrian access to the south from the site
 Cycle hoops should be covered 
 The supermarket design is plain and characterless and should have a pitched roof
 The site should be screened by mature trees and shrubs from Coldharbour Road
 A pedestrian crossing should be put in at the Tollgate so that residents are able to 

cross from the east side to the west



 There are concerns about air pollution

5.74 The revised and amended application was similarly advertised in October 2019 both on 
site and in a local newspaper as major development, development affecting a public 
footpath, as development not in accordance with the development plan and under Article 
15 of the Town and Country Planning (Development Management Procedure) (England) 
Order 2015, as amended. In addition individual notification was sent to the 
owners/occupiers of 160 nearby dwellings/premises and other interested parties

5.75 A total of 6 further representations were received in response to the original neighbour 
consultation either as a result of the site/press notices or ‘neighbour letters’.

5.76 These included published objections/representations from the following (and who had 
previously submitted representations):

 Capital Space Ltd - planning and highway objection
 Exigo Project Solutions - transport objection on behalf of Wm Morrison Supermarkets 

plc.

These further representations are summarised below

Capital Space Ltd

 The development plan seeks to determine what is socially desirable not maximise the 
value of the land;

 The site for an enterprise centre would create an opportunity for those wishing to start 
or grow a business;

 The price an enterprise centre use can afford is not the highest but it is possible to 
develop the land and do so profitably;

 The Capital Space bid for the land was £800,000 an acre which would have produced 
a viable scheme; Capital Space have secured a similar development elsewhere for a 
purchase price of £750,000 per acre

 Capital Space own and operate nine enterprise centres and offer 750 individual 
business premises;

 The land changed hands at a figure over £5.75m, far in excess of the highest figure in 
any of the viability appraisals; the theoretical appraisals do not take into account actual 
market evidence;

Exigo Project Solutions on behalf of Wm Morrison Supermarkets plc.

 Objects to the application on behalf of Wm Morrison Supermarkets PLC on the basis 
that the information submitted as part of the application significantly underestimates the 
effect of the proposed development on the highway network and confirms that the 
access/egress to Morrison’s will be blocked daily at peak times, this is not acceptable;

 It results in a severe effect on the network, with increased queueing and junctions that 
exceed operational capacity, making the network less reliable and the mitigation 
introduces highway safety issues that increase the propensity for traffic collisions;  

 As such, the application in its current state should be refused in line with the local 
development plan and NPPF;

 There is a significant amount of doubt in relation to the true effect on the highway and 
the mitigation proposed to address the disastrous effect on the Morrison’s access is 
dangerous and wholly inadequate;  



5.77 4 additional ‘neighbour’ representations have been received of which three are objections 
and one neighbour representation is in support.

The neighbour objections are summarised as follows:

 The development does not meet the classification for this site which is for light 
industrial.  The development is for warehousing and retail;

 Already a Lidl store at the retail park - no need for another;
 Increase in volume of traffic;
 The numbers of vehicles and deliveries of goods to the store and trade counters will 

result in gridlock;
 There are already queues at peak times in Coldharbour Road;
 Coldharbour Road is an access for emergency vehicles;
 The Toucan crossing will result in more congestion;
 There should be traffic lights along Coldharbour Road with other junctions and new 

speed limits;
 Increase in air pollution and noise;
 Loss of green space;
 No need for a cycle track;
 If permission is granted the design should be compatible with Morrison’s and the 

Hospice;
 The building should be further from the road and trees planted on the edge of 

Coldharbour Road to reduce pollution;
 Kier are in financial difficulties and there would be concern if they go out of business 

and the development is not completed;
 Residents have fought to prevent building works on the fields in front of their property in 

Lanes Avenue.  The Council’s published plans showed low level industrial estate so 
why the change to housing;  (Note - The objector appears to have commented in 
relation to development of the site to the north of Coldharbour Road) 

5.78 The letter of support comment:

 Great development opportunity;
 Will be a considerable asset to the area and a commercial success;

Ward Councillor Comments

5.79 Cllr Shane Mochrie-Cox (ward councillor for the adjoining Coldharbour ward) has 
commented on the original application proposals expressing concerns in relation to:

 The design and materials particularly the use of cladding for both the Lidl unit and the 
Trade City units and the lack of the employment of brick which would match with the 
locality and whether the cladding panels are fire proof;

 That the development does not conform to the development plan as being ‘light 
industrial development’ and that there is still planning permission on the site for that 
which the policy as agreed states and should remain in place or otherwise refused.;

 The increase of traffic especially given the plans for pedestrian crossing and that 
Coldharbour Road is already a busy and at times chaotic road.  Adding a set of traffic 
lights there will further cause problems.  Questions how deliveries will be outside of 
peak times and whether this can be achieved through a condition without being so late 
or early as to cause annoyance;

 Premature closing of the footpath that crosses the site;



6. Planning Analysis and Development Manager Comments

Introduction and Planning Background/History

6.1 The current application site was the subject of an original development plan allocation in 
the Gravesham Local Plan First Review 1994 under Major Site Proposal PM8 including the 
land to the north of Coldharbour Road and the land which has now been developed for the 
Ellenor Lions Hospice and which supported the principle of high quality business 
development on the land south of Coldharbour Road (east of the Safeway, now Morrison’s 
supermarket), residential development on the upper slope to the east of Marks Square and 
Lanes Avenue, a hospice and the retention and upgrading of the lower valley slopes to 
form a major landscaped open space.

6.2 The whole site including the land to the south of Coldharbour Road, being the site shown in 
the Local Plan Major Site Proposal (PM8), was the subject of a mixed use development 
application (GBC reference 19910340) for business use, housing and open space 
originally submitted to the Council in 1991.  The business use was on land to the south of 
Coldharbour Road (and specifically for employment under Proposal PE2).  The original 
application had been amended to delete the provision of business use to the north of 
Coldharbour Road.

6.3 The site was also the subject of a further outline planning application in 1998 (19980259) 
for residential development to replace the business use area to the north of Coldharbour 
Road in the earlier planning application.  The former application had been considered by 
the Borough Council who in September 1992 had resolved to grant outline planning 
permission subject to the completion of a section 106 legal agreement.  The legal 
agreement was not entered into.

6.4 However as a result of a change in the ruling group in 1997 the Council reconsidered the 
application and resolved on 12 September 1997 to refuse the application on the grounds 
that:

In view of the changed circumstances since the Gravesham Local Plan First Review was 
adopted (including the changes in policy as national level which  now empathise the 
development of recycled urban land in preference to green field sites, and the clear public 
concerns locally to the release of the land for development, the Council considers that it 
should take a different approach to this site and that the options available (including non-
development options) should be fully considered  in the preparation off the Gravesham 
Local Plan Second Review.    

The additional application was also refused on 26 June 1998 on similar grounds.

6.5 Both decisions were appealed and in the Inspectors Report dated 26 January 1999 it had 
been recommended that a split decision be made in respect of the earlier application 
allowing the housing and public open space but dismissing the proposed B1 development 
to the south of Coldharbour Road and in respect of the later application for B1 
development on land to the north of Coldharbour Road allowing the appeal.  A partial 
award of costs was made in favour of the applicants against the Borough Council on 26 
January 1999.

6.6 The Secretary of State however dismissed both appeals on 10 January 2001 and following 
further consideration of representations confirmed the dismissal of the appeals on 24 April 
2002.  This was largely on the basis that the then Planning Policy Guidance Note 3 on 



Housing had been issued in the interim, which was a material planning consideration in the 
determination of the appeal, and this required the prioritisation of previously developed 
land over Greenfield sites.  As doubts had been expressed over the Council’s urban 
capacity study and the draft Local Plan Second Review was showing the removal of the 
original housing allocation, the Secretary of State concluded that there remained 
uncertainty over whether there was a proven need to allocate the site at that time.  Given 
the appeals were dismissed and the fact that the draft Local Plan Second Review no 
longer showed the land as an allocated site, a decision was taken in 2007 that policy PM8 
should not be ‘saved’ in September 2007.  

6.7 Despite the absence of a specific allocation, in October 2007 planning permission was 
granted as an officer level decision on the land on the south side of Coldharbour Road for 
an outline application (20070632) for a business park being for the erection of offices and 
light industrial units of around 5,100 sq. m gross floor space together with associated car 
parking and servicing and with vehicular access from the existing Morrison’s roundabout.  
The layout and access were submitted for approval at the outline stage.  The proposals 
were for small units (78 in total) suitable for new businesses to establish and grow within a 
high quality environment.  There was not planning policy objection to the development.

6.8 That permission was subsequently renewed in October 2010 (20100764) as the emerging 
policy approach at that stage indicated that the land south of Coldharbour Road was a well 
located site with significant potential to deliver high quality employment premises.  The 
planning permission limited the floor space to a maximum of, 5051m² but for uses within 
B1 (business - offices and light industrial) or B8 (warehousing).  No development 
commenced in connection with the business park and the latter renewal expired in 2013.

6.9 The same applicants as in 2007 and 2010, Capital Space (Capital Enterprise Centres), 
submitted a further planning application to the Council in 2016 (20160721) for an 
enterprise centre or incubation space providing for a range of small business units for small 
businesses on this site.  The Council’s Regulatory Board resolved to grant planning 
permission subject to the completion of a legal agreement.  The legal agreement did not 
progress due to the marketing of the site by the owners of the land, Colyer Fergusson 
Trust, and the current applicant, Kier Property Developments Limited, subsequently 
acquiring the site and their interest in an alternative form of development as now proposed.

6.10 The current planning application has been submitted following a period of pre-application 
consultation with officers and key stakeholders which has informed the form, design and 
content of the development.  Wide public engagement has also taken place with local 
residents and interest groups.  This included a formal public exhibition held on 15 
November 2018.

6.11 A Screening Opinion request (Ref 20181176) was submitted pursuant to The Town & 
Country Planning (Environmental Impact Assessment - EIA) Regulations 2017 to the 
Borough Council in respect of the application proposals on 9 November 2018.  The Council 
adopted a formal Screening Opinion on 3 December 2018. This concluded that the 
proposals, as now submitted, do not constitute EIA development.

The Key Issues

6.12 The key planning considerations in the consideration and assessment of this current 
planning application are as follows:

 The Principle of the Development and Conformity with Planning Policy
 Impact on Character of the Area/Visual Impact and Design and Layout
 Transport and Parking Impacts



 Environmental Impacts and Impacts on Local Amenity
 Other Material Planning Considerations and Technical Matters - Ecology, Archaeology, 

Landscaping and Trees, Impact on Public Footpath, Sustainability, Air Quality, and 
Drainage

Principle of the Development and Conformity with Planning Policy

6.13 The principle of the development of this site for business use has been accepted in that the 
site has been the subject of two previous outline planning permissions and a more recent 
resolution to grant outline planning permission in 2018.  

6.14 Moreover the site has been specifically allocated for office and light industrial development 
in the form of an enterprise centre/incubation space under Policy CS21 of the Gravesham 
Local Plan Core Strategy adopted in September 2014.  During the Hearing Sessions as 
part of the examination process into the Local Plan Core Strategy information was provided 
on the traffic impacts on the A2 and junctions and surrounding roads in a Transport Study 
(April 2013) and modelling undertaken by Peter Brett Associates (PBA) and as such it had 
been concluded that the development of the site for such a form of development would not 
have a material adverse impact on the operation of the highway network including the 
strategic highway network.

6.15 As the planning history above also shows, the site was also the subject of an even earlier 
development plan allocation in the Gravesham Local Plan First Review 1994 under Major 
Site Proposal PM8 and Proposal PE2 which supported the principle of high quality 
business development on the land south of Coldharbour Road.

6.16 In addition the Gravesham Economy and Employment Space Study (2009) highlighted that 
development of the site would enhance employment provision in an accessible location 
along the A2 corridor and it offered one of the borough’s best located employment sites 
and of strategic importance in terms of the opportunities it offers for the delivery of much 
needed start-up/incubator space.

6.17 Overall the principle of employment generating development on this site is well established 
and it is a key site for employment use.

Employment Use and Conflict with Development Plan

6.18 Paragraph 1.21 of the applicants Planning and Retail Statement accompanying the 
application indicates that the proposed employment floorspace accords with the allocation 
in the development plan and the retail floorspace will enable its delivery as well as 
contributing towards employment and wage generation.  It is stated that the development 
constitutes ‘sustainable development’.

6.19 It is acknowledged that the site is within a sustainable location per se and the combined 
use of the site for both a retail unit (Lidl) and employment units (Trade City) will generate 
employment both during the construction phase and thereafter in the ensuing operational 
phase.  There are no figures for potential jobs created as a result of the construction of the 
development but in respect of the future employment prospects on the site it is indicated as 
follows:

Foodstore - 40 full and part time jobs for a variety of skills and for local people; Lidl 
operates the new living wage. 



Commercial Floorspace - estimated at 60 FTE’s (10-15 FTE’s for each unit). Although 
there are no current pre-lets it is indicated that an existing operator within Gravesend is 
looking to relocate and while currently employing 10 people would create 2-3 additional 
positions. 

6.20 The application proposals whilst meeting the employment requirements of the local 
development plan policy being generally in line with Gravesham Local Plan Core Strategy 
policy CS07 (Economy, Employment and Skills) are nevertheless at odds with the specific 
land use allocation in the adopted development plan as office and light industrial 
development in the form of an enterprise centre/incubation space of approximately 5,050 
sq. m gross.

6.21 Notwithstanding this the proposals still need to be assessed and tested as to whether the 
particular mix of uses would nevertheless be acceptable in wider policy terms, thus against 
retail and employment policy and the policy allocation and whether in fact the specific 
allocation is likely to succeed and therefore is a viable option for the site and how that 
might compare in viability terms with the development mix as now proposed.  

6.22 It should be noted that the allocated use has had a specific planning permission since 2007 
and which has been subsequently renewed and it has been a specific allocation in the 
Gravesham Local Plan Core Strategy since September 2014.  Yet despite this the 
allocated use has not materialised or the planning permission been implemented.  It should 
be noted that this is alleged to have been due to the past economic downturn and the 
developer having been unable to secure bank funding to undertake the development and 
the promoters of the enterprise centre scheme (Capital Space) also say that owners of the 
land (Colyer Fergusson Trust) had withdrawn the land from sale until the residential land to 
the north (now being developed by Bovis/Persimmon) had obtained a consent and when 
then offered for sale it was sold to the highest bidder.

6.23 As part of the process of assessment of the policy implications of this proposed 
development as well as considering the specific development plan, the Council’s own 
planning policy advice, the responses received from various consultees and the ‘neighbour’ 
type representations that have been received the Borough Council sought independent 
specialist advice from Avison Young (formerly GVA) on two technical matters - retail 
policies and viability.  The retail assessment in terms of the sequential test and retail 
impact and the viability of the allocation for a small business type park compared to the 
current employment offer and looking at other potential employment scenarios are 
considered in turn.  It should be noted that both the applicants submitted planning and 
retail statement and the independent assessment from Avison Young contain very detailed 
technical analysis and within the context of this report only a brief summarised explanation 
can be given.  

Retail Use and Impact

6.24 The applicants accept that the site is ‘out of centre’ and have therefore undertaken a 
sequential assessment in accordance with the NPPF (paragraph 86) and GBC Core 
Strategy Policy CS08 (Retail, Leisure and the Hierarchy of Centres).   The sequential 
approach requires a thorough assessment of the suitability, viability and availability of 
locations for main town centre uses with a town centre first approach and only if suitable 
sites in town centre or edge of centre locations are not available (or expected to become 
available within a reasonable period) should out of centre sites be considered (with 
preference for accessible sites which are well connected to the town centre).

6.25 An impact test is required for retail proposals to consider the impact over time of certain out 
of centre and edge of centre proposals on town centre vitality/viability and investment. The 



applicants indicate that the development is below the NPPF threshold of 2,500m² to require 
an assessment of retail impact but nevertheless have undertaken ‘a proportionate 
assessment of impacts’.

6.26 Paragraph 90 of the NPPF indicates that where an application fails to satisfy the sequential 
test or is likely to have significant adverse impact on one or more of the considerations in 
paragraph 89, it should be refused.

6.27 A sequential assessment of the site is set out in the applicants Planning and Retail 
Statement.  This has examined vacant retail units within Gravesend town centre and 
concludes that there are no units that could accommodate the proposed foodstore.  The 
assessment has also considered potential development sites including Lord Street/Eden 
Place Car Park and Heritage Quarter, the former not being of a sufficient scale and not 
actively being marketed and the latter not available to accommodate the proposed 
development.  The assessment concludes that there are no sites in sequentially preferable 
locations that are available, and suitable to accommodate the proposed development and 
that the application site is the most sequentially preferable site to accommodate the 
proposed development and it follows that the proposal passes the sequential test and 
therefore accords with NPPF paragraphs 86 and 87 and the Development Plan.  

6.28 The applicants Planning and Retail Statement also includes an assessment of the potential 
impact in relation to the requirements of paragraph 89 of the NPPF in terms of 

- The impact of the proposal on existing, committed and planned public and private 
investment in centre or centres in the catchment area of the proposal; and

- The impact of the proposal on town centre vitality and viability, including local 
consumer choice and the range and quality of the comparison and convenience 
retail offer.

6.29 The applicant’s assessment looks at the role and function of the town centre, vacancy 
rates, the diversity of uses, rental levels and accessibility.  It concludes that the 
development will not have a ‘significant adverse impact’ on the delivery of any existing, 
committed or planned investment within the wider Borough.  In particular there will be no 
impact on the realisation or delivery of the key town centre investments (i.e. St George’s 
Shopping Centre and the Heritage Quarter).  It suggests that by enhancing the overall 
retail provision, the proposal is anticipated to demonstrate strong investor and operator 
confidence in the local area as a commercial destination.  

6.30 The statistical analysis demonstrates that the proposed development will not trigger a 
‘significant adverse’ impact on any of the defined centres in Gravesham as a direct result 
of trade diversion.  The assessment states that the level of trade projected to be diverted 
from the town centre (less than 1% of its total retail turnover) can only be described as de 
minimis.  Critically, the trade diversion will not manifest itself in any unacceptable land use 
impacts such as an increase in vacant units through store closures, a reduction in retail 
offer or consumer choice or loss of shoppers.

6.31 The Board will note that in response to the original consultation there were retail objections 
from Peacock and Smith on behalf of Wm Morrison Supermarkets plc and Pegasus Group 
on behalf of ASDA Stores Ltd on the basis that the development was contrary to the 
adopted development plan, and that the development did not meet the sequential test 
although it should be noted that following the re-consultation no further representation were 
received either on behalf of both Morrison’s and Asda in retail terms other than a further 
objection on behalf of Morrison’s relating to the highway impacts of the development only.  
There are some other ‘neighbour’ representations also in relation to impact on the town 
centre.



6.32 As indicated above, as part of the assessment of the proposed retail use for the site and to 
obtain an independent opinion, officers asked the retail consultants (Avison Young) to 
review for the purposes of the sequential assessment not just those potential alternative 
sites for the proposed development as set out in the applicants retail and planning 
statement but other sites beyond those sites including local centres within the urban area, 
(although it was recognised that there were no potential sites or premises in and around 
the various local centres) and other additional sites including the BHS retail unit on New 
Road, the Parrock Street car park, the existing Lidl unit at Imperial Retail Park and land 
adjacent to Lion Business Park in Dering Way.

6.33 The consultant’s conclusions were that none of the sites either in the applicant’s retail 
statement or as suggested by officers were suitable or available alternatives to the 
application site and that sufficient information had been provided to demonstrate 
compliance with policy CS08 in the Gravesham Local Plan Core Strategy and paragraphs 
86 and 87 of the NPPF.

6.34 In terms of the impact assessment the Council’s consultants (Avison Young) noted that 
whilst the size of the Lidl retail unit on its own was below the threshold for impact 
assessments combined with the stated retail areas within the Trade City units this took the 
proposed retail floorspace over the NPPF threshold (2,500m²) and a proportionate impact 
assessment was entirely appropriate.  The consultants reviewed the applicant’s impact 
assessment in terms of the impact on in centre trade/turnover and trade diversion, impact 
on town centre investment and impact on town centre health.

6.35 The consultant’s conclusions were that whilst there would be a small impact upon the town 
centre it was unlikely to be a significant adverse impact but this is subject to suitable 
controls being imposed.  The consultants also concluded that the development would not 
have a significant adverse impact on town centre investment and would not affect the 
refurbishment of the St George’s Centre or the on-going plans for the Heritage Quarter. 
The consultants have suggested some controls in relation to the use of the foodstore and 
also in relation to the operation of the Trade City units.

Retail Need

6.36 It is noted that in the neighbour representations that there are some comments that there is 
no need for a further retail outlet or for another Lidl store and also comments from a retail 
consultant in response to the original consultation suggesting that the proposed Lidl does 
not contribute to meeting an unmet need for retail development and that other sites in the 
Council’s Retail and Commercial Leisure Background Paper (December 2012) can meet 
the full quantitative need over the plan period.

6.37 However in a more recent document, the North Kent Strategic Housing and Economic 
Needs Assessment (SHENA) - Retail & Commercial Leisure Assessment November 2016, 
produced by Bilfinger/GVA jointly for Gravesham and Medway Councils, it is indicated that 
the retail need is for around 2,700-2,900 sq. m to 2020. 
(See table below).



6.38 The baseline forecast shows that there is a requirement for some 2,700 sq. m net 
additional convenience goods floorspace in Gravesham Borough by 2020, increasing to 
3,800 sq. m net by 2025. When considering the alternative population scenarios linked to 
the Strategic Housing Market Assessment undertaken as part of the Strategic Housing and 
Economic Needs Assessment, there is a ‘need’ for an additional 2,800-2,900 sq. m net 
convenience goods floorspace in the Borough by 2020, increasing to 3,700-4,500sq m net 
by 2025. Forecasts beyond 2025 are considered indicative.

6.39 Therefore it is considered that there is sufficient evidence that supports the provision of 
additional food retail floorspace within the Borough which this proposal can meet.

Employment Use and Viability of the Allocated Use for the Site

6.40 The applicant’s agents (Savills) have provided their own viability assessment of the 
proposed development and the allocated scheme as offices and innovation centre as part 
of the planning application in several documents including Office Market: Supply, Demand 
and Viability Report Gravesend

6.41 The applicants indicate that Gravesend is not an established or emerging office location 
and there is only limited demand for office floorspace. They say that there have been just 
11 recorded office lettings in the last two years with rents of between £7 and £11 per sq. ft.

6.42 It is indicated that the use of the site as offices could have a negative land value of 
£3.825m based on achieving office rental levels of £18.00 per sq. ft. (comparable to 
average recorded rents in Maidstone). Even at £23.00 per sq. ft. there would still be a 
negative land value.  They suggest that as such a speculative development of the site for 
offices would not be viable and thus no prospect of the site being developed for offices in 
the short or long term and hence why despite permissions the site has not been developed 
for the last 10 years.

6.43 The applicant’s viability assessment was reviewed for the Borough Council by consultants 
Avison Young and a report was provided in March 2019 looking at various options for the 
development of the site including an office only development (Basis 1), the site allocated 
scheme (Basis 2), a Trade City only type scheme for the whole site (Basis 3) and the 
application proposals - Trade City and Lidl supermarket (Basis 4).

6.44 The conclusions of that initial review by the consultants were that an office only scheme 
(B1 (a) use class) was not a viable option but the other 3 options were viable but with 



varying degrees of profitability with the most profitable being the application proposals for a 
mix of business and retail use.

6.45 The applicants sought a further review of the consultants initial viability report suggesting 
that the build costs of an enterprise centre (i.e. the allocated scheme) were too low and 
that the appraisal had not taken into account the abnormal costs of the development 
including archaeological works, ecological mitigation and the extensive highway works that 
were required to address the highway concerns and impacts.

6.46 The additional review, as revised in September 2019 with an addendum, concluded that 
the allocated scheme for the site (as an enterprise centre) would not be a viable option, 
although a variation of the enterprise centre based on a revised industrial to office split in 
terms of floorspace (65%/35%) and with a greater site coverage (50% compared to the 
Capital Space scheme of 30-35%) might have the potential to produce a small profitable 
value.

6.47 It is noted that the Council’s GBC Principal Economic Development Officer had not 
originally supported the current application on the basis that the proposed scheme did not 
add high economic growth value to the local economy or provide a greater number, variety 
and quality of jobs for residents or support much needed incubator/enterprise space for 
business start-ups or deliver on Policy CS21 and did not agree with the applicant that the 
site was not considered to be suitable or viable for primary office uses and wished to see 
evidence that backs this premise.  However there is now a significant weight of evidence 
through the assessment and analysis of the current scheme and with independent 
verification that leads to the conclusion that the allocation of the site for an enterprise 
centre is not a viable option and the development as proposed will still deliver employment 
and support the local economy.

6.48 It is also noted and acknowledged that the previous promoters of the enterprise centre 
scheme, Capital Space, do not agree with this conclusion and point out that the price an 
enterprise centre use can afford is not the highest but it is possible to develop the land and 
do so profitably.  

6.49 There is extensive Government advice in relation to viability and decision taking in the 
Planning Practice Guidance (PPG) as well as in paragraph 57 of the NPPF with the 
indication that the weight to be given to a viability assessment is a matter for the decision 
maker, having regard to all the circumstances in the case, including whether the plan and 
viability evidence underpinning the plan is up to date, and site circumstances including any 
changes since the plan was brought into force.  What is clear in the PPG advice is that 
under no circumstances will the price paid for land be a relevant justification for failing to 
accord with relevant policies in the plan.

Summary 

6.50 The current application needs to be determined on its merits rather than in comparison with 
other potential scenarios for the site, some of which might only be theoretical, but clearly 
with the premise as to whether the form of development is or is not at complete variance 
with the purposes of the development plan allocation.

6.51 The overall conclusion is that a planning policy objection to the development either in 
relation to the development plan allocation (CS21) or other general policies (CS07 - 
Economy Employment and Skills and CS08 - Retail, Leisure and the Hierarchy of Centres) 
or national guidance in the NPPF could not be substantiated or fully justified and have the 
prospect of being successfully defended in the event of a possible planning appeal were 
the application refused on policy grounds alone. 



Impact on Character of the Area/Visual Impact and Design and Layout

6.52 Policy CS19 of the Gravesham Local Plan Core Strategy (LPCS) states that the design, 
layout and form of new development will be derived from a robust analysis of local 
context and character and will make a positive contribution to the street scene, the 
quality of the public realm and the character of the area.  The National Planning Policy 
Framework (NPPF) in Section 12 (Paragraphs 124 - 132: Achieving well-designed 
places) sets out that the creation of high quality buildings and places is fundamental to 
what the planning and development process should achieve and add to the overall 
quality of the area, not just for the short term but over the lifetime of the development.  It 
also states that permission should be refused for development of poor design that fails 
to take the opportunities available for improving the character and quality of an area and 
the way it functions, taking into account any local design standards or style guides in 
plans or supplementary planning documents.

6.53 A key feature of development along Coldharbour Road, including residential 
development, is how much of the development has been significantly set back from 
Coldharbour Road with wide amenity strips and grass verges adjacent to the highway.

6.54 The application is supported by a Design and Access Statement, Landscape and Visual 
Appraisal, Supplementary Landscape Information and a Landscape and Visual 
Appraisal Addendum.

6.55 The Board will note that the application (and the pre-application proposals) has been 
the subject of a review of the design and layout and assessment of the appropriateness 
to the character of the area by Design South East (DSE) at various Gravesham design 
surgeries.  DSE had raised some concerns relating to the original design and layout and 
scale of development, the impact of the level changes and lack of flexibility in the 
design, the expanse of car parking and the need to perhaps consider a reduction in the 
footprint and the efficiency of space.  Redesigning the layout so that the fronts of the 
industrial units and Lidl supermarket face each other was suggested along with 
consideration of the provision of public realm in between and fronting onto Coldharbour 
Road.

6.56 There have been some neighbour type representations in relation to the design and the 
impact on the character of the area suggesting that the development appears to be ugly 
boxes resembling buildings, that the design should be compatible with Morrison’s and 
the Hospice and the building should be further from the road.  The ward councillor also 
raised concerns about the design and preponderance of metal cladding in the exterior of 
the buildings.

6.57 The proposals have been amended in the light of the ‘neighbour comments’ and initial 
DSE design concerns to include an additional footway in the north-west corner of the 
site, an access ramp added to Coldharbour Road and brickwork has now been 
incorporated into the elevations of both the Lidl unit and the Trade City units. In addition, 
the low retaining walls to the south east and north east elevations (including around the 
ramped access from Coldharbour Road) are also now proposed as faced in brick, 
having previously been indicated as a fair faced concrete finish.  

6.58 The development is shown in the artistic impressions below taken from the applicants 
Design and Access Statement.



              

             

6.59 The applicants have responded to the more recent DSE design assessment 
commenting:

The initial response from DSE raised a number of points linked to the nature of the 
development including: land use, highways and flood risk.  All of those issues have 
been responded to through wider submissions and the relevant statutory consultees 
have now confirmed the development accords with the relevant local and national 
planning policies.  It follows the comments raised by the DSE do not require a formal 
response.  The latest response from DSE does not pick up any of the positive changes 
that have been made to enhance the design following its original consultation response 
in January.  These include:

 Enhance pedestrian access to the foodstore (including DDA compliant pedestrian 
access to the foodstore store entrance from the proposed crossing on Coldharbour 
Road) to promote the use of that sustainable mode (as requested by DSE);

 Extensions of the proposed footway and cycle way and wider access improvements 
to meet the requirements of the PRoW officer, the Ramblers Association and the 
local ward member; 

 An increase in the number of cycle parking spaces serving the Trade City scheme; 
and

 Improved car parking layout to include dedicated provision for ‘vans’ and ensure all 
spaces meet regulation dimensions set out in the KCC Vehicle Parking Standards.



The Applicant has also met with the local ward Councillor (Cllr Mochrie-Cox) and 
subsequently has reverted to a bespoke building design for the foodstore.  Lidl has 
agreed to deviate from its standard specification store agreeing a bespoke design 
solution for the application sit which includes brick material elevations.  This major 
design change will ensure the building is consistent with the local character and 
adjacent development schemes. 

The Applicant has also applied the same material changes to the elevations of the 
proposed ‘Trade City’ scheme with the introduction of ‘brick’ and changes to windows / 
access points helping to activate the frontages onto Coldharbour Road (as requested by 
DSE).  The scale of the roller shutter doors serving the trade units have also been 
reduced which creates a more human scale when viewed from the west.

DSE’s comments that the site is focussed on vehicular access rather than pedestrian 
access are not accurate.  As set out above, the Applicant has made significant provision 
to ensure the proposed foodstore in particular is accessible by pedestrians including a 
new, dedicated crossing to link the site to the new housing development to the north. 
 There are also significant improvements to the strategic cycle network which will 
provide wider benefits as well as dedicated access to the site.  Vehicular access cannot 
be ignored given many shoppers choose to undertake their convenience shopping in 
that way and therefore the development strikes the right balance.  

Given the separate requirements of the proposed foodstore and the ‘Trade City’ 
element; it is not possible to create a shared car park as we have set out previously.  
The Lidl car park will be accessed by customers with a requirement for safe access with 
shopping trolleys and introducing larger, trade vehicles and commercial activities is not 
appropriate.  A communal, shared facility does not take sufficient account of the 
commercial requirements of the separate operators, type of activities and end users and 
is not a realistic proposition for the site.

All efforts have been made to respond positively to design comments where possible 
and the revised design is considered to maximise the potential for pedestrian and cycle 
access and ensure the buildings are consistent with the local character through the use 
of brick material in the elevations.

 6.60 In respect of the massing and height of built development it is recognised that the Trade 
City units will appear quite tall and bulky in the landscape and almost to the height of 
the adjoining four storey Travelodge hotel building and particularly when viewed from 
the eastern approach along Coldharbour Road but this is due to the contours of the site 
and the difficulty in lowering land levels when the contours are falling both from west to 
east and south to north, and potentially impacting on likely archaeological remains on 
the site.  

6.61 It should be recognised that the permissions that were granted to Capital Space for the 
development of the enterprise centre on this site, although only outline applications, 
would have included potentially two and three storey development, as shown in the 
extracts from the submitted plans below.   



            

6.62 It is considered that the overall design approach is appropriate to the context of the site 
as is the contemporary design approach for the Lidl store fitting in with the style, scale 
and massing of the adjacent Toby Carvery building and similar to the style and massing 
of the more recently extended and refurbished Sainsbury’s Pepper Hill store and it is not 
considered the design should necessarily reflect the more dated appearance to the 
Morrison’s retail store built in the early 1990’s.

6.63 The development as proposed does result in a reasonably wide landscaped strip to the 
frontage of the site to Coldharbour Road albeit not as wide as the illustrative scheme in 
the 2016 Capital Space application but reasonably consistent with the character of the 
locality.

6.64 Whilst it is acknowledged that the development will result in a significant quantum and 
massing of built development on the site it is considered that with the design 
improvements that have been achieved and with significant landscaping of the site the 
development would conform to Policy CS19 of the Gravesham Local Plan Core Strategy 
(LPCS) and Section 12 (Paragraphs 124 - 132: Achieving well-designed places) of the 
NPPF and can potentially make a positive contribution to the street scene, the quality of 
the public realm and the character of the area. 

Traffic Generation, Transport and Parking

Development Plan and Policy

6.65 The proposed development needs to be considered against Gravesham Local Plan 
Core Strategy Policy CS11 (Transport) which states that new development should 
mitigate their impact on the public highway and that transport assessments should be 
provided and implemented to ensure delivery of travel choice and sustainable 
opportunities for travel. Furthermore, it states that sufficient car parking in new 
developments will be provided in accordance with adopted standards which will reflect 
the availability of alternative means of transport accessibility to services and facilities.  
This approach to development is also supported by saved policies in the Local Plan 
First Review Policy T1 (Impact of Development on the Highway Network), Policy T5 
(New Accesses onto Highway Network) and Policy P3 (Policy for Vehicle Parking 
Standards).

6.66 At a national level the NPPF recognises that transport policies have an important role to 
play in facilitating sustainable development but also in contributing to wider sustainability 



objectives.  All developments that generate significant amounts of movement are required 
to be supported by a Transport Statement or Transport Assessment (TA). The NPPF 
clearly states at Paragraph 109 that development should only be prevented or refused on 
highway grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe.  

The Proposals and Comparison with the Enterprise Centre Scheme

6.67 The current planning application is supported by a full transport statement or transport 
assessment (the trigger for a TA under SPG4 is for Class A1 retail developments of 
1,000m² or more and for B1 industrial development of 3,000m² or more).

6.68 The development as proposed in this current planning application by its very nature will 
impact on both the local highway network including Coldharbour Road, the Morrison’s 
roundabout and the A227 Wrotham Road roundabout as well as the A227 roundabouts 
further south and their junctions with the slip roads with the A2 trunk road and therefore 
impacting on the strategic highway network as well.  

6.69 It should be recognised that outline planning permission was resolved to be granted on this 
site in 2018 to Capital Space for a similar scale of development (5051m²) albeit of a 
different nature (for development within Use Class B1 (a) and B1 (c) uses - general office 
and light industrial and not retail) and this was the subject of an officer report to and 
consideration by the Regulatory Board (at its meeting on 16 May 2018) and where the 
principal concern raised by Members was the impact of traffic generated by the 
development particularly in Coldharbour Road but also on the other road junctions on the 
wider network including the impact on the A2.  However the Board were content that, with 
the highway mitigation that was being offered which included a £50,000 financial 
contribution to be secured under a s106 legal agreement to be used for either sustainable 
transport measures in the vicinity of the site or for the money to be made available to 
Highways England as a pooled contribution to works at the junction of the A227 Wrotham 
Road with the A2, and a commitment to a site wide Travel Plan to encourage more 
sustainable modes of travel, the development was acceptable in highway terms.  That 
development scheme although in outline form also showed the intention to provide a 
shared footway and cycleway along the northern edge of the site on the south side of 
Coldharbour Road and where none exists at the present time.

6.70 The current planning application involves the provision of a discount retail foodstore of 
2,125m² Gross Internal Area (GIA) employment floorspace in the form of a ‘Trade City’ 
concept of 3,210 m², thus a total of 5335m² of new floorspace on the site which is slightly 
greater than either the floorspace allocation in the adopted development plan policy or that 
proposed in the Capital Space enterprise centre scheme, and by its very nature will have 
very different highway impacts including different peaks times for usage and traffic 
generation, particularly at weekends.

6.71 The vehicular access arrangements are the same as in the Capital Space enterprise centre 
scheme with access to both the food retail store and the business (Trade City) units from 
the existing pre-built stub arm off the Morrison’s dumbbell private access road off the 
Coldharbour roundabout.  A cycleway and footway will be built on the south side of 
Coldharbour Road between the roundabout and the access to the Toby Carvery as was 
proposed in the Capital Space scheme.  

Traffic Impacts, Modelling and Mitigation 

6.72 In the current planning application for a food retail store and business (Trade City) units 
significant additional off site highway mitigation is being offered.  This includes a Toucan 



crossing in Coldharbour Road connecting the food retail store to the north side of 
Coldharbour Road (and the emerging residential estate) and which was not a requirement 
or offered in the application submitted for the enterprise centre on this site.  It is noted that 
there have been some neighbour concerns expressed about whether this will result in 
more traffic congestion along Coldharbour Road but the crossing in this location is 
supported by KCC Highways and it could conversely have the effect of breaking up 
queuing.

6.73 In addition the offsite highway mitigation includes:

 Minor widening of the Coldharbour Road approach to the Coldharbour Road / Wrotham 
Road roundabout such that a longer 2 lane length is available on that approach. 

 Remarking the slip road, minor widening, introduction of a left turn lane and provision of 
a fixed island at the A2 eastbound off-slip roundabout (Tollgate)

 Relocation of the existing bus stop on Wrotham Road currently on the southbound lane 
within the underpass into a lay-by before the underpass  

 Keep Clear markings to be placed across the exit and lane markings are also proposed 
to be introduced on the loop road from the Morrison’s Roundabout

6.74 The proposed pedestrian and cycle connectivity (sustainable transport measures) is shown 
in the plan extract below taken from the Non-Technical Summary on Highways & Transport 
Matters

        



6.75 The Board will note that there are some adverse representations from highway consultants 
acting for Morrison’s expressing concerns at the traffic impacts of the development and 
notably following the re-consultation to the latter highway mitigation which it is 
acknowledged would be works on a private access road owned by Morrison’s rather than 
on the public highway and therefore would need the agreement of Morrison’s to implement.  
This is shown in the plan extract from the applicant’s revised TA below

    

6.76 The additional offsite highway mitigation requirements have arisen as a result of very long 
and protracted discussions and negotiations involving the local highway authority (Kent 
County Council) and the strategic highway authority (Highways England).  Not only have 
these discussions resulted in additional highway mitigation being required but the starting 
point had in any case been a concern that the original Transport Assessment (TA) 
accompanying the application when it was originally submitted was inaccurate in terms of 
the modelling of trip generation, the impact on the highway network and concern at the 
extent of survey work/assessment periods undertaken.  There had been objections to the 
original development proposals from transport consultants on behalf of both Morrison’s and 
Asda and some limited neighbour objections relating to traffic impacts of the development 

6.77 The additional mitigation was found to be necessary because the modelling in the 
applicants TA did show that the traffic generated by the development was potentially 
significantly greater than was indicated from the modelling undertaken by Capital Space for 
the 2016 outline planning application submitted for the proposed enterprise centre on the 



site.  The latter had shown the predicted vehicle trip numbers as 80 two way trips in the AM 
peak (0800 - 0900) and 65 two way trips in the PM peak (1700 - 1800), whereas the Kier 
TA predicted 85 two way trips in the AM peak and 180 two way trips in the PM peak just for 
the food retail store alone (and 20 two way vehicle movements for the AM peak and 14 two 
way vehicle movements PM peak for the Trade City business units), thus numerically in 
total potentially 35% greater for the AM peak and nearly 200% greater for the PM peak. 

6.78 The discussions also resulted in significant additional survey work having to be undertaken 
by the applicants including traffic surveys in March 2019 to observe current operation and 
queuing conditions experienced at the junctions during the AM and PM peak periods.  
Saturday surveys were also undertaken, as these had not previously been done as part of 
the original TA, and there were also two separate weekday AM and PM peak period 
surveys undertaken in June 2019 to validate the March 2019 observed queue surveys.  
Subsequent remodelling has been undertaken by the highway consultants (Milestone) on 
behalf of the applicants and this has resulted in revised versions and amendments and 
addendums to the TA.

6.79 The junction assessments and modelling have taken into account the traffic that was 
generated by the consented Bovis/Persimmon residential development of 400 homes to 
the north of Coldharbour Road and also the potential redevelopment of the Tollgate hotel 
site.  The Toby Carvery and Travelodge on the other hand were excluded as committed 
developments as both these land uses are built and operational and therefore, the traffic 
generated by these uses had been captured within the 2019 surveyed flows. The modelling 
demonstrates a worst case scenario with a future forecast year of 2028 adopted to reflect 
the end of the local plan period.

6.80 The respective highway authorities now consider that the revised and amended TA is 
robust and, subject to planning conditions to ensure the offsite highway works and other 
mitigation is delivered before the opening of the relevant parts of the development, raise no 
highway objection in respect of traffic generation and traffic impacts of the development.  
They accept the conclusions of the TA that the junction capacity assessments have 
identified that the Morrison’s roundabout will continue to operate within capacity under 
2028 ‘base + development’ condition in both the AM and PM peak periods and that the 
Coldharbour Road / A227 Wrotham Road roundabout will operate above capacity, 
specifically on Coldharbour Road under 2028 ‘base’ and 2028 ‘base + development’ 
conditions in both the AM and PM peak periods, the growth in background traffic being the 
significant contributor to the increase in queues and delays rather than the development 
itself.

6.81 KCC Highways agree with the TA conclusions that the proposed discount food store will 
generate a number of linked and pass-by trips whereby vehicle trips will already be on the 
local highway network and shared/diverted from existing retail offers or linked with other 
journey purposes and would therefore not be considered as wholly ‘new’ to the network.

6.82 It should be noted that all the offsite highway works including the works to the A2 
coastbound off slip at the Tollgate roundabout junction with the A22 Wrotham Road have 
been the subject of a Road Safety Audit (RSA) that has been confirmed as acceptable by 
Highways England.

6.83 The works to the off slip of the A2 are shown below, along with the proposed relocation of 
the bus layby and the widening of the junction of Coldharbour Road with the A227 
Wrotham Road roundabout, in the extracts from the traffic consultants section 278 works 
plans that forms an appendix to the transport statement.



   
Above: A2 Coastbound Tollgate Off Slip Highway Works 

Above: Relocation of the bus layby and the widening of the junction of Coldharbour Road 
with the A227 Wrotham Road roundabout



Car Parking, Deliveries and Sustainable Transport Measures

6.84 In respect of car parking provision the proposals for the food retail store and being 122 
parking spaces including 7 disabled bays and 8 parent / child spaces complies with the 
maximum standard specified in the adopted KCC Parking Standards and the likely 
maximum parking accumulation has been verified by both TRICS (Trip Rate Information 
Computer System - an extensive database of traffic and parking surveys across the 
country which can be interrogated to provide data for a wide range of use types) data and 
parking surveys carried out at other similarly sized Lidl stores across the country.  KCC 
Highways consider that it has been demonstrated that the number of parking spaces 
provided should be more than adequate to cater for peak demand and should not lead to 
overspill parking occurring on adjacent public highways. All car parking spaces will be 
provided to dimensions of 2.5m x 5.0m accompanied by 6.5m aisle widths to allow 
adequate manoeuvring space for vehicles to accord with KCC SPG4 Vehicle Parking 
Standards.

6.85 In respect of the parking for the business units (41 vehicle parking spaces including 6 
disabled bays and 4 (larger) van spaces) this also complies with the adopted KCC 
maximum parking standards and there is sufficient lorry parking within the forecourt of the 
business units and with adequate space for lorries to turn and be able to enter / egress in 
forward gear. 

6.86 A single lorry parking space is provided for the food store, again with adequate turning 
facilities provided deliveries do not occur at peak parking times and KCC Highways asked 
for a condition to be imposed for a Delivery Management Plan to be submitted and 
approved.

6.87 There are requirements from the highway authority and agreement by the applicants to 
incorporate cycle parking provision to both the Trade City units and the Lidl retail store, to 
the provision of electric charging and to the submission of a workplace travel plan to 
promote sustainable transport measures.  

Summary 

6.88 The highway network in Coldharbour Road and the surrounding area is highly sensitive 
and the analysis of the impact of traffic generation on the network is complex and relies on 
a range of industry standard and widely accepted modelling techniques and that the 
estimates relating to traffic generation, traffic accumulation, and traffic queuing as a result 
of the proposed development are predictions rather than necessarily giving an accurate 
picture but they carry significant weight in the overall analysis as against what might be the 
public perception of traffic impacts on the network.  What is clear from the modelling and 
analysis is that without the development as proposed and the necessary mitigation simply 
based on predicted traffic growth in the local area this may result in a worse position in 
terms of traffic impacts than with the development and the associated mitigation by the 
base year of 2028.  

6.89 It is acknowledged that there may be some Member concerns as well as from local 
residents and other users of the immediate highway network about additional local traffic 
impacts and potential delays.  Nevertheless there are no overriding highway objections 
raised by either the GBC Highways Development Management Officer, Kent Highways and 
Transportation or Highways England and there are now no technical reasons to object to 
the development in highway or parking terms with the TA demonstrating that there are no 
residual cumulative impacts in terms of highway safety or the operational capacity of the 
surrounding transport network.  Therefore there is no overriding conflict with Local Plan 



Core Strategy Policy CS11, saved transport policies in the Local Plan First Review and the 
impacts in traffic terms would not be severe and thus there is no conflict with the National 
Planning Policy Framework (NPPF), and notably paragraph 109.

Environmental Impacts and Impacts on Local Amenity  

6.90 In considering any proposals for development it is important to ensure that the 
development does not cause demonstrable harm to the amenity of any existing residents 
or property such that it will materially harm their living conditions.  Policies seeking to 
protect amenity and ensure acceptable future living conditions are included in the Local 
Plan Core Strategy.  Policy CS19 (LPCS) requires new development to safeguard the 
amenity, including privacy, daylight and sunlight, of its occupants and those of 
neighbouring properties and land.

6.91 The NPPF (paragraph 127) seeks to ensure developments will function well, do not 
undermine quality of life and create attractive and comfortable places to live, work and visit 
and seeks to “secure high quality design and a good standard of amenity for all existing 
and future occupants of land and buildings”.

6.92 Although there are no residential properties directly adjoining the site there are new 
residential properties under construction immediately to the north of the site on the Bovis 
and Persimmon development in Coldharbour Road including a number of two storey 
dwellings that will have their frontages facing towards the application site albeit they will 
front onto a service road parallel to Coldharbour Road.  The nearest residential properties 
would be approx. 35m away from the side elevations of the Trade City business units and 
the food retail buildings to Coldharbour Road.  The Trade City business units would be at 
their nearest point 12m away from the Travelodge hotel building.

6.93 The application is accompanied by a Design and Access Statement (as revised September 
2019), a Landscape and Visual Appraisal, Landscape and Visual Appraisal Addendum and 
a Noise Planning Report.

6.94 The Design and Access Statement includes a Daylight Impact analysis including an in 
depth solar study.  It notes that there are no bedroom windows in the western elevation of 
the Travelodge hotel building and therefore suggests that there would be no material 
impact on access to daylight and outlook currently enjoyed by hotel guests.  In respect of 
the impact on the new residential properties it states:

The approved residential units north of Coldharbour Road are located a considerable 
distance away from the application site and as such the proposed development would not 
prejudice the amenity of future residents by reason of overbearing, overshadowing, 
overlooking or visual intrusion.

6.95 In respect of noise impacts the Noise Planning Report indicates that specific noise 
associated with the proposed use of the site is likely to have a low impact on both existing 
and future noise sensitive receptors when assessed in accordance with the British 
Standards (BS4142:2014 and BS8233:2014) being the methods for rating and assessing 
industrial and commercial sound.

6.96 The Council’s environmental health officers are satisfied with the findings of the Noise 
Planning Report subject to conditions to control noise emitted from any plant or equipment 
associated with the proposed use and that the development is designed to ensure the 
internal noise levels safeguard the future occupants of the development.  Limitations on the 
hours of use are also recommended by the Council’s environmental health officers. 



6.97 In conclusion it is considered that subject to suitable controls the development will not 
result in material harm to local amenity and therefore would accord with Policy CS19 
(LPCS) and paragraph 127 of the NPPF.

Other Material Planning Issues and Other Technical Matters

Ecology

6.98 Gravesham Local Plan Core Strategy Policy CS12 (Green Infrastructure) indicates that 
there will be no net loss of biodiversity in the Borough and opportunities taken to enhance, 
restore, re-create and maintain habitats.  Paragraph 5.7.25 advises that where a negative 
impact on protected or priority habitats/species cannot be avoided on development sites 
and where the importance of the development is considered to outweigh the biodiversity 
impact, compensatory provision will be required either elsewhere on the site or off-site, 
including measures for ongoing maintenance. 

6.99 At a national level paragraph 170 of the NPPF indicates that planning decisions should 
contribute to and enhance the natural and local environment by minimising impacts on and 
providing net gains for biodiversity.

6.100 The site is currently an uncultivated field with some trees, hedges and other scrub and 
therefore the development of the site is likely to impact on the existing ecological resource.

6.101 The application is accompanied by an Ecological Assessment and a Preliminary Ecological 
Appraisal and site specific surveys undertaken, the latter of which has shown potential for 
a number of species on the site including viviparous reptiles which would be translocated 
to a suitable local receptor site.

6.102 The Preliminary Ecological Appraisal identified that there are no potential roosting features 
within or adjacent to the site boundary but there is an unmanaged hedgerow along the 
southern and western boundaries that is connected to further hedgerows and woodland 
outside of the site boundary and that this habitat may be utilised by bats for foraging and 
commuting. There is some habitat on site suitable for breeding birds.

6.103 As part of the overall assessment of the application the Borough Council engaged with an 
independent ecological adviser, Resource and Environmental Consultants Ltd (REC), who 
confirms that sufficient ecological information has been provided in support of the 
application and that the proposed development will not have any detrimental impacts upon 
any statutory or non-statutory designated sites.  They recommend that if planning 
permission is granted, conditions for the following are attached: 
 Reptile Mitigation Method Statement; 
 Bat Lighting Strategy; and, 
 Ecological Enhancement Plan. 

In addition, they recommend that informatives for the following are attached to any granted 
planning application: 
 Breeding birds; and, 
 Invasive species.

6.104 Subject to the above conditions and informatives it is considered that the development is 
compliant with policy CS12 of the Gravesham Local Plan Core Strategy and paragraph 170 
of the NPPF in terms of biodiversity impacts 



Archaeology

6.105 Policy CS20 (Heritage and the Historic Environment) of the Local Plan Core Strategy sets 
out that the Council will accord a high priority towards the preservation, protection and 
enhancement of its heritage and historic environment as a non-renewable resource, central 
to the regeneration of the area and the reinforcement of sense of place. Saved Policy TC7 
of the Gravesham Local Plan First Review requires adequate assessment of the 
archaeological implications and possible mitigation on known archaeological sites.  
Paragraph 189 of the NPPF requires that where a site on which development is proposed 
includes, or has the potential to include, heritage assets with archaeological interest, local 
planning authorities should require developers to submit an appropriate desk-based 
assessment and, where necessary, a field evaluation.

6.106 The site clearly lies within an area of high archaeological potential associated with 
Prehistoric and Romano-British activity, most notably along the A2 corridor.  There were 
important archaeological finds from the archaeological investigation that was required on 
the land to the north of Coldharbour Road now being developed by Bovis and Persimmon 
Homes for housing. 

6.107 This site has already been subject to archaeological evaluation works pursuant to a 
planning condition imposed on the grant of planning permission to Capital Space in 2007. 
This current application is supported by a Desk Based Assessment (DBA), a Written 
Scheme of Investigation (WSI) for Evaluation and the Evaluation Report itself, all by 
Wessex Archaeology.  KCC Heritage and Conservation consider that the potential for 
archaeological remains is sufficient to warrant detailed mitigation and a further programme 
of full excavation of the site and therefore recommend a pre-commencement planning 
condition.

6.108 Subject to such a condition requiring investigation and mitigation it is considered that the 
development would conform to policy CS20 of the Core Strategy, saved policy TC7 and 
paragraph 189 of the NPPF.

Landscaping and Trees

6.109 Policy CS19 of the Gravesham Local Plan Core Strategy requires development to include 
details of appropriate hard and soft landscaping and to ensure this is well maintained and 
endures. 

6.110 The application is supported by a Landscape and Visual Appraisal and addendum as well 
as an Arboricultural Impact Assessment.

6.111 Due to the constraints of the site and the requirements and nature of the development in 
terms of access, parking and pedestrian movement it is not possible to retain existing trees 
and vegetation to the perimeter of the site adjacent to Coldharbour Road and the 
Morrison’s access road other than the hedging and trees to the southern boundary of the 
site and the Corsican Pines next to the recycling centre (albeit outside the red line 
boundary) but the development presents good opportunities for new landscaping including 
a mixed species native hedgerow and the new tree planting should help to soften and 
screen the built development.

6.112 The Arboricultural Impact Assessment notes:



The proposal includes the delivery of high quality replacement soft and hard landscaping 
which will include the provision of extra heavy standards and advanced nursery stock sizes 
and diverse species for seasonal interest. This contrasts with the existing tree stock which 
is dominated by generally low quality self-set trees with some remnant amenity planting on 
the western boundary.

6.113 The GBC Horticultural Services Manager considers that the fairly extensive replanting 
plans for both trees and associated understorey shrubs and plants should adequately 
mitigate the loss of existing boundary vegetation and trees and that the mixed native hedge 
is an excellent addition but suggests that the bank on the eastern boundary will require 
works to ensure that the landscaping is retained.

6.114 It is therefore considered that the development will accord with Policy CS19 of the 
Gravesham Local Plan Core Strategy.

Impact on Public Footpath

6.115 The application site is crossed by an existing public right of way (NG20).  This runs through 
the site in a diagonal route running from north-west to south east. 

6.116 However no objection is raised to the development by KCC Rights of Way provided that 
the footpath is not obstructed by the development (under construction) and that no 
development takes place until confirmation of the order permanently extinguishing it has 
been notified to the Local Planning Authority in writing and the new cycleway along the 
Coldharbour Road has been provided although the latter may be considered somewhat 
onerous on the developer and should be related to a more appropriate implementation 
point.

6.117 The applicants will be constructing a new footpath and cycleway on the south side of 
Coldharbour Road immediately next to the development site and where no exists at the 
present and this will link to a new footpath connection on the east side of the site that links 
Coldharbour Road with the Cyclopark.

6.118 Therefore it is considered that there is no conflict with policy CS11 (Transport) or CS12 
(Green Infrastructure) of the Gravesham Local Plan Core Strategy. 

Sustainability

6.119 The application is accompanied by an energy and sustainability statement.  This details the 
proposals to reduce energy demand and carbon dioxide emissions through: 
• Layout and orientation – The building has been designed and orientated to utilise solar 
gain and to take maximum advantage of the sun’s potential energy;  
• Improved Building Fabric Energy Efficiency - It is proposed that the building fabric energy 
efficiency is significantly improved both in terms of U-values, air tightness and thermal 
bridges. 
• Renewable energy technologies. 

6.120 It concludes that the reduction in energy demand and regulated carbon dioxide emissions 
from the inclusion of improved building fabric energy efficiency alone is in line with 
Gravesham Borough Council’s Core Strategy Policy CS18.

6.121 Subject to planning conditions it is considered that the development would conform to 
policy CS18 of the Core Strategy.   



Air Quality

6.122 Policy CS19 of the Gravesham Local Plan Core Strategy requires development to be 
located, designed and constructed to avoid adverse environmental impacts from pollution 
and air quality.

6.123 The application is accompanied by an Air Quality Assessment, Mach 2019.  This report has 
assessed the concentrations of NO2, PM10 and PM2.5 at the proposed development site 
as well as operational and construction air quality impacts at sensitive receptors on 
surrounding roads.  Air Quality modelling was carried out to assess the impact of a 
proposed commercial development off Coldharbour Road, Gravesend. Local monitoring 
next to the A2 was used to validate the model and estimated concentrations for the roads 
potentially impacted by traffic from the site.  

6.124 The report concludes that all nearby receptors do not and will not experience any 
exceedance of the National Air Quality Objectives (NAQOs) and that no receptor will 
experience any impact greater than negligible from traffic generated by the development.  
It does consider that there will be some impact from dust during construction and therefore 
recommends a dust management plan.  It is considered that this can be secured by a 
planning condition but that subject to this there is no objection to the development on air 
quality grounds and is not contrary to policy CS19 in this respect.

Drainage

6.125 In respect of drainage impacts there are a number of consultee responses (from 
Environment Agency, Southern Water and Kent County Council Flood and Water 
Management) that do not raise an overriding objection but do suggest that drainage and 
water impacts need to be fully considered and appropriately conditioned.

6.126 KCC Flood Water and Management had originally requested that the application should not 
be determined pending additional information in relation to infiltration and pollution control.

6.127 The applicant’s agents have advised:

The Applicant has demonstrated that infiltration will be achievable in both of the main 
geological strata on the site and would not present an unacceptable risk of ground 
instability.

In respect of pollution it is confirmed that sufficient controls will be utilised to ensure that 
contamination of groundwater will be avoided in accordance with CIRIA 753 SuDs Manual. 
Following these discussions, the Applicant has prepared an updated Foul and Surface 
Water Drainage Strategy. KCC has subsequently confirmed that the updated report and 
Strategy has satisfied the previous requests for clarification and that the application can be 
recommended for ‘approval’ subject to a pre commencement condition being imposed 
relating to a requirement to undertake further ground investigations.

6.128 The Board will note that KCC Flood Water and Management have now accepted this 
position but subject to the imposition of conditions.  It is therefore considered that there is 
no conflict with policy CS18 of the Core Strategy or the NPPF.



7. Conclusions and Balancing Exercise 

7.1 The principle of the development of this site for business use has been accepted in that the 
site has been the subject of two previous outline planning permissions and a more recent 
resolution to grant outline planning permission in 2018 and through the development plan 
allocation.  

7.2 The site is within a sustainable location and the combined use of the site for both a food 
retail unit (intended occupier being Lidl) and the business/employment units (intended as a 
Kier Trade City) will generate employment both during the construction phase and 
thereafter in the ensuing operational phase.

7.3 The application proposals whilst meeting the employment requirements of the local 
development plan policy being generally in line with Gravesham Local Plan Core Strategy 
policy CS07 (Economy, Employment and Skills) are nevertheless at odds with the specific 
land use allocation and therefore contrary to the adopted development plan.

7.4 Notwithstanding this the application has been assessed as to whether the particular mix of 
uses would be acceptable in wider policy terms, both in terms of retail and employment 
policies and the policy allocation and whether that specific allocation is likely to succeed 
and therefore is a viable option for the site and how that might compare in viability terms 
with the development mix as now proposed.  

The Principle of the Development and Conformity with Planning Policy

7.5 As part of the process of assessment of the policy implications of this development as well 
as considering the development plan, the Council’s own planning policy advice, the 
responses received from various consultees and the ‘neighbour’ type representations that 
have been received the Borough Council sought independent specialist advice from Avison 
Young (formerly GVA) on two technical matters - retail policies and viability.

7.6 The applicants accept that the site is ‘out of centre’ and have therefore undertaken a 
sequential assessment in accordance with the NPPF (paragraph 86) and GBC Core 
Strategy Policy CS08 (Retail, Leisure and the Hierarchy of Centres).  An impact test to 
consider the impact of the development on town centre vitality/viability and investment has 
also been submitted.

7.7 The conclusions of the Council’s consultants were that none of the sites either in the 
applicant’s retail statement or as suggested by officers were suitable or available 
alternatives to the application site and that sufficient information had been provided to 
demonstrate compliance with policy CS08 in the Gravesham Local Plan Core Strategy and 
paragraphs 86 and 87 of the NPPF in terms of the sequential assessment.

7.8 In terms of the impact test the Council’s consultant’s conclusions were that whilst there 
would be a small impact upon the town centre it was unlikely to be a significant adverse 
impact if subject to suitable controls being imposed.  

7.9 There is sufficient evidence that supports the provision of additional food retail floorspace 
within the Borough which this proposal can meet.

7.10 In respect of viability considerations, the consultants concluded that the allocated scheme 
for the site (as an enterprise centre) would not be a viable option.



Impact on Character of the Area/Visual Impact and Design and Layout

7.11 Whilst it is acknowledged that the development will result in a significant quantum and 
massing of built development on the site it is considered that with the design improvements 
that have been achieved and with significant landscaping of the site the development 
would conform to Policy CS19 of the Gravesham Local Plan Core Strategy (LPCS) and 
Section 12 (Paragraphs 124 - 132: Achieving well-designed places) of the NPPF and can 
potentially make a positive contribution to the street scene, the quality of the public realm 
and the character of the area.

Transport and Parking Impacts

7.12 The revised Transport Assessment (TA) offers significant highway mitigation and offsite 
highway works to make the development acceptable in highway terms

7.13 The highway network in Coldharbour Road and the surrounding area is highly sensitive, 
and the analysis of the impact of traffic generation on the network is complex and relies on 
a range of industry standard and widely accepted modelling techniques and that the 
estimates relating to traffic generation, traffic accumulation, and traffic queuing as a result 
of the proposed development are predictions rather than necessarily giving an accurate 
picture but they carry significant weight in the overall analysis as against what might be the 
public perception of traffic impacts on the network.  What is clear from the modelling and 
analysis is that without the development as proposed and the necessary mitigation simply 
based on predicted traffic growth in the local area this may result in a worse position in 
terms of traffic impacts than with the development and the associated mitigation by the 
base year of 2028.  

7.14 There are no overriding highway objections raised by either the GBC Highways 
Development Management Officer, Kent Highways and Transportation or Highways 
England and there are now no technical reasons to object to the development in highway 
or parking terms with the TA demonstrating that there are no residual cumulative impacts 
in terms of highway safety or the operational capacity of the surrounding transport network.  
Therefore there is no overriding conflict with Local Plan Core Strategy Policy CS11, saved 
transport policies in the Local Plan First Review and the impacts in traffic terms would not 
be severe and thus there is no conflict with the National Planning Policy Framework 
(NPPF), and notably paragraph 109.

Environmental Impacts and Impacts on Local Amenity

7.16 It is considered that subject to suitable controls the development will not result in material 
harm to local amenity and therefore would accord with Policy CS19 (LPCS) and paragraph 
127 of the NPPF.

Other Material Planning Issues and Other Technical Matters

7.17 The assessment of the various documents and supporting information and the consultation 
responses received indicate that there are no reasons to object to the development in 
respect of Ecology, Archaeology, Landscaping and Trees, Impact on Public Footpath, 
Sustainability, Air Quality, and Drainage matters which are not sufficiently able to be 
mitigated through the use of planning conditions..

Balancing Exercise 



7.18 In weighing all the issues carefully and notwithstanding the adopted development plan 
allocation and preference of the site being retained as a future site for much needed 
incubator/enterprise space for business start-ups it is considered that the balance is tilted 
in favour of the development and therefore it is recommended that PLANNING 
PERMISSION IS GRANTED subject to conditions, reasons and informatives.  

7.19 The development as proposed will provide new floorspace within the Borough, a significant 
number of jobs both in construction and in connection with the future use of the site, 
enhancements to the cycle and footpath network and off site highway improvements that 
may have some wider benefits and overall will accord with the NPPF presumption in favour 
of granting planning permission for sustainable economic development.

Departure Provisions 

7.20 If the Board agree to the officer recommendation for permission and having regard to the 
adopted development plan allocation for employment use and specifically as an enterprise 
centre/incubation space the current proposals for a mix of Use Class A1 Retail and 
business units providing employment floorspace within Use Classes B1(c), B2 and B8 this 
would be a departure from the adopted development plan and under the Town and Country 
Planning (Consultation) (England) Direction 2009 for development outside town centres 
part 5(1) of the Direction states that development that consists of or includes retail, leisure 
or office use, and which -
(a) is to be carried out on land which is edge-of-centre, out-of-centre or out-of-town; and
(b) is not in accordance with one or more provisions of the development plan in force in 
relation to the area in which the development is to be carried out; and
(c) consists of or includes the provision of a building or buildings where the floor space to 
be created by the development is:

(i) 5,000 square metres or more; or
(ii) extensions or new development of 2,500 square metres or more which, when 
aggregated with existing floor space, would exceed 5,000 square metres,

there is a requirement to notify the Secretary of State.

7.21 The proposed discount foodstore is located out-of-centre and is discordant with the land 
use provisions identified by the allocation. Accordingly, criteria (a) and (b) of part 5(1) of 
the Direction are triggered. However, the retail floorspace only measures 2,125 sq. m and 
is therefore below the thresholds identified at part (c) for where such a development is 
referable.  Nevertheless this is also dependent on the trade counters of the Trade City 
element of the development not being treated as retail rather than as employment units 
with ancillary retail sales as the floorspace threshold would be triggered. 

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

RECOMMENDATION 

PERMISSION subject to conditions, reasons and informatives, following notification to 
the Secretary of State.
 
Note: Planning Conditions and Informatives will be drafted to cover the following 
matters and these will be set out in a supplementary report 

Time Limit Condition - 3 year time limit for implementation 



Approved Plans and Particulars

Controls over the Construction of the Development 

 Submission of Code of Construction Practice/Construction Management Plan

 Limit on Hours of Construction

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

 Restriction on Use as of the Food Retail Unit as a Limited Assortment Discount Store

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

 No Subdivision of the Food Retail Unit

 Trade City Units - Use Restriction to B1 (c), B2 and B8 - light industrial, general 
industrial and storage and distribution

 Trade City Units - 15% ancillary retail and only as part of a Trade Counter operation

 Trade City Units - Restriction on the Range of Goods and Services Provided  

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

 Restriction on Subsequent Changes 

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

 Restriction on Hours of Use

 Restriction on External Storage  

Design and Detailed External Appearance 

 Submission of Details of Ground Levels and Finished Floor Levels 

 Submission of Details of Materials and Surface Treatments

 Submission of Details of Boundary Treatments 

 No Additional Hardstandings to be formed

 Details of Waste Management and Refuse  

Archaeology – programme of archaeological work



Footpath - No development to take place over Public Footpath NG20 until confirmation of the 
order permanently extinguishing it 

Contamination and Remediation 

 Submission of a Contamination Remediation Strategy 

 Unsuspected Contamination

Drainage and Surface Water Protection

 Prevention of Water Pollution - No infiltration of surface water drainage 

 Provision of Sustainable Surface Water Drainage Scheme (SUDS)

 Submission of a Verification Report for Surface Water Drainage System 

 Protection of Public Water Supply Apparatus 

 Submission of Details of Means of Foul and Surface Water Sewerage Disposal

Noise Impact

 Restriction of Noise Levels from any Plant or Equipment 

 Retail unit and the Trade City business units to be designed and built to ensure that the 
internal noise levels protect workers and the wider area

 No external loudspeakers

Highways and Parking 

 Off Site Highway Works to be completed before first occupation of either the food store or 
business units, whichever may occur first.

 Submission of Full Travel Plan 

 Submission of a Delivery Management Plan including timing of deliveries and retention 
thereafter 

 Parking Provision before commencement of use and Retention

 Cycle Parking Provision and Retention 

 Provision of Electric Vehicle Charging Points 

 Submission of Details of the Lighting of the Car Parking Areas

 Proposed highway improvement works on the Morrison’s Dumbbell Access Road using 
best endeavours



 Restriction on Home Delivery 

Sustainability - full details as per Energy and Sustainability Statement to be implemented 

Landscaping and Trees

 Retention and Protection of Trees and Hedges During Construction 

 Submission of Full Details of Soft Landscaping Scheme 

Ecology

 Reptile Translocation

 Ecological Enhancement Plan 

 Lighting Design Strategy for Biodiversity

INFORMATIVES

1.         Status of Submitted Plans and Documents 
2. Deviation from the Approved Plans
3. Building Regulations Consent
4.         Statement of Positive and Proactive Approach to Decision-Taking 
5. Pre-Commencement Conditions
6. KCC Highways and Transportation 
7. Environment Agency Requirements
8 Southern Water Advice
9 Ecology
10. Advertisements 
11. Kent Police Crime Prevention Design Advice
12. Best Endeavours on Local Employment and Training Plan 


