
SUMMARY REPORT
Application Ref: 20190834

Site Address: Garage Block South of Rembrandt Drive, Northfleet, Gravesend,
Kent.

Application 
Description: **REVISED PLANS/DOCUMENTS**

Demolition of 2 garages and erection of 1no. one bedroom 
bungalow along Rembrandt Drive, with off street car parking and a 
private rear garden.

Applicant: Mrs Sharon Donald, Gravesham Borough Council

Agent: Bptw Partnership

Ward: Painters Ash

Parish: Non-Parish Area

Decision Due Date: 6th February 2020

Publicity Expiry 
Date: 27th December 2019

Decision Level: Planning Regulatory Board – 5th February 2020.

Reason for referral: The Local Planning Authority is the applicant

Recommendation: Refusal

Summary of Reasons for Recommendation

This is a full planning application for affordable housing consisting of 1 one bedroom two person 
dwellings which are served by 1 parking space. The dwelling is single storey in height and is 
considered to be in keeping with the character and appearance of the area.

Objections has been received from surrounding properties but no consultee objections have been 
received. All objections have been carefully considered and the issues raised in the objections 
have been carefully considered.

Having carefully considered the proposal, it is considered that the proposal is contrary to local and 
national planning policy and the benefits of this proposal (most significantly relating to the 
provision of affordable housing) does not outweigh the wider harm to the street scene and 
potential impact on the existing mature Sycamore tree on the site

In conclusion the proposal is deemed to conflict with local and national planning policy and cannot 
be supported. 



1. Proposal 

1.1 The application site is on the junction of Constable Road and Rembrandt Drive and seeks 
to demolish the two existing lockup garages and replace them with a single storey 
detached 1 bedroom 2 person dwelling.

1.2 The dwelling has a ground floor area of 49.91m² and a first floor ‘day room’ is provided 
with a floor area 14m² which is served by a sky light and a window in the flank elevation. 

1.3 At the front of the property one parking space is provided along with bin storage area.

1.4 A rear and side garden is proposed for the future occupiers of the dwelling.

2. Relevant Planning History

2.1 Since the construction of the housing estate in the 1950’s there is no relevant planning 
history for the site.

3. Planning Policies

Development Plan

Gravesham Local Plan Core Strategy (September 2014):
• CS01 – Sustainable Development
• CS02 – Scale & Distribution of Development
• CS10 – Physical and Social Infrastructure
• CS11 – Transport
• CS12 - Green Infrastructure
• CS13 – Green Space, Sport and Recreation
• CS14 – Housing Type and Size
• CS15 - Housing Density
• CS16 - Affordable Housing
• CS18 - Climate Change



• CS19 - Design & Development Principles

Saved Policies in the Gravesham Local Plan First Review (November 1994):
• P3 – Vehicle Parking Standards
• T1 – Impact of Development on the Highway Network
• T5 – New Access onto Highway Network

Other material considerations 

National Planning Policy Framework (2019)
 Section 2 – Achieving sustainable development
• Section 4 – Decision-making
• Section 5 – Delivering a sufficient supply of homes
• Section 8 – Promoting healthy and safe communities 
• Section 9 – Promoting Sustainable Transport
• Section 11 – Making effective use of land 
• Section 12 – Achieving well-designed places
• Section 14 – Meeting the challenge of climate change, flooding and coastal change.
• Section 15 – Conserving and enhancing the natural environment

Supplementary Planning Guidance
• SPG2 - Residential Layout Guidelines (1996)
• SPG 4 - KCC Parking Standards (2006)
• Housing Standards Policy Statement, 1st October, 2015; and
• Technical Housing Standards: Nationally Described Space Standards.

4. Consultations, Publicity and Representations

Consultees 

GBC Highways Development Management Officer (4th December 2019)
I have no objections to the revised proposal, it complies with appropriate highway 
guidance.

GBC Highways Development Management Officer (16th August 2019)
I have no objections to the proposal providing any landscaping, building works or 
boundary treatment in front of the building line in Rembrandt Drive is 1 metre or less in 
height, this is to maximise the visibility from the parking space particularly in the direction 
of Constable Road, to reduce the risk of collision with a vehicle turning left from 
Constable Road. 

GBC Horticultural Services 
The open space lost at the two corners of Rembrandt Drive is negligible and due to 
the underutilisation of the wider open space next to Constable Road a development of 
this size seems acceptable

GBC Leisure Services 
The Open Spaces Study and the associated Standard Paper 2016, produced by Knight, 
Kavanagh & Page, highlighted that the open space at Constable Road was formally 
classed as amenity green space. These spaces fulfil a multi-functional role that make a 
positive contribution to the area that they are located within, as well as enhancing the 
overall visual aesthetics for communities. Furthermore, the standard paper states that all 
open space should be protected as a starting point, due in part to current deficiencies 
and identified additional future needs within the borough for this type of open space 
typology.



As part of this study, this particular site scores low on quality (Value was classed as 
average) and so by building on approximately 1/3  of the site is not by itself going to 
improve it, unless this can be mitigated by reducing the slope and providing additional 
play equipment/amenity equipment at site. The current area is fairly steep in gradient 
making it usable really only for dog walking. There are play swings on the site but from 
my recollection it is not technically classed as a play site area (too small) and so without 
local consultation we will not really know the local value given to the site as a whole 
without this local knowledge. It is noted that within the accompanying Design and Access 
Statement for the application, it mentions that with the ‘success of the planning 
application, Gravesham Council plan to consult with the local residents in regard to 
improvements that will be delivered on the greenspace at Constable Road’. Therefore, I 
would anticipate a commuted sum is agreed with Horticultural Services and put aside for 
such improvements at site if it is decided to develop this area for housing.  The other two 
locations (garage sites/ amenity land parcels) are fairly small and so would not be 
included within the amenity green space quantitative figures for the borough and so their 
amenity value is likely to provide more visual than recreational. 

GBC Regulatory Services 
Noise - The proposed development is in an established residential area and the new 
builds will need to comply with building regulations.  As such it is not considered 
necessary to seek to condition the development in the same vein or require higher 
standards than those required by building regulations.

Please include the Code of Construction Practice as an Informative.

Lighting – We would need to ensure that any lighting does not adversely affect other 
local residents and would therefore recommend the following conditions:

No external lighting shall be installed on site until details of its design and siting have 
been submitted to and approved, in writing, by the Local Planning Authority pursuant to 
this condition. The submitted details shall provide sufficient information as to enable 
assessment of the impact that the lighting will have on surrounding light sensitive 
receptors to be made with reference to the Institute of Lighting Professionals Guidance 
Notes for the Reduction of Obtrusive Light.  The works shall thereafter be carried out in 
accordance with the approved details.

Contaminated Land – the applicants have submitted a comprehensive 6-part report 
relating to a preliminary investigation which did not identify any risk of contamination.  As 
such, an intrusive investigation is not required.  The report did however:

1.     Recommend that, “based on the assessment of the historical maps, it is 
recommended that a specialist UXO risk assessment is undertaken to determine the risk 
to the proposed development” [in relation to unexploded shells, etc.].
2.     Propose a ‘discovery strategy’ set out in section 8.4 

This Service would ask for these two matters to be conditioned.

GBC Waste Management 
No objection raised as the design and access statement for both and they have provided 
the correct information for refuse collection etc.

External

Kent Fire & Rescue Service (9th September & 9th December 2019) 



No objection; means of access is satisfactory

Publicity

4.1 Neighbour notification letters sent to 23 addresses in the vicinity of the site and a site 
notice displayed on site with an overall expiry date of 14th August 2019.

4.2 A second round of consultation was undertaken on 2 December 2019 due to 
amended plans being received with an overall expiry date of 27th December 2019.  

4.3 As a result of both rounds of consultation a total of 72 individual comments have 
been received along with a petition signed by 96 persons. All the comments received 
object to the proposal with the material planning considerations of these objections 
listed below: 
 Adverse Impact on highway access.
 Restriction to access of garages to the rear.
 Out of context with character of the area.
 Overlooking to surrounding properties.
 Loss of green space.
 No visitor parking.
 Strain on local services such as hospitals, schools and GP surgeries.
 Increase in anti-social behaviour, due to the new homes being built where at present 

is an open area and can be overlooked by the houses surrounding the site.
 Increase in noise and pollution during and after construction.
 Other land should be development instead of this site.
 Adverse impact on trees.
 Pedestrian conflict.
 Development would not be beneficial to area.
 Cramped and disjointed developed.
 Impact on the existing mature trees on the site.
 Insufficient visitor parking for the development.
 Harmful to sightlines on the junction of Constable Road and Rembrandt Drive.

5. Planning Analysis and Planning Manager (Development Management) Comments

Application Context

5.1 The Borough has a significant need for housing, and especially affordable housing.  
Policy CS16 Local Plan Core Strategy (LPCS) seeks to meet this need in the main as a 
proportion of new private housing development sites.  This application will deliver 1 
residential dwelling, which will be designed to be wheelchair adaptable and also 
suitable for able-bodied elderly residents or those with impaired mobility.

5.2 The proposal forms the next phase of the Council’s wider regeneration strategy to 
redevelop existing Council owned substandard accommodation and other 
brownfield/underused sites and deliver new “energy efficient and fit for purpose” 
Council owned affordable homes for social rent in their place.

5.3 To enable the delivery of this strategy, additional housing needs to be brought forward 
first to create extra capacity in the existing housing stock and provide the opportunity 
for those residents who will be displaced from their accommodation in later phases of 
the regeneration programme to find new accommodation.  The redevelopment of the 
application site and the recently approved developments at St. Hilda’s Depot 



(20170737) former community Hall (20171385), Valley Drive Bedsits (2090155) and St. 
Patrick’s Gardens (20190503) will help achieve this.

Housing Need and Principle of Development

5.4 In regard to housing need, Policy CS02 (LPCS) set out the Borough’s objectively 
assessed need for housing over the Plan period (up to the year 2028) and finds that 
there is a need for at least 6,170 new dwellings during the period. Updated data shows 
that need to have increased, and will be incorporated into the forthcoming Local Plan.  
Evidence also shows that the Council is not able to demonstrate a five-year housing 
supply. This engages the first part of footnote 7 of the NPPF (2019) and this means for 
decision-taking that planning permission for applications involving the provision of 
housing should granted in line with the requirements of the NPPF (2019) Para 11(d) 
unless:

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

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

5.5 The proposed development for a net increase of ‘1’ dwelling would offer a minimal 
contribution towards meeting this local need and, accordingly, officers considers that 
this should be accorded minimal weight in support of the application. However, this has 
to be balanced against the other requirements of the NPPF (2019) as a whole, which 
requires development to add to the overall quality of the area, be visually attractive, 
sympathetic to local character and create acceptable amenity for future occupiers.

5.6 In regard to the principles of development more generally, Policy CS02 (LPCS) 
prioritises development in the urban area as a sustainable location for development, 
seeking to achieve this by:  

Promoting regeneration by prioritising the redevelopment and recycling of underused, 
derelict and previously developed land in the urban area.

5.7 The NPPF (2019) is explicit that planning policies and decisions should promote an 
effective use of land in meeting the need for homes and other uses. Paragraph 119 of 
the NPPF (2019) advises that local planning authorities should take a proactive role in 
identifying and helping to bring forward land that may be suitable for meeting 
development needs, including suitable sites on brownfield registers or held in public 
ownership, using the full range of powers available to them. Where there is an existing 
or anticipated shortage of land for meeting identified housing needs, as is currently the 
case in Gravesham, paragraph 123 of the NPPF (2019) advises that it is especially 
important that planning policies ensure that developments make optimal use of the 
potential of each site.

5.8 The application site, whilst within the urban area but is not classified as amenity 
greenspace in the 2016 Open Space Assessment, undertaken by consultants Knight, 
Kavanagh & Page (KKP). The reasoning for this is the application site is too small to be 
included within the amenity greenspace quantitative figures.  As such the site provides 
visual amenity to the area as opposed to recreational use. 

5.9 In conclusion, it is considered that the principle of residential development on the site is 
acceptable subject to the development complying with the relevant policies relating to 
design, amenity, parking provision and any other material planning considerations.



5.10 The key issues to be considered are as follows:
• Design, Character and Appearance
• Refuse Storage and Collection Arrangements 
• Amenity for future residents
• Impact on surrounding properties.
• Drainage
• Contaminated Land
• Highway Impacts and Vehicle Parking
• Residential Amenity
• Ecology and Biodiversity
• Planning Obligations/Affordable Housing

Design, Character and Appearance 

5.11 When evaluating the design of this proposal it needs to be considered against the 
design principles of Policy CS19 (LPCS) which requires development to conserve and 
enhance the character of the local built, historic and natural environment, integrate well 
with the surrounding local area and meet anti-crime standards. This stance is reflected 
in chapter 12 (Achieving well-designed places) of the NPPF (2019).

5.12 It is worth noting that the scheme that is before Members has been the subject to 
extensive pre-application discussion prior to this application being submitted.

5.13 Policy CS15 (LPCS) seeks to achieve a minimum density of 40 dwellings per hectare 
for residential development in the urban area, subject to the overriding consideration 
that the scheme is well designed and does not compromise the distinctive character of 
the area. The residential curtilage area within the overall application site equates to 58 
dwellings per hectare. This above the level required by Policy CS15 (LPCS), and is 
indicative of the restricted site.  

House size and type 

5.14 Policy CS14 (LPCS) seeks to ensure that new housing development provides a range 
of dwelling types and sizes. The proposed scheme will deliver 1 additional one 
bedroom 2 person property 

5.15 This provision will help to address identified affordable housing need and enable 
people to either downsize or upsize depending on their accommodation need, thus 
releasing other properties onto the social housing market.

Character, appearance, scale and massing 

5.16 The proposal will result in the demolition of a garage block (which is currently a neutral 
feature on the street scene) and the erection of a detached dwelling and, unlike the 
proposed dwelling for application 20190833 directly opposite this site, is smaller in size 
and constrained by the existing mature sycamore tree on site. result is a building which 
appears crammed in, and a  form of overdevelopment, also failing to respect the 
building line on either Rembrandt Drive or Constable Road (with the forwardmost 
projection jutting out on the outward corner) which is demonstrated on the proposed 
block plan below.

Proposed Site Plan Existing Site Plan



  

5.17 Unlike the proposed dwelling opposite proposed under reference (20190834) this 
proposal would overtly harm the sense of open space on the corner plot which is part of 
the original character of the 1950’s housing estate.

5.18 Whilst the proposed dwelling can physically fit on the site, the proposal would alter the 
character of the area with the construction of a dwelling on this site. It would have a 
cramped appearance causing material harm to the street scene.

5.19 It is therefore considered that the proposal would be harmful to the character and 
appearance of the area and as such the proposal would be contrary to Policies CS12 
and CS19 (LPCS) and Section 12 (Achieving well-designed places) of the National 
Planning Policy Framework (2019).    

 Refuse Storage and Collection Arrangements 

5.20 Policy CS19 (LPCS) requires new development to incorporate appropriate facilities for 
the storage and recycling of waste. 

5.21 Section 4.6 of the supporting Design & Access Statement states that each dwelling  
will have its own external bin store to the front of each dwelling which will 
accommodate the following:
 2 X 240ltr recycling and garden waste bins
 1 X 180ltr refuse bin
 1 X 23ltr food caddy

5.22 This is deemed an acceptable strategy and Gravesham Waste Services raises no 
objection to the proposed refuse arrangements. To ensure sufficient details of refuse 
arrangements are provided this would be secured with the use of a pre-occupation 
condition in the event the proposal being granted planning permission.
 

5.23 In summary with regard to refuse arrangements the development complies with Policy 
CS19 (LPCS).

Amenity for future residents 

5.24 Policy CS19 (LPCS) seeks to protect amenity and ensure acceptable future living 
conditions are included in the LPCS.  The NPPF (2019) also assists and 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”.

5.25 Internally all of the room sizes meet the Councils residential layout guidelines and the 
overall space standards for a 1 bedroom 2 person dwelling as set out in the nationally 
prescribed space standards.

5.26 Within the roof space of the dwelling a day room is provided which provides future 
occupiers with storage space.

5.27 The garden area is constrained on this site with the tree to the east but would still 
provide future occupiers with 85m² of amenity space (which excludes the driveway). 
Whilst the garden area would not meet the required depth of 7.6m required by the 
Council’s Residential Layout Guidelines this is adequately by the size of the garden, 
which ensures that future occupiers would have acceptable private garden area.

5.28 In summary the proposed dwelling would provide acceptable living conditions for future 
occupiers and there is no conflict with local or national planning policy.

Impact on surrounding residents

5.29 Development should not cause demonstrable harm to the amenity of any existing 
residents or property such that it will materially harm their living conditions. This is 
reflected in Policy CS19 (LPCS) which requires new development to safeguard the 
amenity, including privacy, daylight and sunlight, of its occupants and those of 
neighbouring properties and land, and paragraph 127 of the NPPF (2019) which 
requires the amenity of existing residents to protected.

5.30 The single storey dwelling has one high level roof light window on the west elevation 
looking towards 84 Rembrandt Drive and this window will not harm the amenity of 
existing or future occupiers of 84 Rembrandt Drive.

5.31 On the north elevation is a window serving the first floor day room of this dwelling and 
will look onto the current green space to the north (which is subject of application 
20190833) the position of this window and the road between both sites would not have 
an adverse impact on the existing site layout to the north or of the proposed dwelling if 
that granted consent. 

5.32 The proposed dwelling is single storey and there will be no material overlooking, 
overshadowing or loss outlook to any surrounding properties of Constable Road or 
Rembrandt Drive.

5.33 In summary this proposal will not have an adverse impact on the amenity of 
surrounding properties and there will be no conflict with local or national planning 
policy.

Drainage 

5.34 The application site lies within Ground Source Protection Zone 2 and is not within a 
flood zone. The Environment Agency advice for development in the nature of these 
sites is that no infiltration of surface water drainage shall not be permitted without the 



LPA consent. This would be the subject of a planning condition if the proposal was to 
be granted planning consent.

5.35 Policy CS18 (LPCS) sets out the requirements for dealing with sustainable drainage 
and surface water run-off. KCC is the Lead Local Flood Authority and have been 
consulted on the application and their comments are outstanding. As KCC have 
provided comments on similar size developments within the borough if the proposal 
was supported the following standard KCC condition on sustainable surface water 
drainage would be used.

1. Development shall not begin until a detailed sustainable surface water drainage 
scheme for the site has been submitted to (and approved in writing by) the Council.

2. Details of operation and maintenance of the sustainable surface water drainage 
scheme.

3. Verification Report pertaining to the surface water drainage system.
4. Details of infiltration if used to manage flood water.

5.36 In summary subject to suitable conditions there is no conflict with Policy CS18 (LPCS).

Contaminated Land

5.37 Policy CS19 (LPCS) and Paragraph 170 NPPF (2019) requires new development to 
avoid adverse environmental impacts of land contamination and remediating 
contaminated land. 

5.38 The applicant has submitted the following:
 Preliminary Investigation Report (Soils Limited, April 2019)

5.39 In order to ensure any unexpected contamination issues are fully addressed a 
watching brief condition for contamination will be included. 

5.40 Regulatory Services have also stated that an Unexploded Ordnance Risk Assessment 
should be conditioned along with a discovery strategy. 

5.41 Subject to the above recommendations being conditioned in the event of the proposal 
being supported no conflict with Policy CS19 (LPCS) and Paragraph 170 of the NPPF 
(2019).

Highway Impacts and Vehicle Parking

5.42 The proposed development needs to be considered against Policy CS11 (LPCS) 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 stance is reflected in the NPPF (2019) 
which states at paragraph 109 development should only be prevented or refused on 
transport grounds where the cumulative impact of development are severe. In this 
instance the nature and scale of the development does not require a transport 
statement or transport assessment.

5.43 A concern was raised from 3rd parties that the proximity of the dwelling would restrict 
access to larger vehicles accessing Kipling Hall Community Hall (which is used by a 



scout group) and the below photograph shows that there has been considerable 
encroachment onto the grass verge the subject to this application. 

5.44 If vehicles cannot access the site without encroaching 3rd party land this is not a 
material planning consideration for this application. However the applicant was advised 
of this concern and has increased the width of the access way from 3.08m to 4.72m 
which will allow the larger vehicles to still access to the Kipling Hall Community Hall 
and surrounding garages.

5.45 Gravesham’s Highway Development Management Officer has reviewed the revised 
parking arrangements for the scheme and access changes and raises no objection to 
the proposal. 

5.46 Concern from objectors that the development would have an adverse impact on the 
parking situation within the area are noted but the proposal provides sufficient parking 
provision 1 space per dwelling, meeting the Council’s parking standards. It is not 
considered that this development would be detrimental to the surrounding highway 
network.

5.47 It is therefore considered that that the parking arrangements for the development 
comply with local and national planning policy and can be supported. 

5.48 In regard to concern raised by 3rd parties that the development would restrict visibility 
on the corner of Rembrandt Drive and Constable Road a condition would be included 
in the event of approval that no boundary treatment or soft landscaping should exceed 
1m in height.

5.49 To ensure that the scheme is future proofed and sustainable in the event of approval a 
condition would have been including requiring the parking space to have passive 
provision for electric vehicle charging. 

5.50 There is sufficient pedestrian access to and from the site and no highway danger 
arises to pedestrians from this development. 

5.51 No conflict arises with local and national planning policy in regard to highway matters.

Ecology and Biodiversity



5.52 The application site falls within 6km of the Thames Estuary and Marshes Special 
Protection Area (SPA) classified in accordance with the European Birds Directive 
which requires Member States to classify sites that are important for bird species listed 
on Annex 1 of the European Directive, which are rare and/or vulnerable in a European 
context, and also sites that form a critically important network for birds on migration.  It 
is also listed as a Wetland of International Importance under the Ramsar Convention 
(Ramsar Site).  Studies have shown marked declines in key bird species, particularly in 
areas that are busiest with recreational activity.  Research conducted in 2011 found 
that additional dwellings were likely to result in additional recreational activity, causing 
disturbance to protected bird species that over-winter or breed on the SPA and 
Ramsar Site.  The studies found that 75% of recreational visitors to the North Kent 
coast originate from within 6 km of the SPA boundary and Ramsar Site.  The impacts 
of recreational disturbance can be such that they affect the status and distribution of 
key bird species and therefore act against the stated conservation objectives of the 
European Sites.  

5.53 The Borough Council has mitigated out the impacts of this on each and every planning 
application for a new residential development of one or more units within the 6km zone 
since September 2015 by accepting a Strategic Access Mitigation and Monitoring 
Strategy (SAMMS) (tariff) payment (currently £245.56 per dwelling).  This approach is 
approved by Natural England for all new residential developments.

5.54 For every planning application for a new dwelling (including new flats) which does not 
require any other contributions to be secured through a s106 legal agreement or 
unilateral undertaking the tariff has been secured through a contribution agreement.

5.55 Irrespective of the above, a Court of Justice European Union (CJEU) ruling means a 
screening assessment as to whether the development either alone or in combination, 
is likely to have significant effects on a designated site is required.  The CJEU sees a 
distinction between “the plan or project” itself and “measures intended to avoid or 
reduce the harmful effects of a plan or project on a European site”. This means that 
mitigation measures, which are intended to avoid or reduce effects, should be 
assessed within the framework of an AA and cannot be taken into account at the 
screening stage.  

5.56 In this case a contribution has been provided by the applicants and a screening for 
Appropriate Assessment (AA) has been undertaken.

5.57 The Local Planning Authority is satisfied that the proposal would put in place adequate 
measures to mitigate potential significant adverse effects on the Thames Estuary and 
Marshes SPA/Ramsar site.

5.58 In order to ascertain if there would be any impact on building on the amenity 
greenspace a preliminary ecological appraisal has been undertaken which concluded:

Accordingly, and in consideration of the scale and nature of proposals, it is likely that 
any residual impacts upon the local conservation status of rare, notable or protected 
species can be avoided, minimised or compensated for, assuming the key mitigation 
actions described in this report are followed.

Net gains for biodiversity will likely by achieved through augmented wildlife-friendly 
landscaping and the introduction of bird and bat boxes around the site.



5.59 The report does recommend that any soft landscaping should seek to provide habitat 
improvements for wildlife. 

5.60 In order to address the concern from 3rd parties regarding potential impact on larger 
vehicle access to the rear of the site and beyond, the proposed dwelling has moved 
closer to the existing mature Sycamore tree (from 3.52m to 4.42m). 

5.61 The revised plans have not been accompanied with sufficient information to 
demonstrate that the dwelling can be constructed without damaging the health of, or 
requiring the existing mature sycamore tree to be removed.

5.62 In the absence of such information it cannot be determined if the existing mature 
Sycamore tree would need to be removed to accommodate the dwelling. The potential 
loss or damage to this mature tree would be unacceptable and the proposal would also 
fail to demonstarte a net gain in biodiversity terms.

5.63 As such the proposal fails to comply with Policy CS12 (LPCS) and paragraph 175 of 
the NPPF (2019).

Planning Obligations/Affordable Housing

Procedural issue

5.64 Planning obligations under Section 106 of the Town and Country Planning Act 1990 
(as amended), commonly known as s106 agreements, are a mechanism that is used 
by the Council, often use to secure financial contributions or other forms of mitigation 
such as affordable housing from developers, make a development proposal acceptable 
in planning terms.  As the Council is the applicant in this case, the use of s106 
Agreement to secure financial contributions from ourselves towards Strategic Access 
and Mitigation Measures Strategy (SAMMS) and to secure affordable housing is not an 
appropriate way forward and alternative legal mechanisms need to be used.

5.65 Officers consider that the same outcomes can be achieved via alternative appropriate 
mechanisms, as follows:
1. GBC would sign a SAMMS Contribution Agreement letter agreeing to the financial 

contributions (£1718.92) towards the cost of measures to mitigate the impact of the 
development on the over-wintering bird interest on the North Kent Marshes.

2. It is proposed to include condition to ensure that the proposed housing remained 
affordable for both first and all subsequent occupants.  Given the inability of the 
Council to enter into a legal agreement with itself, it is considered that this can now 
be secured via a planning condition.  

Affordable Housing

5.66 The Borough Council’s position on affordable housing, as set out in Policy CS16 
(LPCS), is that it will be required at a provision of 30% on sites in the urban area 
proposing 15 or more dwellings.  The Council seeks a broad mix of 70% rented and 
30% shared ownership, although the tenure mix should meet local needs and 
achieve a socially inclusive development.

5.67 Under this proposal the applicant would not need to provide any affordable dwellings 
based on the split as set out in Policy CS16 (LPCS). However, the applicant has 



applied for a  affordable scheme and to achieve this the following condition will be 
included:

The residential units hereby permitted shall not be occupied until a scheme for the 
provision of affordable housing has been submitted to and approved in writing by the 
Local Planning Authority.  The affordable housing shall be provided in accordance with 
the approved scheme and retained thereafter and the provision shall meet the 
definition of affordable housing set out in Annex 2 of the National Planning Policy 
Framework (2019) or any future guidance that replaces it.  The scheme shall include: 

(i) the numbers, type and tenure of the affordable housing provision to be made, 
(ii) the occupancy criteria to be used for determining the identity of occupiers of 

the affordable housing and the means by which such occupancy criteria shall 
be enforced. 

Reason: In the interests of securing affordable housing in accordance with policy 
CS16 (Affordable Housing) of the Gravesham Local Plan Core Strategy (September 
2014).

5.68 With the scheme being affordable housing this will help local people on the housing list 
waiting for social housing to meet their needs.  As of January 2020 the waiting list is as 
follows:
 1 Bedroom – 741
 2 Bedroom – 575
 3 Bedroom – 310
 4 Bedroom – 60
 5 Bedroom – 97

5.69 To give context the social housing list has increased. Quarter 4 of 2018/2019 shows 
there are 572 people requiring 1 bed; 537 with a 2 bedroom need and 232 households 
requiring 3 bedroom properties. In Quarter 1 of 2019/2020 shows there are 624 people 
requiring 1 bed; 577 with a 2 bedroom need and 251 households requiring 3 bedroom 
properties.

5.70 This proposed development will provide 1 dwelling for general needs accommodation 
which will help reduce the waiting list. As the above figures highlight the waiting list is 
currently growing. In addition a further benefit is that the smaller properties may help 
people who wish to downsize, thus freeing up larger properties for other people on the 
housing register.

5.71 As noted, whilst the development does not exceed the threshold above which 
Affordable Housing is required by planning policy, it is proposed as such and shall be 
secured, and is considered to represent a not insignificant benefit arising from the 
proposal.

6. Other Material Considerations

6.1 Under section 75ZA of the Town and Country Planning Act, officer reports are 
required to include a list of 'financial benefits' which are likely to be obtained by the 
authority as a result of the development. A 'financial benefit' must be recorded 
regardless of whether it is material to the Council's decision. Government advice is 
that the decision maker should consider whether it is a material consideration in the 
consideration of a planning application. 



6.2 In this instance the proposed new residential unit would generate the New Homes 
Bonus and Council Tax receipts, as well as provide the aforementioned SAMMs 
financial contribution.  These benefits are considered to be by products of any 
permission or necessary mitigating sums, and have not been afforded an overall 
significant degree of weight in favour of the recommendation. 

6.3 The application has been considered in the light of the Human Rights Act 1998. 
Officers are satisfied that the analysis of the issues in this case and the consequent 
recommendation are compatible with the Human Rights Act.

6.4 Due regard has been had to the Public Sector Equality Duty, as set out in Section 
149 of the Equality Act 2010. It is considered that the application proposals would 
not undermine the objectives of the Duty.

7. Conclusion 

7.1 Having carefully considered the proposal it is considered that the proposal is contrary to 
local and national planning policy and the benefits of this proposal (provision of 
affordable housing) does not outweigh the wider harm to the street scene and potential 
impact on the existing mature Sycamore tree.

7.2 Bearing all of the above in mind, it is not considered that this proposal can be 
supported and is recommended for refusal accordingly.

_________________________________________________________________________

Recommendation

The recommendation is for refusal on the following grounds:

1. The proposed development would create a cramped form of development that would not 
respect the building line of either Constable Road or Rembrandt Drive and would not 
relate well to the character of the street scene and would not integrate well with the 
surrounding local area. As such the proposed development would, if permitted, fail to 
maintain the prevailing character of the area contrary to the objectives of Policy CS19 of 
the Gravesham Local Plan Core Strategy (2014) and section 12 of the of the National 
Planning Policy Framework (2019).

2. In the absence of information to demonstrate if the existing mature Sycamore Tree 
which currently provides a positive contribution to the landscape setting and amenity 
of the area would not be damaged or be required to be removed in order to 
accommodate the proposed development . Furthermore the loss of the tree would 
result in a loss of biodiversity on the site. As such the proposal is Contrary to Policies 
CS12 and CS19 of the Gravesham Local Plan Core Strategy, September 2014 and 
175 of the National Planning Policy Framework (2019).


