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SUMMARY REPORT

Application Ref: 20200478

Site Address: 100C Wrotham Road Gravesend Kent DA11 0QH

Application 
Description:

Application for continued use of the two outbuildings in the rear garden 
as two separate residential dwellings along with minor alterations to the 
existing buildings and garage.  

Applicant: Mr J S Gill

Agent: Mr James Barron, Barron Edwards Ltd

Ward: Pelham

Parish: Non-Parish Area

Decision due date: 21 July 2020

Publicity expiry date: 26 June 2020

Decision Level: Planning Committee – 22 July 2020

Reason for referral: At the request of Cllr Wallace

Recommendation: Refusal
_______________________________________________________________________________________________

Summary of Reasons for Recommendations

The proposal is to continue the use of the two outbuildings in the rear garden as separate 
residential dwellings.

The proposed development due to its awkward siting, position, means of access and 
appearance of the residential accommodation proposed, including the main access point, 
constitutes poor design and appears ad hoc, contrived and chaotic in appearance.  The 
development fails to integrate with, and is in conflict with the character and appearance of the 
surrounding area.  As such, the proposal is contrary to Policies CS14 and CS19 of the 
Gravesham Local Plan Core Strategy (September 2014) and Section 12 of the National 
Planning Policy Framework (2019) which seeks to ensure that new development is, amongst 
other things, locally distinctive and reinforces the local character of the area.

The accommodation proposed would create oppressive living accommodation due to poor 
outlook and lack of privacy (unit 2), and, in the absence of sufficient information to demonstrate 
that excessive noise and disturbance would not arise, harm in that regard (unit 1).  An 
inadequate quality of living accommodation would therefore arise, and the application is 
contrary to Policy CS19 of the Gravesham Local Plan Core Strategy, September 2014 and 
Section 12 of the National Planning Policy Framework (2019) which seeks to ensure, amongst 
other things, that new development shall avoid causing harm to the amenity of its occupants 
and those of neighbouring properties.
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The applicant has failed to provide any ecological evidence to inform a habitat regulations 
assessment covering the impact of the development on the SPA/Ramsar site or offered a 
financial contribution towards mitigation measures to address the impact of the development on 
the SPA/Ramsar site.  The proposal is therefore contrary to Policy CS12 of the Borough 
Council's adopted Gravesham Local Plan Core Strategy (September 2014) which seeks to 
ensure that detrimental effects on the integrity of SPA/Ramsar sites are avoided.

As such it is considered that this planning application cannot be supported.

____________________________________________________________________________

MAIN REPORT

1. Site Description and Surroundings

1.1. The application site is a detached dwelling with a large rear garden.  There are two 
outbuildings which have been converted into residential accommodation with access 
from Elmfield Close.  The character of the area is three storey town houses and 
bungalows with blocks of garages.

2. Submitted Documents/Plans

The application comprises the following documents and plans:

Application form received 26 May 2020.
Planning statement received 26 May 2020.
Drawing no. WR-17-P3 rev 1 (existing and proposed elevations) received 26 May 2020.
Drawing no. WR-17-P2 rev 1 (existing and proposed plans) received 26 May 2020.
Drawing no. WR-17-P1 rev 1 (proposed site layout and site location) received 26 May 2020.

3. Relevant Planning History

AP  
2020/00008/ENF

Appeal against the Enforcement 
Notice that without the benefit of 
planning permission the material 
change of use of the two 
outbuildings in the rear garden of 
the property to use as separate 
residential dwellings and the 
formation of associated residential 
curtilages.

Appeal In Progress

20171180 Continued use of the two 
outbuildings in the rear garden as 
two separate residential dwellings.

REF 30.10.2019

20120526 Application for Lawful Development 
Certificate for the existing use of 
the two outbuildings in the rear 
garden as residential dwellings.

CRLD 30.01.2013
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20000496 Alterations to increase height of 
roof by 1.5m on existing double 
garage at the rear with 
storage/games room in the roof 
space.

REF 16.08.2000

 
19910360 Erection of single storey front 

extension to form enlarged lounge 
and part single storey and part  two 
storey rear extension to form 
enlarged kitchen and enlarged 
lounge with two bedrooms, 
bathroom and en-suite toilet over.

PER 25.06.1991

4. Development Plan

Gravesham Local Plan Core Strategy (September 2014):
 Policy CS01: Sustainable Development 
 Policy CS02: Scale and Distribution
 Policy CS11: Transport
 Policy CS12: Green Infrastructure 
 Policy CS14: Housing Type and Style 
 Policy CS15: Housing Density
 Policy CS18: Climate Change 
 Policy CS19: Development and Design Principles

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

5. Other material considerations 

National Planning Policy Framework (2019)
• Section 2 – Achieving sustainable development
• Section 12 – Achieving well-designed places

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

6. Consultations, Publicity and Representations

GBC Private Sector Housing

The applicant must be satisfied that no Category 1 hazards exist as defined by the Housing Act 
2004, Housing Health and Safety Rating system (HHSRS).  Information on the Housing Act 2004 
and HHSRS can be found at www.gov.uk

Concerns are raised regarding means of escape from fire in both properties.  Evacuation from 
sleeping areas will require occupants to pass through high risk areas in order that a place of safety 
can be reached. 
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The applicant in the first instance must review the internal arrangements so that all sleeping rooms 
exit into a lobby area which then provides a direct means of escape.  

If it is not practicable to review the internal arrangements, the situation can only be accepted if the 
inner room has access to a suitable door opening onto an alternative safe route of escape, or it is 
situated on a floor which is not more than 4.5m above ground level and has an escape window 
leading directly to a place of ultimate safety; an adequate automatic fire detection and warning 
system is in place i.e. linked heat/smoke detectors covering all areas; and a fire-resisting door of 
an appropriate standard is fitted between the inner and outer rooms.

Or alternatively consider other means to prevent the spread of fire/protect the means of escape 
such as a sprinkler system.

Current internal arrangements are likely to constitute a Category 1 hazard under the above 
legislation and the Local Housing Authority will have a mandatory duty to take action.

The Private Housing Team can be contacted on the number below for further advice.

Cllr Jenny Wallace

Has requested that the application be determined by Planning Committee for the following 
reasons:

1) The site has a long history, dating back to 2012, of refused planning applications and planning 
enforcement action by Gravesham Borough Council. 
 
2) To allow Members of the Planning Committee to assess the living conditions and visual amenity 
for future occupiers of the proposed dwellings.
 
3) To assess the scale and design of the development against Gravesham Borough Council’s 
adopted planning policies and the Local Plan.
 
Highway Development Management Officer 

This proposal raises some concerns given the Google Street View history of the site.. 

 

October 2008
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April 2012

May 2014

May 2018

In each instance cars have been parked on the highway behind the property in question.

No details have been provided on when these outbuildings were first occupied as individual 
dwellings, but despite complying with guidance the evidence suggests that the parking for 
these two properties if permitted would be inadequate and potentially vehicles would be parked 
in the turning area for Elmfield Close.
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It also should be noted that each dwelling should have secure and weather proof parking for a 
bicycle each.

In this case relying on the evidence provided by Google Street View, a single parking space per 
dwelling would be inadequate and the overspill parking is a hazard to vehicles using Elmfield 
Close. In addition, no provision is made for the secure and weather proof storage of bicycles at 
either property. Therefore, in this particular instance I suggest the Council’s and County 
Council’s residential parking guidance is inadequate on the application should be refused. 

Neighbouring properties

The application has been advertised by two site notices and neighbour letters to 18 properties.  15 
letters of representation have been received (2 from the same person and 2 from the same 
address).

Main concerns:

- Rainwater falls directly into neighbouring garden
- No allocated bins, rubbish piles up
- Access to other neighbours’’ garages is often blocked
- Out of character, unsightly and an eyesore
- Unsociable behaviour
- Inadequate living accommodation
- Entrance is not built for a residential entrance
- Parking issues
- Overlooking/loss of privacy of both the neighbours and the occupants
- One property has a family of four living in it, overcrowding
- Overlooking from rooflights
- Properties in Wrotham Road should not have access from Elmfield Close
- It appears that a business is being run from the property
- Noise pollution
- Commercial vehicles are often parked in the close

7. Planning Analysis

7.1 Proposal 

This application seeks retrospective planning permission for the continued use of the two 
outbuildings in the rear garden as two separate residential dwellings along with minor alterations 
to the existing buildings and garage.

Unit 1 is approx. 7.5m long and 5.8m wide and two storey.  It is approx. 5m high with a barn hip 
roof.  Internally there would be a kitchen/living room, utility room and bathroom at ground floor and 
a bedroom and hallway at first floor.

Unite 2 is approx. 18m long and 4m wide and is single storey.  It is approx. 3 - 3.8m high (due to 
land level changes) and has a pitched roof.  Internally there would be a shower room, 
kitchen/diner and a studio (bedroom).

The garage to the front of the site (on Elmfield Close) is altered from having a garage door on the 
front and back to having two ‘front’ doors facing Elmfield Close and two arches to the rear facing 
the dwellings.  Internally there would be one cycle space and bin store for each property.

7.2 Background
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July 2017 the LPA received a number of complaints that alleged the two outbuildings in the rear 
garden of 100c Wrotham Road were in occupation by persons unrelated to the family living at 
100c Wrotham Road.

In September 2017 an inspection of the site was carried out which confirmed the buildings were in 
occupation independently to the main dwelling by persons not related to 100c Wrotham Road.
The rear garden has been sub-divided, the properties had independent service connections and 
access was gained from Elmfield Close.

On 1 November 2017 the owner submitted planning application 20171180 which sought the 
‘Continued use of the two outbuildings in the rear garden as two separate residential dwellings’.
On 30 October 2019 the application was refused on the following grounds:

1. The awkward siting, position, means of access and appearance of the residential 
accommodation proposed, including the main access point, constitutes poor design and 
appears ad hoc, contrived and chaotic in appearance.  The development fails to 
integrate with, and is in conflict with the character and appearance of the surrounding 
area.  As such, the proposal is contrary to Policies CS14 and CS19 of the Gravesham 
Local Plan Core Strategy (September 2014) and Section 12 of the National Planning 
Policy Framework (2019) which seeks to ensure that new development is, amongst 
other things, locally distinctive and reinforces the local character of the area.

2. The accommodation proposed would benefit from inadequately sized living space and 
lack of privacy (unit 2), and poor outlook and, in the absence of sufficient information to 
demonstrate that excessive noise and disturbance would not arise, harm in that regard 
(unit 1).  An inadequate quality of living accommodation would therefore arise, and the 
application is contrary to Policy CS19 of the Gravesham Local Plan Core Strategy, 
September 2014 and Section 12 of the National Planning Policy Framework (2019) 
which seeks to ensure, amongst other things, that new development shall avoid causing 
harm to the amenity of its occupants and those of neighbouring properties.

3. The applicant has failed to provide any ecological evidence to inform a habitat 
regulations assessment covering the impact of the development on the SPA/Ramsar site 
or offered a financial contribution towards mitigation measures to address the impact of 
the development on the SPA/Ramsar site.  The proposal is therefore contrary to Policy 
CS12 of the Borough Council's adopted Gravesham Local Plan Core Strategy 
(September 2014) which seeks to ensure that detrimental effects on the integrity of 
SPA/Ramsar sites are avoided.

An enforcement notice was issued dated 11 December 2019 for the following reasons:

The awkward siting, position, means of access and appearance of the unauthorised residential 
accommodation, constitutes poor design and appears ad hoc, contrived and chaotic in 
appearance.  The unauthorised development fails to integrate with, and is in conflict with the 
character and appearance of the surrounding area.  As such, the unauthorised development is 
contrary to Policies CS14 and CS19 of the Gravesham Local Plan Core Strategy (September 
2014) and Section 12 of the National planning Policy Framework (2019) which seeks to ensure 
that new development is, amongst other things, locally distinctive and reinforces the local 
character of the area.

The unauthorised accommodation would benefit from inadequately sized living space and lack of 
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privacy (unit 2), and poor outlook and, in the absence of sufficient information to demonstrate that 
excessive noise and disturbance would not arise, harm in that regard (unit 1).  An inadequate 
quality of living accommodation would therefore arise, and the unauthorised development would 
be contrary to Policy CS19 of the Core Strategy, September 2014 and Section 12 of the National 
Planning Policy Framework (2019) which seeks to ensure, amongst other things, that new 
development shall avoid causing harm to the amenity of its occupants and those of neighbouring 
properties.

The applicant has also failed to provide any ecological evidence to inform a habitat regulations 
assessment covering the impact of the unauthorised development on the SPA/Ramsar site or 
offered a financial contribution towards mitigation measures to address the impact of the 
unauthorised development on the SPA/Ramsar site.  The unauthorised development is therefore 
contrary to Policy CS12 of the Borough Council’s adopted Gravesham Local Plan Core Strategy 
(September 2014) which seeks to ensure that detrimental effects on the integrity of SPA/Ramsar 
sites are avoided.

The notice required the following:

1. Cease using the two outbuildings, as identified on the attached plan as units 1 and 2 as 
separate residential dwellings.

2. Disconnect all independent services i.e. water, electricity, gas and remove the consumer 
units in their entirety.

3. Remove from the land all subdividing fencing from the rear garden.
4. Remove the resultant rubble or debris from the site upon compliance with step 2 and 3.

The period of compliance was 6 months.

The owner has lodged an appeal against the enforcement notice under reference 
APP/K2230/c/20/3245867.  The final comments were due on 1 July 2020 and the Council is now 
waiting for the Inspector’s decision.

This current application has amended the refused scheme by increasing the footprint of unit 2, 
creating an access for each property through the garage including bin and cycle storage, 
additional windows in the roof slope and rear elevation of unit 1 and a rearrangement of the 
garden areas.

7.3 Housing Need

In regard to housing need, Policy CS02 (LPCS) sets 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. Evidence now available 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 
and this means for decision-taking that planning permission for applications involving the provision 
of housing should be granted in line with the requirements of the NPPF Para 11(d) unless:

i. the application of policies in this Framework (the NPPF) 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 this Framework taken as a whole.

The proposed development for a net increase of ‘2’ no. dwellings 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 
other requirements of the NPPF and in particular paragraph 127, 130 and 133 -  of the NPPF 
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which requires development to be add to the overall quality of the area, be visually attractive, 
sympathetic to local character and create acceptable amenity for future occupiers.  The proposed 
development is considered unacceptable as discussed below.

7.4 Character and Appearance

Policy CS19 (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 NPPF 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.

Paragraph 124 of the NPPF, states that the creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. 

As established in the previous section of this report (Housing Need and the Principle of 
Development) the site is located within an area which is characterised by single family dwellings 
on spacious plots.

It is acknowledged that both structures (albeit not in the use currently being undertaken) are 
immune from enforcement action this does not make their continued use as single family dwellings 
automatically acceptable. Using two garden outbuildings incidental to the existing dwelling is 
fundamentally different from using them as separate dwellings.  

However, the chaotic and contrived formation of two residential units on the application site is 
clearly of poor design quality, and out of character with the surrounding area.  The access through 
a narrow corridor formed within the garage structure leading out to a main access point amidst a 
row of generally poor quality garage structures is indicative of a form of development that is poorly 
thought out.

The continued use of the two garden outbuildings as single family dwellings at the rear garden of 
100C Wrotham Road by virtue of their siting, size and design is a cramped form of development 
and constitutes overdevelopment of the garden.  This would be out of keeping with the relatively 
spacious character of the dwellings in the surrounding area.  As such, the proposal is contrary to 
Policies CS14, CS15 and CS19 of the Gravesham Local Plan Core Strategy, September 2014 and 
Section 12 of the NPPF (2019).

It should be reiterated that a lawful development certificate for use as self-contained residential 
accommodation was refused on 30th January 2013.  No subsequent certificate has been issued 
since that date.

7.5 Amenity of Future Occupiers

Policy CS19 (LPCS) requires that all development should be ‘fit for purpose’ and be ‘adaptable 
to allow changes to meet the need of users’ and that ‘the design and layout of new residential 
development, including conversion, will accord with the adopted Residential Layout Guidelines’   
On 25 March 2015 the Government issued a written ministerial statement which introduced 
new technical housing standards in England and set out how these would be applied through 
planning policy which came into effect on 1 October 2015.  From this date, existing Local Plan 
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policies need to be interpreted with reference to the nearest equivalent national technical 
standard.

Comparison Table of National Standards and Proposed Internal Space

Unit No. National Space 
Standard GIA

Proposed 
GIA

Unit 1 (1 bedroom 2 person two storey dwelling) 58m² 76.m²
Unit 2 (1 bedroom 2 person 1 storey dwelling) 50m² 42m²

Unit 1
Whilst Unit 1 may meet the GIA as set out in the National Space Standards it directly abuts 3 
garages which the applicant has no control over.  No information has been provided regarding 
the construction of the eastern end wall and whether it provides adequate sound mitigation 
between the ground floor living space in unit 1 and the adjacent garages.

Unit 2
With regard to Unit 2 being a 1 bedroom (2 person), single storey dwelling, has a floor space of 
42m² which meets the recommended floor area of a 1 bedroom, 2 person, 1 storey dwelling.  
The kitchen/diner window facing west has outlook of approx. 3m until the boundary fence and 
the northern window approx. 2.2m.  The bedroom window has more acceptable levels of 
outlook.  The garden areas are overlooked by the dwellings to the south which are three storey 
and look directly into the private garden space which is harmful to the amenity of existing and 
future occupiers and would be contrary to CS19 (LPCS).

Detailed concerns have also been raised regard the means of emergency access for both units:

Concerns are raised regarding means of escape from fire.  Evacuation from sleeping area will 
require occupants to pass through high risk areas i.e. the kitchen/living area in order that a 
place of safety can be reached

The above comments further reinforce that this development would provide unacceptable living 
conditions for future occupiers and would be contrary to Policy CS19 (LPCS).

Site Access

As the below plans show the only access to the site is via two doorways in front of car parking 
spaces. This provides a dark and oppressive access to both dwellings and this proposal provides 
no details on how this narrow access would provide acceptable refuse arrangements for both 
dwellings.  This is unacceptable in design terms and as shown would also present difficulties in, 
for example accessing the units with pushchairs, bicycles or moving refuse containers. 

The continued use of both outbuildings as dwellings provides poor living conditions for existing 
and future occupiers of the dwellings and would cause material harm to their amenity and privacy 
due to the dwellings, having wholly inadequate private garden area, poor outlook, lack of privacy 
and unacceptable access to the dwellings.  As such, the proposal is contrary to Policy CS19 
(LPCS) which seeks to ensure, amongst other things, that new development shall avoid causing 
harm to the amenity of its occupants and those of neighbouring properties.  

7.6 Neighbouring Amenity

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 
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(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 which requires the amenity of existing residents to protected.

The buildings already exist and therefore will not result in any detrimental impact in terms of loss 
of outlook, sunlight or daylight.  There are rooflight windows proposed in the roofslopes of unit 1 
which have potential to result in overlooking of neighbouring properties and, if permission was to 
be granted, a condition would be recommended that these be fitted with obscure glass and non-
opening or have a floor to cill height of 1.7m.

7.7 Ecology and Biodiversity

As the application site is within 6km of the North Kent Marshes SPA/Ramsar Sites, the proposed 
development is likely to have a significant effect, either alone or in-combination, on the coastal 
North Kent Special Protection Areas (SPAs)/Ramsar sites from recreational disturbance on the 
over-wintering bird interest.  Natural England has advised that an appropriate tariff of £250.39 per 
dwelling (excluding legal costs) should be collected to fund strategic measures across the 
Thames, Medway and Swale Estuaries.  The strategic measures are in the process of being 
developed, but are likely to be in accordance with the Category A measures identified in the 
Thames, Medway & Swale Estuaries Strategic Access Management and Monitoring Strategy 
(SAMM) produced by Footprint Ecology in July 2014. 

The interim tariff stated above should be collected for new dwellings, either as new builds or 
conversions (which includes HMOs and student accommodation), in anticipation of:

 An administrative body being identified to manage the strategic tariff collected by the 
local authorities;

 A memorandum of understanding or legal agreement between the local authorities and 
administrative body to underpin the strategic approach;

 Ensure that a delivery mechanism for the agreed SAMM measures is secured and the 
SAMM strategy is being implemented from the first occupation of the dwellings, 
proportionate to the level of the housing development.

The applicant has made no effort to make this payment and therefore the development conflicts 
with the requirements of the Habitat Regulations and Section 14 (specifically paragraphs 175 and 
176) of the National Planning Policy Framework 2019 and Policy CS12 of the Gravesham Local 
Plan Core Strategy 2014.

7.8 Parking and Highways

Policy CS11 (LPCS) states that new development should mitigate its 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 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.

Whilst it is noted that concerns are raised with regards to the parking, the proposal for two spaces 
(one space each) meets the adopted standards and sufficient parking would be available in the 
front garden of 100C Wrotham Road.  On this basis, the proposal complies with Local and 
National Policy. As such, subject to a condition safeguarding these spaces (if the proposal was to 
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be supported), no conflict with Local and National Planning policy regarding Parking and Highways 
issues.

7.9 Refuse Storage and Collection Arrangements 

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

Whilst the submitted plans show bin storage in the former garage no information on how both 
dwellings are currently served by refuse arrangements has been provided. In addition the car 
parking spaces would appear to conflict with where bins would be moved from the store to the 
roadside. Furthermore, no details have been provided how existing and future occupiers would 
transfer the bins through the narrow passage way through the garage. As such the proposal is 
contrary to Policy CS19 (LPCS).

8. Conclusion

1. The awkward siting, position, means of access and appearance of the residential 
accommodation proposed, including the main access point, constitutes poor design and 
appears ad hoc, contrived and chaotic in appearance.  The development fails to 
integrate with, and is in conflict with the character and appearance of the surrounding 
area.  As such, the proposal is contrary to Policies CS14 and CS19 of the Gravesham 
Local Plan Core Strategy (September 2014) and Section 12 of the National Planning 
Policy Framework (2019) which seeks to ensure that new development is, amongst 
other things, locally distinctive and reinforces the local character of the area.

2. The accommodation proposed would create oppressive living accommodation due to 
poor outlook and lack of privacy (unit 2), and, in the absence of sufficient information to 
demonstrate that excessive noise and disturbance would not arise, harm in that regard 
(unit 1).  An inadequate quality of living accommodation would therefore arise, and the 
application is contrary to Policy CS19 of the Gravesham Local Plan Core Strategy, 
September 2014 and Section 12 of the National Planning Policy Framework (2019) 
which seeks to ensure, amongst other things, that new development shall avoid causing 
harm to the amenity of its occupants and those of neighbouring properties.

3. The applicant has failed to provide any ecological evidence to inform a habitat 
regulations assessment covering the impact of the development on the SPA/Ramsar site 
or offered a financial contribution towards mitigation measures to address the impact of 
the development on the SPA/Ramsar site.  The proposal is therefore contrary to Policy 
CS12 of the Borough Council's adopted Gravesham Local Plan Core Strategy 
(September 2014) which seeks to ensure that detrimental effects on the integrity of 
SPA/Ramsar sites are avoided.

9. Recommendation:

Refuse 


