
SUMMARY REPORT
Application Ref: 20191122

Site Address: Clifton Slipways, West Street, Gravesend, Kent.

Application 
Description:

**Revised Description**The erection of two buildings to provide 
a total of 227no. dwellings with associated vehicle parking, cycle 
storage, highway works, and landscaping. Building 1 comprises 
the erection of a 23 storey tower on the north side of West Street 
to provide 121no. dwellings with 1no business Unit (B1a) 
comprising 90 sqm of floor space at ground floor level; and 
Building 2 from four storeys to 12 storeys on the south side of 
West Street which will provide 106no. dwellings. The proposal 
includes the restoration and adaptation of the existing pier 
structure to provide public and private amenity space to include 
the erection of 16no. Business(B1a) units comprising a total of 
510 sqm of floor space; and a cafe (A1/A3) comprising up to 60 
sqm of floor space.

Applicant: Mr Ben Geering, Quinn Estates Ltd

Agent: Mr Michael Osman

Ward: Pelham

Parish: Non-Parish Area

Decision Due Date: 31st August 2020

Publicity Expiry 
Date: 19th May 2020

Decision Level: Planning Regulatory Board 

Reason for referral: Major Development proposal 

Recommendation: See Supplementary Report.

Summary of Reasons for Recommendation

See Supplementary Report 

1. Proposal 

1.1 The proposal is for the construction of two new buildings on currently vacant land to the 
north and south of West Street and includes the provision of public realm, improved 
flood defences, restoration and adaption of the pier which includes 16 B1(a) business 
units and a B1(a) unit at the ground floor of the northern site, the A1 use at the base of 



the tower has been removed from this application along with the proposal for the 16 
holiday lets on the pier.  The revised description reflects this.

1.2 The site covers an area of approximately 0.55 hectares in total.

1.3 With regard to the proposed 227 units proposed the mix of units is as follows:

1.4 Pedestrian access to the northern building will be direct from West Street and to the 
southern building will be from West Street/Stuart Road.

1.5 The tower on the northern site consists of 20 storeys from the pier level with two floors 
below the pier.  The southern site consists of a building staggered over various heights 
with the highest being 12 storeys.

1.6 In regard to the tower the architects state ‘the design and overall height of the tower   is 
to deliver an elegant structure that is both efficient and appropriate to this waterfront 
location, allowing for dual aspect units (so that every flat has views across the Thames) 
and due to the angled rotation of the building optimises the retention of views to the 
river from the buildings behind and alongside. The tower has been designed to form an 
elegant and slender building that floats above the pier, with careful consideration given 
to the rising topography and landform of Gravesend that forms the backdrop to the 
development in views from the river’.

1.7 The proposal includes a total of 111 parking spaces which equates to a ratio of 0.49 car 
parking spaces per apartment. The 111 spaces will be provided in the southern building 
over two floors. The upper floor will be accessed via Stuart Road and the lower floor 
accessed via Stuart Road. No visitor parking will be provided.

1.8 Parking for the Southern Block is accessed from West Street and Stuart Road due to 
the gradient of the site not making it possible to access both levels from the same 
Road.

1.9 In regard to highway improvements, these are proposed for West Street and Stuart 
Road, which includes a raised table crossing and proposed shared surface to create 
traffic calming and to enhance the environment for pedestrian and cyclists.

1.10 Secure cycle storage is proposed in both buildings.

1.11 The pier will be renovated and redeveloped to provide a mix of 16 B1(a) uses along 
with a café at the northern end of the pier with the pier providing a mix of public and 
private amenity space.

1.12 Refuse arrangements will be independent for each building with a refuse collection lay-
by provided on Stuart Road to serve the southern building and for the northern building 
a lay-by is provided on West Street for refuse collections.



1.13 Sustainable development measures are proposed throughout the development.

2. Relevant Planning History

20200544 - Application for non-material amendment to planning permission reference 
number 20160046 to allow the variation of the wording of conditions 3, 5, 7, 8, 9, 10, 
12, 13, 14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25, 26, 27, 28 and 29. Permitted 18 
June 2020

20191132 - Request for a screening opinion in accordance with The Town and Country 
Planning Act (Environmental Impact Assessment) Regulations 2017 (As amended) in 
respect of a development comprising of up 230 dwelling with associated vehicle 
parking, highway works, landscaping, restoration and adaptation of the existing pier 
structure to provide public and private amenity space to include the erection of 12no 
business units. Environmental Impact Assessment not required.

20160046 - Erection of two buildings to provide a total of 133no. dwellings with 
associated vehicle parking, highway works and landscaping, comprising erection of a 
thirteen storey building on the north side of West Street to provide 54no. dwellings and 
one ground floor retail unit and a second building ranging in height from four storeys to 
nine storeys on the south side of West Street to provide 79no. dwellings; and the 
restoration and adaptation of the existing two-level Victorian pier structure to provide 
public and private amenity space to include erection of a glazed pavilion. Permitted  9 
August 2017 and is extant (expires 1 April 2021). 

20080903 - Erection of two level podium providing 65 parking spaces, associated 
plant/storage at basement level and 80 car parking spaces, service vehicle parking, 
motor cycle storage and two, 2 bed flats at lower ground floor level with three 
buildings above, varying from two to ten storeys in height on south side of West 
Street; and two level podium on north side of West Street with two buildings above, 
one part seven and part eight storey in height forming retail store, plant room, fuel 
store and bin store at basement level and 5 one and two bedroom flats at lower 
ground floor level and one, two to four storeys in height to provide a plant room at 
basement level and a one bedroom flat at lower ground floor level.  Erection of a 
bridge across West Street linking the two parts of the development.  The proposed 
buildings comprising a total of 4 three bedroom, 57 two bedroom and 84 one 
bedroom flats and 145 car parking spaces.  Alterations to the pier, incorporating the 
erection of a dome, to provide restaurant, secure children's play area and viewing 
platforms and erection of three wind turbines.

Resolution to approve in February 2009; disposed of in August 2015 due to 
inactivity.

20060833 - Application for approval of details pursuant to condition (1) of outline 
planning permission reference number GR/2006/273 relating to the design, external 
appearance and landscaping for erection of a part five and part four storey building 
(Building A) and part six and part five storey building (Building B) linked by covered 
bridge to provide 82 flats (61 x two bedroom and 21 x one bedroom) with 82 car 
parking spaces; conversion of part of the space under the viaduct arches into a 
health suite and residents club, alterations and repairs to the pier; construction of 
new flood defence walls and provision of footway/cycle path.  Refused on 
09.01.2007 but allowed on appeal on 26 July 2007.



20060442 - Application for Conservation Area Consent for the demolition and 
removal of existing storage and temporary buildings, viaduct and bridge.  Approved 
on 19.09.2006

20060273 - Outline application for the erection of a part five and part four storey 
building (Building A) and part six and part five storey building (Building B) linked by 
covered bridge to provide 82 flats (61 x two bedroom and 21 x one bedroom) with 
82 car parking spaces; conversion of part of the space under the viaduct arches into 
a health suite and residents club, alterations and repairs to the pier; construction of 
new flood defence walls and provision of footway/cycle path.  Approved on 
18.05.2006.

20050208 - Outline application for the erection of a five storey building (Building A) 
and part five and four storey building (Building B) on existing viaduct to provide 82 
flats (66 x two bedroom and 16 x one bedroom) with 82 car parking spaces; 
conversion of part of the space under the viaduct arches into a health suite and 
residents club, alterations and repairs to the pier; construction of new flood defence 
walls, provision of link to the riverside walkway.  Refused on 04.11.2005 but 
allowed on appeal on 06 March 2006.

3. Planning Policies

Development Plan

Gravesham Local Plan Core Strategy (LPCS) (September 2014):
• CS01 – Sustainable Development
• CS02 – Scale & Distribution of Development
• CS08 – Retail, Leisure and the Hierarchy
• 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
• CS20 - Heritage and the Historic Environment

3.1 Paragraph 33 of the NPPF (2019) sets out those policies within adopted local plans 
should be reviewed to assess whether they need updating at least once every five years, 
and should then be updated as necessary. Such reviews are also a legal requirement as 
set out in Regulation 10A of the Town and Country Planning (Local Planning) England 
Regulations 2012.

3.2 The Council undertook such a review in September 2019 and The review found that the 
adopted Local Plan Core Strategy is in need of a partial review in terms of Policy CS02 
due to the increased need for housing since the Local Plan Core Strategy was adopted 
and the need to ensure a sufficient land supply exists to meet this need. Whilst saved 
policies from the Local Plan 1st Review (1994) general conform with the National 
Planning Policy Framework (2019), the Council will also seek to replace these saved 
policies via the emerging Local Plan.



Saved Policies in the Gravesham Local Plan First Review (LPFR) November 1994):
• P3 – Vehicle Parking Standards
• T1 – Impact of Development on the Highway Network
• T5 – New Access onto Highway Network
• LT6 – Additional Open Space in New Housing Developments
• TC2 – Listed Buildings
• TC3 – Conservation Areas

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
• Section 16 – Conserving and enhancing the historic environment

Draft South East Marine Plan (January 2020)
• Se-ml-1 – Marine litter
• Se-acc-1 - Access
• Se-soc-1 – Social Benefit
• Se-bio-1 – Biodiversity 
• Se-inns-1 – Invasive non-native species 

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
• KCC Guide to Development Contributions and the Provision of Community 

Infrastructure (2007)
• National Design Guide (October 2019)
• Security Measures for Shopfronts and Commercial Premises (July 1996)
• Kent Design Guide
• Planning Guidance on Waste Collection Requirements (2019)

3.3 The Council has a statutory duty under 66 (1) of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 in considering whether to grant planning permission for 
development which affects the settling of listed buildings, to have special regard to the 
desirability of preserving the building or its setting or any features of special 
architectural or historic interest which it possesses.

3.4 Section 72(1) of the Planning Listed Building and Conservation Areas Act 1990 (as 
amended) requires special attention to be paid to the desirability of preserving or 
enhancing the character or appearance of the conservation area.

4. Consultations, Publicity and Representations

Internal 



Waste Services
No objection subject to waste strategy for the entire development is dealt with through 
conditions/wider management plan for the site.

Regulatory Services

Noise
The Service is satisfied that it is possible for the proposed development to be designed 
and constructed in such a way to adequately protect the amenity of its future occupants 
and those already in the locality.

In order to ensure this, we would however ask that the development, if permitted, suitable 
conditions are included.

Air Quality 
No objection to the proposal as mitigation measures proposed are acceptable including 
the commitment to install the infrastructure needed i.e. cabling, for future EV charging 
points, so that it does not need to be installed retrospectively, for every parking space if 
not being provided with a charging point initially is welcomed.
 Construction Management Plan should be conditioned and take into account air 

quality issues.

Contaminated Land 
The applicants have submitted a Phase 1 and Phase 2 Geo-Environmental Assessment 
dated 20 June 2019 refs: EES 18.376.2 & 18.376.3.  The executive summary contains a 
series of recommendations.

The Service would expect all of the recommendations set out in the aforementioned 
report to be implemented and for clear evidence of each to be provided to the Local 
Planning Authority for approval prior to construction.  Any works identified as being 
required shall be carried out prior to construction of the development.

Conservation Architect
No objection and supports the scheme as the opportunity to bring back into use one of 
the last derelict sections of the towns river frontage restore the substantial pier is 
beneficial.

Recognises the proposal will act as a landmark for the town and to this end its 
construction and appearance are important and concludes there is no harm to 
surrounding designated heritage assets and no conflict with local or national planning 
policy in regard to heritage.

Wishes to see external facing materials conditioned.

Economic Development
The economic development impact of the Clifton Slipways scheme would be positive for 
a number of reasons and on this basis we support the application as proposed. The 
scheme is a significant opportunity to create a landmark ‘gateway’ development and also 
to secure attractive new business space as part of the mix of proposed uses. 

The design quality, visual impact and landmark riverside location of the scheme as a 
whole would contribute to a step-change in Gravesend town centre by establishing a 
benchmark, consistent with attracting additional investment and raising the profile of 
Gravesend as a location which can support high quality development and the benefit of 



increased economic activity associated with this. This would include additional 
visitor/resident spend in the town and an expanded capacity to retain or attract 
businesses aspiring to modern offices, which would also benefit from a Thameside 
location and the appeal this offers to occupiers. Gravesend’s office market is currently 
constrained by limited availability and, for the most part, relatively dated stock. 

The location of the scheme, within close proximity to the town centre and train station 
with its fast rail services to London, Kent and international destinations provides an ideal 
opportunity to showcase to a wider audience, the advantages of living and working in 
Gravesend

The configuration of the business units, to allow for the inclusion of a mezzanine floor, is 
a sensible approach because it aids flexibility and viability. While the proposed public 
access is consistent with the business use and associated café during the daytime, it is 
suggested that consideration be given to limiting public access at other times, to enhance 
security / privacy. 

Housing Strategy
See supplementary Report 

Horticultural Services
The proposals indicate that 16 individual trees and 1 group of trees will need to be felled 
as part of the development works.  In addition the southern part of the site in particular 
has been colonised naturally by Buddleja that will need to be removed. Whilst it is noted 
that the trees are predominantly self-sown sycamores of low quality they are still 
important in this urban area.

The landscape proposals indicate that there will be 22 new trees planted increasing both 
the number and species variety in the area.  However, we recommend replanting trees 
on a 2 for 1 basis for any that are felled and as such I don’t feel that the felling has been 
fully mitigated.  I appreciate that there are space limitations with this scheme however, a 
contribution to tree planting on nearby amenity land would help to fully mitigate this loss.

Biodiversity is likely to be enhanced as the accompanied Landscaping scheme, 
(including new hedging, perennial planting and the living-roof), will introduce a number of 
new species to the area.  To further enhance the positive effects of this planting, it would 
be nice to see native species being used in the hedgerow.

Leisure Services
Taking into consideration the development’s location within the borough and real time 
need/deficiencies on the ground, the development would be expected to make a financial 
contribution towards upgrading and improving existing leisure provisions, which may 
include those facilities listed above.  Using Sport England Sports Facility Calculator 
(SFC), and if we assume 568 residents within the new development (based on an 
average of 2.5 residents per dwelling), the SFC gives an indicative contribution figure of 
approximately £252,030.

Highway Development Management Officer
The proposals are acceptable, the reduction of on site car parking along with the 
increase in bicycle parking is to be welcomed. The suggestion of a Parking Management 
Plan as a condition is appropriate. The car park layout drawings demonstrate that the car 
parking layout is accessible.

The Travel Plan  documents need to be updated to reflect the reduced car parking 
provision, but they can be a condition rather than accepted as written.  



External

Environment Agency
See supplementary report

Historic England (comments in full)
Agrees with the heritage statement that the harm lies in the effect to the significance of St 
George’s church and to the High Street and Queen Street Conservation Area. From the 
visualisations provided we think that little harm would be caused to the significance of 
Tilbury Fort or the Town Pier. We agree that this is the case for Tilbury Fort due to the 
site’s location to the west of central Gravesend. The site falls on the outer edges of the 
field of fire of Tilbury Fort as shown on the 1778 map and we do not think from the 
visualisations provided that the proposal would prevent an understanding of the historic 
military relationship between Tilbury Fort and Gravesend and its associated forts. 

We also do not think the Town Pier would be adversely affected by the proposal. The 
pier is significant as probably the earliest surviving iron pleasure pier in the world which 
provided steam packet services along the Thames. It is visually significant within the river 
landscape as forming the arrival point to Gravesend, which it continues to this day with 
the ferry to Tilbury. The visualisations provided indicate that while it would be visible in 
the background to the pier from viewpoint 3, the relationship of the pier with the river 
would not be affected, and its significance would not be compromised. 

We do, however, continue to think that the proposal would have an impact on the High 
Street and Queen Street Conservation Area and St George’s Church due to the scale of 
the proposal. The heritage statement notes that the proposal would cause a low level of 
less than substantial harm to the conservation area, and a low to moderate degree of 
less than substantial harm to St George’s Church which we agree with. The effects on 
both of these assets are interrelated as the harm derives from the proposal’s scale and 
its effect on the low scale townscape, which has the church spire as its visual focal apex. 
The conservation area is characterised by its homogeneity of scale, and the sharp 
transition of scale between this and the proposal is evidenced in the wireframe from 
viewpoint 4. The proposal would detract from an appreciation of the scale of the historic 
townscape by virtue of the tower’s visual prominence. We note that the heritage 
statement states that the proposal’s effects from this area would be mitigated by tree 
cover and existing buildings. However, had the viewpoint been taken so that the tree was 
to one side, it is likely that the impact of the proposed building would be far more evident 
in this wireframe.  

This is also the case for viewpoint 5 taken from the church, where the proposal is hidden 
behind a pitched roof. It would be more visible if the photograph had been taken from a 
slightly different point and angle. This notwithstanding, we think that the harm to the 
significance of St George’s Church principally derives from the erosion of the spire’s 
prominence within the wider townscape. The spire was designed as a focal point of the 
town, which could be appreciated from river views, as well as long views from Windmill 
Hill and from Essex. The pre-eminence of the spire in the townscape is evident in the 18th 
century drawings of Gravesend, which indicate how the spire towered above the town. 
While slightly compromised with further development, the spire still remains a prominent 
feature within the townscape which has not been overshadowed. The construction of a 
23 storey building, while slightly physically distant due to its location on the periphery of 
the main town, would reduce our appreciation of the historical design intention and its 
prominence within the townscape. 

Chapter 16 of the National Planning Policy Framework (NPPF) sets out policies specific 



to the historic environment. Paragraph 184 states that heritage assets are “an 
irreplaceable resource, and should be conserved in a manner appropriate to their 
significance, so that they can be enjoyed for their contribution to the quality of life of 
existing and future generations” 

The NPPF goes on to require that a proposal should avoid or minimise harm to avoid 
conflict between the conservation of heritage assets and any aspect of a proposal 
(Paragraph 190). Historic England assesses that the proposal causes a moderate level 
of harm to the significance of the conservation area, and to St George’s Church, which 
could be minimised through design changes to Building 1 by reducing it in scale. Our 
advice of 20 December 2019 recommended exploring whether alternative schemes, 
which deliver less harm to the historic environment (i.e. by being lower in scale).  As no 
further information has been submitted to demonstrate that the harm cannot be reduced, 
this remains our position. If however, your Council ultimately concludes that the 
development cannot be delivered in a less harmful form, then you will also need to be 
satisfied that the remaining harm has clear and convincing justification as required by 
Paragraph 194 before weighing the harm against the public benefits in the manner 
described in Paragraph 196. In reaching your decision, your Council will need to be 
mindful of Paragraph 193 which sets out the need to give great weight to the 
conservation of designated heritage assets (and the more important the asset, the 
greater the weight should be). It notes this is irrespective of whether any potential harm 
amounts to substantial harm, total loss or less than substantial harm to significance. 
In reaching a decision on this proposal your Council will also need to consider whether  
the proposed development meets the aspirations of Paragraph 192 (c) which highlights 
the “desirability of new development making a positive contribution to local character and 
distinctiveness” and Paragraph 200 which states that “Local Planning Authorities should 
look for opportunities for new development within conservation areas and world heritage 
sites, and within the setting of heritage assets, to enhance or better reveal their 
significance. Proposals that preserve those elements of the setting that make a positive 
contribution to the asset (or which better reveal its significance) should be treated 
favourably.” 

To assist your Council’s consideration of this application, we  draw your attention to 
Historic England’s Advice Note 4 on Tall Buildings which states that “if a tall building is 
harmful to the historic environment, then without a careful examination of the worth of 
any public benefits that the proposed tall building is said to deliver and of the alternative 
means of delivering them, the planning authority is unlikely to be able to find a clear and 
convincing justification for the cumulative harm” (p.10). 

Historic England has concerns regarding the application on heritage grounds and we 
recommend your Council must satisfy itself that the harm cannot be further minimised 
and that any remaining harm has clear and convincing justification in order to meet the 
requirements of paragraphs 190 and 194.

Kent County Council Highways and Transportation
The parking provision has been reduced to reflect 1 & 2 car ownership, given the 
sustainable location of the site and close proximity to local services. This reduces the 
parking provision to 111 at a ratio of 0.49 per dwelling.

To enable sufficient visitor parking is available, a condition outlining the submission of a
Parking Management Plan is welcomed.

The parking layout plans have been amended to reflect the reduced parking. Tracking 
drawing has also been illustrated. The amended layout demonstrates that the car parking 
arrangement is acceptable.



The Travel Plan will need to reflect the reduction in car parking provision, and outline 
robust mitigation measures. This can be secured by way of a Condition.

Sports England
No comment as this proposal does not fall within their remit.

Kent Fire and Rescue Service
No objection

Dartford Gravesham and Swanley Commissioning Group
Obligation request of £ 44,864 towards refurbishment, reconfiguration and/or extension 
of Springhead Health, Chalk Surgery, Rochester Road Surgery and Gravesend Medical 
Centre.

Kent Police (Designing out Crime Officer)
14 detailed points on ensuring the scheme is securely designed and Kent Police 
acknowledge these points can be conditioned and encourages the applicant to engage 
early with Kent Policy.  

Ebbsfleet Development Corporation 
Request that consideration is given to how the development should contribute to local 
sustainable transport improvement schemes, such as delivery of the planned Fastrack 
bus route that would link Gravesend Town Centre to destinations such as Ebbsfleet 
Station and Bluewater Shopping Centre. It is recommended that the acceptability of a 
raised table in respect of the planned Fastrack route is discussed further with the local 
highway authority.  

It is also recommended that consideration is given to opportunities for the development 
to contribute to the strategic riverside park promoted in the Ebbsfleet Implementation 
Framework, for which further details can be provided if necessary.

Kent County Council Heritage
No objection raised and in terms of archaeology subject to appropriate planning 
condition.

Southern Water
No objection subject to SUDS and the occupation being phased to ensure network 
capacity is available to adequately drain the development. Furthermore a condition is 
required requesting details of the proposed means of foul and surface water drainage. 
Southern Water also confirm they can provided water supply to the site.

Kent County Council Floor and Water Management
No objection subject to SUDS condition (which is agreed in conjunction with the EA).

Highways England
No objection 

Port of London Authority (PLA) 
The northern block would be in close proximity to the PLA’s licensed radio 
communications link: Port Control Centre to Northfleet.  There is the potential for this link 
to be affected by the proposed development and therefore if there is any loss or 
detriment to the link during construction of the development or on its completion then the 
applicant will need to fund mitigation measures in order to maintain the safety of vessels 
navigating on the Thames.  This will need to be secured through suitably worded clauses 



in the Section 106 agreement and the PLA would be happy to revisit the previous Section 
106 wording to ensure it is still fit for purpose.

A condition should require the applicant to investigate using the river for the transport of 
construction and waste material during construction.

Travel Plan should look at river transport.

Riparian Life Saving Equipment and Suicide Prevention Measures should be 
conditioned.

External lighting conditioned

Noise assessment should take into account river uses

Ecological enhancements along the edge of the river should be considered.

Full details will need to be provided of the repairs and refurbishment that are proposed 
for the pier and this should be required by condition.

The opening up of the pier as public open space is, in principle, welcomed.  It is 
important that as far as is practicable, the amount of public space that is provided is 
maximised and it should be clear what is public open space to avoid encroachment/loss 
of public open space to the private uses.  

No additional structures (including temporary structures) are provided other than as 
permitted; no private events should be held on the pier.

A Pier Strategy and River Related Use Viability document has been submitted.  The PLA 
considers that there is great potential for river related uses taking place in conjunction 
with the pier through the addition of a floating pontoon attached to the end of the pier.

Kent County Council Economic Development



The following requests are made:

Publicity

4.1 This application was advertised as a major development proposal by publication of a 
press notice, display of a site notice and by neighbour notification letters sent to 
addresses in the vicinity of the site. 

4.2 As a result of the consultation process 40 responses were received by 4pm on 10th 
July 2020 all objecting to the proposal. Any additional comments received will be 
provided in the supplementary report. The comments are summarised as follows:

 Out of keeping with the character of the area.
 Parking Impact.
 Increase in anti-social behaviour.
 Out of keeping with the scale of the town.
 Reflections from windows on the development.



 Adverse impact on the highway network.
 Height should be reduced to 8 storeys.
 Strain local services such as healthcare and policing from the increase of residents in 

the area.
 Loss of outlook.
 Overshadowing onto surrounding properties.
 The scheme should be for a small park and pier restoration with a view point.
 Development on the site should not exceed 6 storeys in height. 

4.3 A number of non-material planning considerations are also raised by neighbour 
representation letters. As they are non-material considerations they are not 
summarised.

4.4 The comments above received are all of those received up until 5pm on Friday 10th 
July 2020. Any additional 3rd party comments received up to midday on 20th July 2020 
will be summarised in the supplementary report. Any further comments received will 
be verbally updated to the Planning Committee.

5. Service Manager (Development Management) Comments

Site History and Context

5.1 The application site comprises two parcels of land; the northern part includes a cast 
iron pier built in 1878 that acted as a railway terminus for boat trains connecting with 
passenger ferries crossing the Thames and the English Channel.

5.2 Gravesend West was a railway station on the Gravesend West Line which served 
Gravesend in Kent. It opened in 1886 and was, for some time, a regular destination for 
boat trains from London which linked with steamers on the station's pier to ferry 
passengers to a variety of coastal towns and resorts. The station closed in 1953 to 
passengers and later to freight in 1968. The pier is now the only remaining structure of 
the site’s original use and is considered to be a non-designated heritage asset. 

5.3 Following the closure of the railway line the former station and viaduct arches were 
used as a builders merchant and boat repair yard.

5.4 The two parcels of land were linked by a viaduct which was demolished in 2006 and the 
station buildings had been previously demolished in 1991.

5.5 The site has been vacant in excess of 15 years.

5.6 The site is a short walk from Gravesend town centre which is served by High Speed rail 
domestic line and Fastrack bus services.

5.7 National Cycle Route 1 runs in close proximity to the site which is one of the main cycle 
routes passing through Kent Thameside.

Environmental Impact Assessment (EIA) Screening

5.8 Having regard to the 2017 EIA Regulations, current national Planning Practice 
Guidance the application submitted Screening opinion in 2019 (ref 20191132). 



5.9 The Local Planning Authority concluded based on the evidence submitted with 
20191132 the proposal would not be EIA development and accordingly an 
Environmental Statement is not required to accompany this planning application.

Housing need and the Principle of Development

5.10 It should firstly be noted that the principle of residential development has been 
accepted on the site with the approval  of 20160046 (full description below) and 
residential development on this site is supported  in paragraph 4.6.38 of the (LPCS) 
which states it is likely that Clifton Slipways/West Street pier site will be redeveloped for 
residential use.

20160046 - Erection of two buildings to provide a total of 133no. dwellings with 
associated vehicle parking, highway works and landscaping, comprising erection of a 
thirteen storey building on the north side of West Street to provide 54no. dwellings and 
one ground floor retail unit and a second building ranging in height from four storeys to 
nine storeys on the south side of West Street to provide 79no. dwellings; and the 
restoration and adaptation of the existing two-level Victorian pier structure to provide 
public and private amenity space to include erection of a glazed pavilion. 

5.11 In addition, the Ministry of Housing, Communities and Local Government (MHCLG) 
announced on 22 June 2020 confirmed measures to enable development which has 
already received the grant of planning permission or listed building consent and would 
lapse between 23 March and 31 December 2020 to be extended until 1 April 2021".

5.12 As 20160046 expires on 9 August 2020 this application will qualify for the above and 
would expire on 1 April 2021.

5.13 In regard to the wider 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 (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 (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.

5.14 The proposed development for a net increase of ‘227’ no. dwellings would offer a 
significant contribution towards meeting this local need and, accordingly, officers 
consider that this should be accorded significant  weight in support of the application. 
However, this has to be balanced against other requirements of the NPPF (2019) and 
in particular Sections 2,6,9,15 and 16 of the NPPF (2019) which requires development 
to be sustainable, add to the overall quality of the area, conserve heritage, be visually 
attractive, sympathetic to local character and create acceptable amenity for future 
occupiers.

5.15 Notwithstanding the extant permission on site in regard to the principles of this 
application the site still need to be considered. The site is identified to be within 



Gravesend Town Centre Opportunity Area (3.4 East of Town Centre & Riverside) which 
is covered by Policy CS05 (LCPS). 

5.16 This policy encourages residential development where satisfactory living environment 
can be achieved and seeks to improve pedestrian access between the town centre and 
the River Thames. Furthermore, this policy supports the redevelopment of under-used 
sites where this makes more efficient use of the sites and improves town character.

5.17 In regard to the principles of development more generally, Policy CS02 of the 
Gravesham Local Plan Core Strategy (LPCS) prioritises development in the urban area 
as a sustainable location for development. It seeks to achieve this by promoting 
regeneration by prioritising redevelopment and recycling of previously developed land. 

5.18 The application site was formally a railway line/station and then used a boat repair 
yard/builders merchant. The site has been cleared of all structures apart from the pier 
and the site meets the definition of Previously Developed Land as stated in Annex 2 of 
the NPPF (2019).

5.19 The historic planning history for the site has set the principle of  residential 
redevelopment of the site where on 6 March 2006 planning permission was granted on 
appeal for 20050208 (Outline application for 82 flats). In 2006 a similar scheme 
(20060273) was granted permission.

5.20  There was also a resolution for Members to grant permission for a scheme in 2008 
(20080903) but the Scheme was disposed of in 2015 due to the applicant not entering 
into a Section 106 agreement.

5.21 In summary, the principle of development is acceptable here subject to the detailed 
elements of the scheme complying with local and national policy. The key issues to be 
considered are as follows:

5.22 The key issues to be considered are as follows:

● Design, Character and appearance (Including Heritage)
● Sustainability
● Amenity of Future Occupiers
● Neighbouring Amenity
● Open Space
● Wind / Microclimate
● Refuse Storage and Collection Arrangements 
● Highway Impacts and Vehicle Parking
● River Related Matters
● Flood Risk and Surface Water Drainage
● Contaminated Land
● Ecology and Biodiversity
● Commercial Elements  
● Planning Obligations/Affordable Housing
● Financial Considerations

Design, Character and appearance (Including Heritage)

5.23 When considering the design of this proposal, it needs to be considered against the 
relevant local and national planning policy.  Policy CS15 (LPCS) states that sites will be 
developed at a variety of densities depending on the sites location and accessibility to 



public transport .Furthermore, development needs to be delivered at a density that 
achieves good design and does not compromise the character of the area.
 

5.24 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 (2019) 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.

5.25 Policy CS20 (LPCS) 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.  Proposals and initiatives will be supported which preserve and, where 
appropriate, enhance the significance of the Borough’s heritage assets, their setting 
where it contributes to the significance of the asset and their interpretation and 
enjoyment, especially where these contribute to the distinct identity of the Borough.  
Saved Policy TC2 (LPFR) requires the setting of the Listed Buildings to be protected and 
Saved Policy TC3 (LPFR) expects development to make a positive contribution to 
Conservation Areas.

5.26 Section 16 of the NPPF (2019) sets out national policy on heritage matters and it states 
that great weight should be given to a heritage asset’s conservation.  Account should be 
taken of the desirability of sustaining and enhancing the significance of heritage assets. 

5.27 Firstly it has to be acknowledged there is an extant scheme (20160046) which has 
established the principle of residential development on the site with a height of 12 storeys 
on the Northern site a maximum height of 9 storeys on the southern building. Below is a 
CGI image from the extant scheme on site.

5.28 The layout of the development is largely dictated by existing roads surrounding the site 
and the river Thames to the north and the shape of the site itself. The proposals are a 
logical approach to developing the site and consist of two parcels of land. The Southern 
Block (land to the south of West Street) and the Northern Block and pier (to the north of 
West Street).



5.29 To appreciate the immediate site context the following extract from the Design & Access 
Statement is helpful.

5.30 It is worth noting that in wider context there is the M Block application (reference 
20190504) to the south east is currently being determined and includes an 11 storey side 
extension to the existing building.

5.31 Below is an extract the proposed extension from 20190504 (M block application) which 
shows the 11 storey side extension.

M Block CGI Image



5.32 Further east you have the land to the north and west of St. Georges centre which is 
designated under Policy CS05 (LPCS) as key development site for high quality, mixed 
use development of around 330 dwellings, around 10,500 sq m gross of, primarily 
comparison, retail floorspace (use class A1), some office floorspace (use class B1a) and 
a hotel.

5.33 Further east again, there is a live planning application 20200343 for 242 residential units 
at Market Square and Horn Yard Car Parks. There is an extant scheme on this site 
(20120931) for a mix of residential, commercial and a hotel (known as the Heritage 
Quarter East).

5.34 To put all this into context the below images shows an extract from M block application 
which shows the extant scheme of Clifton Slipways along with the approved outlined 
scheme for the site known as Heritage Quarter (This has now expired).

5.35 In addition the following aerial image puts the context of this application site in relation to 
other town centre sites.



5.36 Turning to the details of the proposal the applicant has identified 3 key issues when 
developing this proposal
1.Flood risk from the river Thames
2.The existing pier sits at a raised level and is currently in need of repair and 

maintenance 
3. Ensuring high quality design and living environment whilst protecting and enhancing 

the lives of nearby residents  

5.37 The architect has been clear that the aspirations of the development are to create a land 
mark development forming a sense of arrival along the River Thames and to Gravesend. 
The development will create a positive addition to the emerging skyline of Gravesend and 
the applicant will seek to use high quality materials and create active and enhanced 
street frontage.

5.38 It should be noted that with the topography of the site the development sits much lower 
than the urban area to the south.

5.39 The southern building has been influenced by the following design principles:
 Wharf style architecture and materials.
 Light and airy apartments. 
 Elevations broken down through choice of materials and high quality materials that 

will perform well in the exposed nature of the site.

5.40 The is demonstrated on the below image



5.41 To take into account the changing topography of the southern site the building climbs in 
height to the north and the block is broken down in mass to reduce the impact on the 
surrounding built form. At the southern end of the site the building is 4 storeys in height 
and in the centre of the site it raises to 12 storey’s with it stepping down to 6 storey’s in 
height at the northern end of the site which fronts West Street.

5.42 Future occupiers of the southern block (and users of the car park) will access by a 
pedestrian entrance on the Stuart Road elevation which has a concierge area which 
includes secure post boxes for future occupiers. In the centre of the building there is a 
stair case and lifts providing access to all floors.

5.43 Parking is provided on the two basement levels. One entrance is via Stuart Road and the 
second via West Street.

5.44 Surrounding the building as demonstrated on the submitted landscaping masterplan there 
is the opportunity to have soft landscaping around the base of the building to soften the 
development and further enhance the street scene.

5.45 The follow CGI image (looking west along West Street demonstrates this).



  

5.46 It is clear that the southern block has evolved significantly from the approved scheme and 
with the building now appearing less ‘bulky/blocky’ than the previous scheme and will be 
an improvement to the area.  The following image shows the approved development on 
the southern block.

5.47 Taking into account the varied scale and height of the southern block it is considered 
acceptable on the site in the context of the topography of the site, its edge of town centre 
location and the surrounding existing built form.

5.48 With this proposal balconies are proposed and there is always the danger if future 
occupiers are not provided with adequate privacy combined with poor management of the 
apartments you may find ‘bamboo screening’ which will undermine the finish of the 
scheme. See below image which demonstrates this.



5.49 To ensure this is avoided with this development the final details of the balconies will be 
conditioned and the S.106 would include a management plan for the development and 
this could include ensuring balconies are kept free from inappropriate screening.

5.50 Concern has been raised by third parties that the design is not acceptable for this location 
and these views were taken into account when considering this proposal. On balance 
taking into account this scheme is an improvement over the extant scheme and the 
proposal complies with local and national planning policy, the southern element is 
deemed acceptable.

      
Northern Site

5.51 The second element of this proposal is the northern site which consists of two elements. 
The residential tower block and the pier.

5.52 The tower has two floors below the pier level, then 20 full storeys above. To reduce the 
impact of the tower over at level 21 the tower is angled with floor 21 accommodating two 
apartments, each of which has a private external terrace area. Level 22 is plant 
equipment and level 23 being the roof.

5.53 As such it can be viewed this tower is 20 full storeys full width above the pier level. 

5.54 With the extant scheme on site being12 storeys in height the principle of a tower on this 
site has been considered to be acceptable. Since the approval of the extant scheme the 
Planning Practise Guidance and the National Design Guidance have been published and 
promote the creation of high quality buildings and places. Paragraphs 69-70 are 
specifically related to tall buildings where it states they can act as landmarks, 
emphasising important places and making positive contributions to views and skylines.  

5.55 There are no local plan policies in relation to tall buildings, but there is in the draft 
development plan. Limited weight can be afforded to this but it provides some useful 
context, stating that “proposals for tall and bulky buildings will be permitted where they 
are considered to be appropriate to their context; adverse impacts arising from their 
development are not unacceptable; they are in sustainable locations capable of 
accommodating such a form of development; and they either optimise the opportunities 
available for improving the character and quality of an area and the way it functions or, in 
the case of major regeneration sites, assist in creating a sense of place”.

5.56 Taking the above into context and the aspiration of the emerging planning policies, the 
extant scheme for 12 storeys and the application for M block being 11 storeys in height 
the location of a tall building in this location is deemed acceptable.



5.57 Evolving on from the extant scheme the tower is angled from the ground floor up to 
ensure the development maximises views to and from the Thames from the proposed 
southern block and the existing surrounding dwellings.  

5.58 The architect acknowledges that the tower will have a greater impact than the southern 
block. To ensure the tower fits in with the context of the surrounding its been designed as 
a  a slimmer more elegant design than the extant scheme and the proposed southern 
block. 

5.59 The following CGI image demonstrates how the tower will sit within the wider context of 
the area.

5.60 Under the tower the refuse store serving the residential development is located with the 
commercial storage being on the northern elevation of the tower at pier level. In addition 
secure bicycle storage is provided under the tower. Two single aspect flats are located at 
level 00 which look out eastwards over the steps providing access to the pier.



Pier

5.61 A substantial part of the pier remains on the northern part of the Site, whilst the southern 
part of the Site is cleared. The following photograph illustrates the current condition of the 
pier.

5.62 Since the closure of freight in 1968 and the various other uses of the site the pier has had 
little or no maintenance and has not been accessible to the public since the closure of 
passenger services in 1953. 

5.63 As part of this proposal the pier (which is a non-designated heritage asset) the following 
improvements are to be made to the pier.

 The pier being re-opened to the public will reconnect the people and town with the 
river by providing public realm on the Thames. This has not occurred here since the 
closure to passenger traffic over 67 years ago.

 The pier will create the opportunity for local residents and workers to enjoy a unique 
perspective of the river from an interesting and exciting new space

 Increased activity in the area with the business units on the pier.
 Café at the end of the pier offers a new destination from which the space and 

Thames can be enjoyed.
 Access to the pier has been carefully considered and integrates well with the wider 

landscape of the site.

5.64 The following image demonstrates the improvements to the pier. 



5.65 Within the pier the business units are designed with a ground floor and mezzanine floor 
which will provide small business with a unique location. The design of this business units 
are simple gable ended building in two blocks of 8. See below CGI image of the pier.

5.66 This is an improvement to the extant scheme which largely left the pier unused apart from 
a café at the end of the pier. This development has carefully considered how best to use 
the pier and help create a revenue stream to help maintain the pier in the long term.

5.67 For the avoidance of doubt, this scheme does not include any proposals for a pontoon at 
the end of the pier. There is currently a pontoon serving the Tilbury ferry on the town pier 
and the PLA have acquired West Street pier.

Heritage

5.68 In considering this proposal, the impact on heritage assets needs to be considered 
Section 72(1) of the Act requires special attention to be paid to the desirability of 
preserving or enhancing the character or appearance of the conservation area and 
sections 66(1) of the (Listed Buildings and Conservation Areas) Act 1990 are material 
consideration for this application. These duties are reflected Section 16 of the NPPF 
(2019) and in Policy CS20 (LPCS) and saved policy TC2 and TC3 (LPFR). 

5.69 Paragraph 190 of the NPPF (2019) states ‘Local planning authorities should identify and 
assess the particular significance of any heritage asset that may be affected by a 
proposal (including by development affecting the setting of a heritage asset) taking 
account of the available evidence and any necessary expertise. They should take this 
into account when considering the impact of a proposal on a heritage asset, to avoid or 



minimise any conflict between the heritage asset’s conservation and any aspect of the 
proposal.’

5.70 Paragraph 193 of the (NPPF) states that when considering the impact of a proposed 
development on the significance of a designated heritage asset, great weight should be 
given to the asset’s conservation. The more important the asset, the greater the weight 
should be. The courts have determined that considerable importance and weight should 
be given to harm found to the significance of listed buildings.

5.71 Paragraph 194 of the NPPF requires that any harm to, or loss of, the significance of a 
designated heritage asset (from its alteration or destruction, or from development within 
its setting), should require clear and convincing justification. This application is submitted 
by a substantial Heritage statement and Townscape Visual Impact Assessment. 

5.72 Whilst the application site is not within a Conservation area. There are a number of 
designated heritage assets within the vicinity which may be impacted upon by this 
development.

5.73 There are a large number of heritage assets in the surrounding area consisting of Listed 
Buildings Conservation Areas and scheduled monument with the potential of impact 
arising with application being varying degrees. Therefore, in identifying the following 
Heritage Assets, the scale and nature of the proposals was undertaken by the applicant 
in their revised heritage statement. The following image shows the location of heritage 
assets in relation to the application site.

  

   Key



5.74 Historic England initially raised concern that the tower on the northern site has the 
potential to harm the significance of the surroundings conservation areas, listed buildings 
and a scheduled monument.  Historic England requested that a revised heritage 
assessment and further visualisations were produced to fully ascertain the level of harm 
that would be caused to heritage significance. Visualisations from the churchyard of St 
George’s Church, Gravesend Town Pier, West Street close to the High Street, and 
Tilbury Fort were requested and produced by the agent and subsequently reviewed by 
Historic England.

5.75 Historic England concluded that there would be little harm caused to the significance of 
Tilbury Fort (ancient monument) or the listed Town Pier to the east.

5.76 In regard to the impact on the surrounding conservation areas and listed buildings 
Historic England states “the proposal would have an impact on the High Street and 
Queen Street Conservation Area and St George’s Church due to the scale of the 
proposal. The heritage statement notes that the proposal would cause a low level of less 
than substantial harm to the conservation area, and a low to moderate degree of less 
than substantial harm to St George’s Church which we agree with. The effects on both of 
these assets are interrelated as the harm derives from the proposal’s scale and its effect 
on the low scale townscape, which has the church spire as its visual focal apex. The 
conservation area is characterised by its homogeneity of scale, and the sharp transition 
of scale between this and the proposal is evidenced in the wireframe from viewpoint 4. 
The proposal would detract from an appreciation of the scale of the historic townscape by 
virtue of the tower’s visual prominence. We note that the heritage statement states that 
the proposal’s effects from this area would be mitigated by tree cover and existing 
buildings”

Historic England in their conclusion do not object to this proposal but state the Council 
must satisfy itself that the harm cannot be further minimised and that any remaining harm 
has clear and convincing justification in order to meet the requirements of paragraphs 
190 and 194 of the NPPF (2019).

5.77 With regard to the potential harm on St Georges Church in particular, this has always 
been at the forefront in the assessment of impact on the historic town centre.  In those 
previous proposals such as the previous Heritage Quarter application it was accepted by 
parties assessing impact on the town centres built heritage, that proposals were 



acceptable due to the ability to retain views of the church from the river, albeit there 
would be a counter point of scale to the west of the church.  

5.78 This application site is to the west of the town centre and St George’s church.  It is at a 
point where the historic train ferry terminal punctuated the western edge of the town 
centre and can be seen as a bookend to the western end of the town, separating it from 
the historic industrial and leisure facilities that once prevailed to the west of the town. 

5.79 The proposal site is located far enough to the west of the church to not obliterate views of 
the spire from across the river and whilst it might be seen to compete with its verticality, it 
cannot be said to confuse or mimic the clear appearance of the church, which will remain 
as the central view point of the historic town centre. 

5.80 The impact on surrounding Conservation areas and well as distance views has been 
considered and Gravesham’s Conservation Architect states ‘there is one vertical element 
that has, until recent times, adorned both sides of the river and that is the chimney stacks 
from power stations and factories, since removed and forgotten. These were infrequent 
yet prominent in the skyline.  In some ways this proposal offers a response to these lost 
towers, not by mimicking them but by responding to their height and waterfront location.  
It is unlikely that there being any further such tall buildings in this location and to this end 
a strategic review of such potential sites for tall buildings may be considered advisable’.

5.81 With regard to the impact on the listed buildings to the east of the site on West Street (44 
West Street and Hazards House and Former Brewery Offices) it is considered this 
proposal will not have any adverse impact on their setting. 

5.82 Gravesham’s Conservation Architect in summary raises no objection to the proposal 
subject to suitable conditions on external facing materials being agreed, along with 
appropriate hard and soft landscaping  and the pier being sympathetically restored. All of 
these requirements would be appropriately conditioned. 

5.83 With regard to archaeology, the application site is located on the foreshore of the Thames 
to the west of the historic core of Gravesend, a medieval market town. There are 
indications of later prehistoric and Roman activity in this area, but the site has particular 
potential in terms of the post medieval river front usage. There are indications of 
quarrying in this area and the site itself is likely to have been partially disturbed by the 
construction and then removal of railway structures in the late 19th and early 20th 
century.   

5.84 To ensure any archaeology is adequately addressed on site a pre-commencement 
condition would be included as per the recommendation of KCC Senior Archaeological 
officer.

5.85 In summary this proposal will act as a landmark for the town and to this end its 
construction and appearance are important which will be addressed through appropriate 
planning conditions (materials, soft and hard landscaping and the long term management 
of the development). As such it is considered the proposal meets the requirements of 
paragraphs 190 and 194 of the NPPF (2019).

5.86 In respect of Heritage and design, the proposal, subject to conditions, considered to 
protect the architectural and historic interest of the surrounding designated heritage asset 
and the scheduled monument and restore the non-designated heritage asset (the pier). 
Therefore the proposal meets the requirements of Policies CS19 and CS20 (LPCS)  
Saved Policies TC2 and TC3 (LPFR), Sections 12 and 15 of the NPPF (2019) and 
Sections 66(1) and 72(1) of the (Listed Buildings and Conservation Areas) Act 1990.



Sustainability 

5.87 Policies CS01 (LPCS) requires the Council to take a positive approach that reflects 
the presumption in favour of Sustainable development contained with the Core 
Strategy and the NPPF (2019). Policy CS02 (LPCS) requires development to prioritise 
the redevelopment and recycling of underused, derelict and previously developed land 
in the urban area. This application site meets all of these definitions.  Policy CS18 
(LPCS) sets out that new development should aim to reduce the overall carbon 
footprint of on development.  Policy CS19 (LPCS) requires (where relevant) that new 
development will provide carbon reduction and provision for low carbon and 
renewable imagery, minimising energy consumption and water use.

5.88 At a national level the NPPF (2019) states in paragraph 8 that achieving sustainable 
development means improving biodiversity, using natural resources prudently, 
minimising waste and pollution, and mitigating and adapting to climate change, 
including moving to a low carbon economy. Paragraph 103 of the NPPF (2019) states 
the planning system should actively manage patterns of growth in support of these 
objectives. Significant development should be focussed on locations which are or can 
be made sustainable, through limiting the need to travel and offering a genuine choice 
of transport modes. This can help to reduce congestion and emissions, and improve 
air quality and public health. However, opportunities to maximise sustainable transport 
solutions will vary between urban and rural areas, and this should be taken into 
account in both plan-making and decision-making.

5.89 Gravesham Borough Council recognises the importance of sustainability and on 25 
June 2019 at its full Council meeting declared a climate emergency and this includes 
the target to make the borough Carbon Neutral by 2030. 

5.90 Accompanying this application is a Sustainability Statement which outlines 
satisfactory ranges of sustainability measures to tackle climate change issues and 
ensure the proposed development is sustainable. 

5.91 It is clear from the supporting information with this application that sustainable 
construction and energy conservation has influenced the design of the scheme, form 
of the proposed apartments and the layout of the overall scheme. 

5.92 In order to ensure this proposal  complies with above sustainability requirements the 
applicant has provided a detailed Energy report with this application and its worth 
noting the following will be achieved:

 The applicant intends to provide space heating via underfloor electric heating. 
Domestic hot water will be provided by individual immersions cylinders to each 
apartment. 

 100% Low-E lighting fixtures shall be fitted to all properties.
 
 A target air pressure rating of 3.00m3/hr.m2 has been set for all apartments on 

site which is a 50% improvement on the maximum allowable rating in the 2013 
Building Regulations. 

 
 Mechanical Ventilation with Heat Recovery (MVHR) has been specified for all 

apartments. MVHR extracts heat from exhaust air and uses this recovered energy 



to heat the supply of fresh air to habitable rooms. This will reduce the demand on 
the space heating systems whilst meeting the ventilation requirements.

 
 Northern block has a 5% improvement on Part L through fabric first approach, 

before the addition of PV

 Southern block has a 2.5% improvement on Part L, pre – PV being taking in to 
account

 
 Further carbon reductions are provided by the introduction of renewable energy, 

via PV panels. 

 For the northern block, emissions are further reduced to 172,551kgCO2/annum, a 
reduction of 6.60% over current regulations.

 The southern block has emissions of 136,427kgCO2/annum, or an 11.6% 
reduction over current minimum standards.

 The development refuse arrangements will include opportunities for recycling and 
implementation.

 The use of 100% electricity for heating and energy means that as the national grid 
further decarbonises there is opportunity for the development to move towards 100% 
carbon neutral for energy supply as no gas is used.

5.93 The ecology and landscape information submitted as part of the application highlights 
the measures for mitigating potential impacts and the measures to provide net gains 
in biodiversity.  For the avoidance of doubt any landscaping would

5.94 The applicant has also confirmed there will be basic infrastructure installed as well as 
sufficient spare capacity to accommodate electric car & bicycle charging points if 
required at some point in the future. A future-proofing strategy for the other parking 
areas can be secured by planning condition to ensure that in the future, unnecessary 
disruption to what is constructed now is avoided in terms of increasing charging 
points. 

Broadband provision 

5.95 Section 10 of the NPPF (2019) acknowledges that reliable high quality 
communications is essential for economic growth including full fibre connections and 
new development shall look to provide full fibre connections.

5.96 The applicant has confirmed that the entire development will have Fibre to premises 
which will provide excellent home working environment and allow the business 
premises to have excellent connections with the internet. KCC Economic 
Development team are supportive of high speed internet and recommend it should be 
included within this development.

5.97 In order to ensure this occurs a planning condition will be included requiring a details 
of how fibre to the premises will be provided to the serve the development and be 
available at first occupation.

5.98 In summary the proposed development is considered to be sustainable form of 
development that is designed to minimise the impact on climate. As such there is no 



conflict with Policies CS01, CS02, CS18 and CS19 (LPCS) and section 2 of the NPPF 
(2019).

Amenity of Future Occupiers

5.99 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.

North Block 

5.100With the tower there are 40 1 bedroom apartments (33%) and the teaming being 2 
bedroom apartments (67%) which equates to a total of 121 apartments.

5.101 As the below image shows the two bedroom flats (red) are dual aspect whilst the 1 
bedroom flats are single aspect.

5.102The tower has a central core with two lifts and a stair case.

5.103In regard to unit sizes the 1 bedroom apartments are 52m² apart from two apartments 
which 51m². 

5.104The two bedroom flats vary between 74m², 72m² with one being 67m² and another 
being 66m²

5.105All of the one bedroom apartments comply with the national space standards (50m² for 
1 bedroom two person) and the two bedroom apartments meet the national space 
standard for being either 2 bedroom four person (70m²). The 67m² and 66m² meet the 
requirements of two bedroom 3 person (61m²).

5.106 Below the pier at level 00 two apartments are proposed with one being single aspect 
and overlooking the stairs up to the pier and the other being dual aspect (overlooking 
West Street and the steps to the east. These two flats are deemed to provide 
acceptable living conditions for future occupiers.



5.107A number of flats proposed could be occupied by families, significant weight is 
attached to the need to provide open space to meet the needs of future residents as 
required through Policy CS 13 (LPCS). The NPPF (2019) recognises that access to 
high quality open spaces and opportunities for sport and recreation can make an 
important contribution to the health and well-being of communities. With the 
development having no 3 bedroom apartments there will be a reduced expediency for 
families to occupy the development.

5.108Saved Policy LT6 (LPFR) requires proposals for new housing development to make 
provision for open space and play space appropriate to the scale of development and 
type of housing, having regard to the provision and proximity to existing open space in 
the locality.

5.109The explanatory text states that as a guide, open space should be provided in 
accordance with the National Playing Fields Association recommended minimum 
standard for outdoor play space. This has now been updated in “Guidance for Outdoor 
Sport and Play: Beyond the Six Acre Standard” published by Fields in Trust (FIT). 

5.110For the future occupiers of this development the residents with the north block the 
amenity space for future occupiers will be the access to the pier. This amenity space 
(whilst open to the public) will provide an excellent amenity space for future occupiers. 
Full details of this will be conditioned but the applicant has provided a plan which 
shows the amenity space for the development. It should be noted that there will be no 
dedicated private amenity for the northern block but they would have access to the 
pier. Access to the pier which may be restricted to residents only in the evenings (to 
avoid conflict in regard to noise and surrounding residents would be addressed through 
the wider management plan for the development.



 

5.111The two apartments at 21 are each provided with private external terrace area. In order 
to ensure that the amenity space is usable (wind and exposure to the elements) the 
details of the terraces will be conditioned.

5.112Access to the pier will need to be carefully controlled as the business units would likely 
need 24/7 access whilst the residents may wish to enjoy the pier into the evening. What 
needs to be avoided is the pier being open to the public 24/7 as this may attract anti-
social behaviour for occupies of the development and surrounding residential 
properties. To address these issues the S.106 agreement will include a management 
plan which will address access times to the pier.

Southern Block

5.113The second element of this proposal is the Southern Block to the south of West Street 
which contains 47 1 bedroom apartments (45%) 58 two bedroom apartments (55%) 
which equates to a total of 105 apartments.

5.114In regard to unit sizes the 1 bedroom apartments are 52m² apart from two apartments 
which 51m². 



5.115The two bedroom flats vary between 74m², 72m² with one being 67m² and another 
being 66m².

5.116All of the one bedroom apartments comply with the national space standards (50m² for 
1 bedroom two person) and the two bedroom apartments meet the national space 
standard for being either 2 bedroom four person (70m²). The 67m² and 66m² meet the 
requirements of two bedroom 3 person apartments (61m²).

5.117 Unlike the tower, with the size of the block and its location  there are a greater number 
of single aspect flats (47 in total) but taking into account the flats all comply with the 
national and local space standards and the 1.65m deep balconies on a number of 
apartments provides acceptable living conditions for future occupiers.

5.118In addition, the south west corner of southern block is a communal space for future 
occupiers (this will not be accessible to the public) and the architect has ensured that 
there will be no overlooking from the communal garden into surrounding flats through 
the use of defensive planting and private amenity space in front of windows of 
surrounding apartments An extract from the plan is shown below

5.119To ensure the communal area and the amenity of existing residents is protected a soft 
landscaping scheme (including boundary treatments) would be a requirement of 
planning condition. The landscaping scheme would take into account climate change 
resilience which would look to include native drought resilient species.  

5.120 For the entire development a third section of amenity space is provided which is 
identified as the Riverside garden. This is the land between West Street and the river 
and will provide amenity space for the public and a walk way providing uninterrupted 
views of the River Thames.

5.121Below shows an aerial view of this improved area.



5.122To fully appreciate the improvements this space will give below shows the existing 
street scene (looking west) and the CGI image of proposed development.

Existing

Proposed



5.123A further improvement to this scheme is that future occupiers will have a paved surface 
around both developments providing a safe and secure environment to access 
Gravesend Town Centre or walk west to access Imperial Business Park and Asda 
Supermarket.

5.124To ensure the amenity of future occupiers are protected, careful consideration has 
been taken that there would be no overlooking from surrounding properties into the 
proposed flats and no adverse overlooking between both proposed residential blocks. 

5.125A distance of 15m is maintained between the north and south block. With West Street 
running between both buildings the distance of 21m would not be achievable without 
comprising the most efficient use of the brownfield site. Taking into account the road, 
height, positioning of both blocks ensures future occupiers of the developments privacy 
are adequately protected.

5.126There will be no overlooking from the surrounding built form into the proposed 
development. 

Air Quality

5.127Air quality constitutes a material consideration in the determination of planning 
applications (as set out in paragraph 005 (air quality) of the planning practice 
guidance) and this is reflected in Policy CS19 (LPCS) which requires new 
development to avoid adverse environmental impacts which include air quality. This 
is reflected within the NPPF (2019) at paragraph 81 which states decisions should 
sustain and contribute towards compliance with relevant limit values or national 
objectives for pollutants, taking into account the presence of Air Quality 
Management Areas and Clean Air Zones, and the cumulative impacts from 
individual sites in local areas.



5.128This site lies between and very near to two Air Quality Management Areas 
(AQMAs). The A226 One-way System Gravesend AQMA declared for nitrogen 
dioxide emissions from urban traffic lies immediately to the east and the Northfleet 
Industrial Area AQMA declared for windblown particulate matter (PM10) lies 
immediately to the west of the site. 

5.129In support of this application an air quality assessment considering the impact of the 
proposed development on the air quality during the construction and operation 
phases and this report has been reviewed by Gravesham Regulatory Services. 
During the course of this review additional clarification was required which then 
informed the final comments from Gravesham Regulatory Services.

5.130In relation to the windblown dust from aggregate sites within the Northfleet Industrial 
Area AQMA, there is a risk that this may affect the new development in terms of 
nuisance dust. There are very little or no controls that can be carried out in addition 
to those currently being used by the aggregate site to minimise the impact further. 
The rotated version of the northern block allows greater dissipation of pollution from 
street level and will not create a street canyon in the same way that a block square 
on to the highway would. 

5.131With this application the building is set at a 45 degree angle from street level and 
this will further dispersion of pollution from street level and will not create a street 
canyon in the same way that a block square on to the highway would. See below 
image that shows the ground two floors of the extant scheme faced the highway 
flush.

5.132As set out in Air quality appraisal: damage cost guidance (May 2020) which requires 
an emissions mitigation calculation to be undertaken and the ‘damage costs figure’ 
be used to show the implementation of mitigation measures.

5.133As a result of negotiations with the applicant in order to mitigate the scheme the 
following will be achieved.

5.134During the construction phase the following will be undertaken to minimise impact 
on air quality during the construction phase. All of the below will be conditioned and 
form part of the construction management plan.

 The vehicles used in the demolition and construction phases will be instructed to go 
to and from the site via Thames Way and not via Stuart Road/New Road/Bath 



Street/Clifton Road etc so as to avoid the A226 One Way System, Gravesend AQMA. 
This is expected to be included in the Construction Management Plan. 

 A Construction Management Plan to include how the impact of the demolition, 
earthmoving and construction phases on local air quality, including wind whipping of 
material from bunds of construction materials, agreed route of HGVs from and to the 
site to avoid residential and congested areas etc. The Plan is to include nuisance 
dust, NO2, PM10 and PM2.5 and how the measures and impact will be monitored 
throughout to ensure the agreed measures are being implemented or could be 
improved. It is expected that this Plan includes the route of the construction vehicles, 
included all types of vehicle i.e. to leave Gravesham by using Thames Way rather 
than any other route. 

5.135 The mitigation measures for the development when completed are as follows:
 Active EV charging points (20 x £2,500 = £50,000) (16.8% of spaces)
 Infrastructure (99 x £500 = £49,500) (83% of spaces)
 42.5 KWP of solar PV (42.5 x £2500 = £106,250)
 Electric car club (£40,000
 Solar PV and all electric heating/ hot water to minimise emissions and allow the 

development to move towards carbon neutrality as the grid decarbonises as stated 
in the energy strategy submitted with the application.

 This commitment to install the infrastructure needed i.e. cabling, for future EV 
charging points, so that it does not need to be installed retrospectively, for every 
parking space if not being provided with a charging point is welcomed.  

5.136In conclusion the effective implementation of proposed mitigation measures, it is 
considered that air quality should not present a constraint to the granting of planning 
permission for the proposed Development

Noise

5.137The location of this development on the edge of the town centre with various 
commercial uses in the vicinity and busy roads requires the issue of noise for future 
occupiers to be carefully considered. Furthermore to the north is the river Thames.

5.138The application is accompanied by Environmental Noise Assessment (dated 16 
September 2019) and the report indicates that the proposed development could be 
designed and constructed in such a way that it meets the relevant internal and 
external noise limits set out in BS8233:2014 and the WHO Guidelines accordingly, 
taking into account existing environmental noise.

5.139Gravesham Regulatory Services has reviewed this application and the 
accompanying Environmental Noise Assessment and conclude that the proposed 
development can be constructed in such a way to provide acceptable living 
conditions for future occupiers. 

5.140In addition a noise assessment from the working river would be required via a 
condition to determine what general noise levels are and specifically whether the 
L(MAX)’’s (Lmax is the RMS (root mean squared) maximum level of a noise source 
or environment where peak is the maximum level of the raw noise source) are a 
problem. The condition would require the design of the development including 
windows and acoustic ventilation can be used to satisfactorily ameliorate any 
excessive noise caused by the river.



5.141With the ground floor of the tower and pier providing B1(a) use offices and the café 
at the end of the pier conditions on their hours of use would be conditioned.

5.142A further issue would be access to the pier. If the pier could be accessed 24/7 this 
may have an adverse impact on the amenity of future occupiers and surrounding 
existing residents. To ensure this is addressed the management plan for the pier 
will be dealt with through condition/legal agreement.

5.143In order that the amenity of future occupiers is adequately addressed the following 
issues will need to be conditioned in relation to noise and the condition would cover 
the following areas.

a) The internal ambient noise levels in all habitable rooms of the residential dwellings 
shall not exceed the guideline LAeq values in Table 4 of BS 8233:2014

b) The maximum internal noise levels in all habitable rooms should not normally 
exceed 45dB LAmax more than 10 times per night in accordance with the 
Professional Practice Guidance on Planning & Noise and the WHO Guidelines for 
Community Noise.

c) The construction that separates any commercial and residential unit(s) shall resist 
the transmission of airborne sound such that the weighted standardised difference 
(DnT, W + Ctr) shall not be less than 53 decibels (i.e. an enhancement of the 
minimum levels stated in the Building Regulations of 10dB as these relate to 
residential separation only).

d) The rating noise from plant associated with the development shall be at least 10dB 
below the existing LA90 background level when measured and assessed in 
accordance with BS4142:2014

e) Where compliance with these criteria will rely on closed windows, the development 
must include sufficient and suitable ventilation to affected residential dwellings by 
means other than opening windows to ensure that the internal noise levels required 
by the above conditions can be retained all year round.

5.144Subject to the above recommended conditions the proposal is deemed to provide 
acceptable living conditions for future occupiers and there is no conflict with local or 
national planning policy in regard to the amenity of future occupiers.

Neighbouring Amenity

5.145Policy CS19 (LPCS) 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) requires development to have a high 
standard of amenity for existing users (In this case surrounding properties).

5.146A key issue in considering this application is the extent to which the new development – 
principally the new buildings themselves but also the associated impacts such as 
vehicle movements – will impact upon the living conditions of the adjoining residents. 
Whilst in most cases an inevitable consequence of redeveloping a town centre location 
will be a detrimental impact upon some nearby residents, it is necessary to be able to 
ascertain the level of harm to resolve whether the merits of redevelopment outweigh 
the harm that may be caused.



5.147Whilst any development on this site will affect views from surrounding residential 
properties enjoying views across the site and onto the river Thames, it is important to 
highlight that ‘loss of a view’ is not a material planning consideration. However, adverse 
effects such as ‘overshadowing, loss of day/sunlight, loss of privacy, loss of outlook and 
general appearing overbearing are valid planning concerns that require consideration in 
assessing the proposed development. These concerns have been raised by adjacent 
residents. 

5.148 Careful consideration needs to be given to the impact on existing residents during the 
construction phase and this would be secured through an appropriate condition and 
would cover such issues as hours of works, external lighting, dust suppression, pest 
control and delivery arrangements. However, construction disturbance is not a material 
planning consideration.

5.149Looking firstly at the northern site to the west of the site is six storey development 
known as Baltic Wharf (the ground floor is parking with the remaining 5 levels being 
residential. As shown on the below image the eastern elevation of this building has 
habitable windows and balconies that will face the western elevation of the tower.

5.150It should firstly be noted that the principle of a residential tower on this site has been 
agreed with the extant permission (12 storeys in height). As demonstrated on the below 
it shows the development complies with the Council’s residential layout guidelines. 
Whilst there is a slight shortfall to the cottage to the east and the 19m to the south east 
the orientation of the tower and roads/river between these sites will not harm the 
amenity of future occupiers.



5.151With regard to the southern block sufficient distance is maintained between Baltic 
Wharf to the northwest (over 30m); to The Malting’s to the west a distance of 15m is 
maintained and whilst this is below the 21m between two habitable windows the road 
combined with the close nit urban environment would not make this distance 
achievable without compromising the design best use of this site. In addition this 
distance has been agreed previously with extant scheme.

5.152Whilst not permitted or constructed, there has been a residential approval on the former 
M block site to the south east and a live application currently under determination. If 
both schemes were constructed there would be no unacceptable overlooking to harm 
from future occupiers of either development.



5.153Firstly, it is worth noting that there is an extant scheme in place for 12 storey tower on 
the north site and 9 storey height on the south site.

5.154The application acknowledges that there may be an impact on daylight/sunlight to 
surrounding existing residential properties and has submitted a daylight sunlight 
technical assessment with the application.  It should be noted that the report submitted 
is based on professional judgement and needs to be interpreted with a degree of 
flexibility.  BRE Guidelines provide three methodologies for daylight assessment, 
namely:
 The Vertical Sky Component (VSC);
 The No Sky Line (NSL); and
 The Average Daylight Factor (APSH)

5.155The following image shows the location of the above properties in relation to the 
application site.

Daylight

5.156With regard to daylight the report carried out an inspection of the following properties.

▪ 42 To 66 Pier Court 
▪ 67 To 101 Saxon Court 
▪ 1 To 25 Russell Quay 
▪ 50 West Street 
▪ 63 To 73 The Maltings 
▪ 74 To 91 The Maltings 



▪ 1 To 62 And 92 To 93 The Maltings 
▪ 1 To 5 Hazards House 
▪ 15 Stuart Road 
▪ 1 Lindfield House 
▪ 54 To 69 Fairfield Square

5.157The findings of this survey were that of the 417 windows tested 310 (74%) will continue 
to meet the aspirational target values as set out in the BRE guidelines.  This illustrated 
on the following table. 

5.158Whilst the above table shows there are 107 windows are not BRE compliant it should 
be noted that the massing of the development would have no greater impact on 
Daylight/Sunlight than the extant planning permission and there would natural light in 
regard to the amenity to the surrounding properties.

5.159Surprisingly perhaps it is not the tower that is the issue here; it is the southern block 
and the relationship with the properties to the east as these at present have high levels 
of openness due to the undeveloped nature of the site to their west.

5.160The above results demonstrate that the majority of receptors around the site will not be 
affected by the proposals.  Where effects do occur, the reductions in light and residual 
light levels are generally commensurate with the site location and are considered 
acceptable.

Sunlight

5.161 In accordance with the BRE Guide, the analysis of the plans provided and 
according to the applicants assessment the observations on site, a number of the 
surrounding buildings required Annual Probable Sunlight Hours (APSH) testing.

5.162The report concludes that of the 249 windows tested 197 (79%) will continue to meet 
the target set out in the BRE guidelines.  

5.163The report concludes where effects do occur, the reductions in sunlight and residual 
sunlight levels are generally considered to be commensurate with the site location and 
acceptable for the existing surrounding residents. 

Overshadowing

5.164The report concludes that no gardens or surrounding amenity space will be adversely 
affected by overshadowing. 



5.165The report concludes that due to the open nature of the site where a large percentage 
of alterations of Vertical Sky Component (VSC) or No Sky Line (NSL) occur that results 
in a technical breach of recommended guidance. However, these breaches are 
acceptable taking into account the urban location of the area.

5.166Having regard to the economic and regenerative benefits of the scheme and the 
appreciation that an inevitable consequence of redeveloping a town centre location is 
often an adverse impact on existing property, it is considered that the extent of adverse 
impact to the adjoining residents identified is not sufficient to refuse consent of this 
application. The issue of ‘right to light’ is not a material planning issue and has not 
been considered during this assessment.  

5.167In summary it is considered that taking into account the extant scheme and Paragraph 
123 of the NPPF (2019) which states when considering applications for housing, 
authorities should take a flexible approach in applying policies or guidance relating to 
daylight and sunlight, where they would otherwise inhibit making efficient use of a site 
(as long as the resulting scheme would provide acceptable living standards). As such, 
no conflict with local or national planning policy and the scheme is deemed policy 
compliant.

Open Space

5.168As many of the dwellings proposed could be occupied by families, significant weight is 
attached to the need to provide open space to meet the needs of future residents as 
required through Policy CS13 (LPCS) and Saved Policy LT6 (LPTR). At a national level 
The NPPF (2019) recognises that access to high quality open spaces and opportunities 
for sport and recreation can make an important contribution to the health and well-being 
of communities.

5.169Within the development the restored pier is planned to be a hub of activity with the 
following key aspect as outlined the applicant supporting Design & Access Statement 

 Cafe spill out space, allowing for tables and chairs to be set out, commanding 
open views from the end of the pier.

 Timber seating steps, for informal seating and lounging with clear views over the 
river. Some enclosure is created by the raised planting which wraps around two 
sides. Planting will mainly consist of low level grasses and perennials.

 Planters have been positioned to align with the pier grid pattern (mainly displayed 
in the metalwork and pier supports). They assist with buffering against the wind 
and providing a welcoming environment for visitors and workers. Trees are 
located closer to the building, but they diminish to reveal the views over the river. 
Seating is also provided amongst the planters.

 The entrance to the pier is up a sweep of stairs, with lift access also from the 
building. The materials - timber and metalwork - will wrap around the building and 
extend the character of the pier

5.170To the west of the pier is the area referred to by the applicant as the Riverside gardens 
which currently has no pedestrian access (see below photo which is from 2017 prior to 
the hoarding going up on site)



Proposed

5.171The area will provide a dedicated shared space for both pedestrians and cyclists 
providing a much needed missing link along the north side of West Street for both 
cyclists and pedestrians. 

5.172As demonstrated by the above extract, this will create a vastly improved environment 
for both existing occupiers of the surrounding area and future residents of the scheme. 
Great care and attention has been taken to ensure that unlike other parts of Gravesend 
riverside frontage the height behind the floor wall is such that it gives future occupiers 
open views of the Thames.

5.173The provision of high quality and accessible leisure facilities in the Borough is essential 
to improving the health, community cohesion, prosperity and wellbeing of its residents. 
Although the development itself will provide for enhanced open space and additional 
public realm, which is recognised and which in itself will afford residents and visitors 
with some informal recreational opportunities, the application also needs to respond to 
the more formal provisions as highlighted. Due to the constrained nature of the site it 
would not be expected that the developer would be expected to provide formal leisure 
provision on site, but it is reasonable to expect the applicant to offset the impact of its 
development on existing leisure facilities in the area. 



5.174The approach promoted by officers is to secure a financial contribution towards the 
upgrading of existing local sporting facilities located within a reasonable distance of the 
application site, such that it will be directly related to the development and will 
contribute to offsetting the impact of the increased population.

5.175GBC Leisure Services have identified some projects that the development could 
contribute towards, including:
 Tired leisure facility stock at Cascades Leisure Centre and Cygnet Leisure Centre.
 junior/youth grass pitches and ancillary buildings 
 Tired existing artificial sand based pitch and no existing 3G pitch facility in the area.
 Future requirements for additional mini and youth football provision.
 Improvements to the riverside leisure area.

5.176The EDC have requested a contribution towards the riverside strategic park and this 
will be taken into account when considering any contributions towards open space.

5.177In summary, taking into account the developments location within the borough and 
need and deficiencies on the ground and the physical constraints on site the 
development the development would be expected to make a financial contribution 
towards upgrading and improving existing leisure provisions.

Wind / Microclimate

5.178 In support of this application a wind microclimate desktop assessment has been 
submitted.

5.179The report identifies all external spaces relevant to pedestrian wind comfort, a total of 
21 key locations were established for consideration in the assessment; 11 of which 
were on the northern block/pier and the remaining 11 in the southern block.

5.180The report identifies that the refurbished pier area is one of the focal points of the 
proposed development and it will provide a wide range of amenities to the entire 
neighbourhood, including work space, and café and this area will likely be used all 
year and so the required comfort and safety for future occupiers was fully considered.

5.181The overall analysis of the report found the following:

1. The location is largely exposed to northerly winds due to its location relative to the 
river Thames and more sheltered from southerly winds by the urban area which 
increases the terrain roughness relative to the weather station.  
2. In the pedestrian areas surrounding the tall tower only one location was found to 
exceed the required windiness thresholds.  
3. In the pier area two locations were found to exceed its required windiness 
thresholds. 
4. In the pedestrian areas related to the South block residential development six 
locations were found to exceed their required windiness thresholds.   

5.182Within the report, mitigation measures are discussed which conclude that to offset any 
adverse impact from wind/ microclimate, the appropriate use of landscaping with 
screens, low level vegetation and balustrades.

5.183To ensure all the appropriate mitigation measures are in place this will be 
appropriately conditioned.



Refuse Storage and Collection Arrangements 

5.184Policy CS19 (LPCS) requires new development to incorporate facilities for the storage 
and recycling of wasted generated. In order to ensure this proposal complies with 
Policy CS19 (LPCS) a refuse strategy has been submitted with this explication.

5.185The applicant has confirmed that for the entire development the management company 
would bring all refuse bins to the road side for collection.

5.186 On the northern block there are 121 residential units with 16 B1(a) business units and 
a café on pier. At the ground level of tower fronting West Street an B1(a)unit is 
proposed.

5.187For the residential units in the tower there is a refuse store at ground floor of the tower 
which is accessed by an internal door adjacent to the lifts. Residents would bring their 
waste to the bin store.

5.188The residential refuse bins is taken to the road via an external door on the western 
elevation of the tower at ground floor which provides direct access to the lay-by where 
refuse trucks will empty the bins. 

5.189With this door being external to ensure the bin store remains secure this door would be 
required to be fitted with an appropriate lock via a key or key code. To ensure this 
happens details of securing the refuse stores for the development will be appropriately 
conditioned. 

5.190At pier level (level +1) a refuse store is provided to serve the commercial units, café 
and B1(a) unit.

5.191Sufficient bins would need to be provided on the pier to minimise any littering into the 
Thames and this would be addressed through part of the management plan for the 
development.

5.192The southern block is entire residential block containing 106 apartments. The refuse 
store for this development is located within the basement (level -02) and is accessible 
by a stair case.

5.193With the communal refuse store being in the basement a lift is proposed to enable to 
enable the 1100 Litre refuse bins to get to street level where a refuse collection lay-by 
will allow refuse trucks to empty the bins. 

It should be noted no highway concerns are raised regarding the lay-bys and to ensure 
it is not used for informal parking of vehicles appropriate parking restrictions will be 
required.

5.194The following diagram reflects the above mentioned refuse strategy for the 
development.



5.195Gravesham Waste Services have been consulted and raise no objection to the 
proposal subject to a condition being included that prior to above ground works as 
waste management strategy for the entire development is agreed which would cover 
the following aspects:
 Servicing of waste bins;
 Number of composition of bins;
 Provision of bins
 Strategy for waste management of  the commercial elements of the scheme 

(Business units, Café and retail unit).

5.196Subject to the appropriate condition for a waste management strategy including 
securing the bin stores the proposed development complies with Policy CS19 (LPCS).

Highway Impacts and Vehicle Parking

5.197The 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 is also reflected by Saved Policy T1 (LPFR) 
which requires proposed development to be adequately served by the highway 
network and Saved Policy P3 (LPFR) which sets out highways parking standards for 
development.

5.198At a national level the NPPF (2019) states at paragraph 103 significant development 
should be focused on locations which are or can be made sustainable, through limiting 
the need to travel and offering a genuine choice of transport modes. The NPPF (2019) 
goes on to state development should only be prevented or refused on transport 
grounds where the cumulative impact of development is severe.

5.199Firstly, it needs to be noted this is a town centre location and the supporting Transport 
Assessment (TA) and subsequent addendum states that the 2011 census shows 52% 



of the local population had no access to a car whilst 3% had access to 3 or more 
vehicles.  With this development being 1 or 2 bedroom flats it is very unlikely that future 
occupiers would have 3+ car per household.

5.200The proposed development was to initially provide 124 parking spaces over two levels, 
in the basement under the southern block. The upper floor will be via Stuart Road and 
the lower parking level will be on the southern side of West Street. Lifts and stairs will 
connect the parking with the residential above and there are secure pedestrian access 
for occupier wanting direct access to the street.

5.201 Concern was initially raised that there appears to be no bicycle storage in the southern 
block and a number of spaces are convoluted to access/egress. There also appeared 
to be some slight overlapping of parking spaces at the corners on the deck which could 
make access difficult under certain conditions. 

5.202To address the above concerns revised plans were submitted which reduces the 
parking from 124 spaces to 111 spaces which equates to a ratio of 0.49 spaces per 
dwelling (which is slightly less than the extant scheme which was 0.66 spaces per 
dwelling).  In addition the reduction of parking provision has allowed for the provision of 
additional bicycle and motorcycle storage in the southern block.

5.203Gravesham Highway Development Management Officer has reviewed the revised 
plans and concludes the revised proposals are acceptable, the reduction of on site car 
parking along with the increase in bicycle parking is to be welcomed. The suggestion of 
a Parking Management Plan as a condition is appropriate. The revised car park layout 
drawings demonstrate that the car parking is now accessible.

5.204The car parks will be gated and secure and no parking will be provided for the 
commercial unit or for visitors. Visitor parking was considered but with the practical 
issues of car park management/security and the close proximity of public car parks and 
the sustainable location of the development no on site visitor parking is required.

5.205 With the highly sustainable location of this development  and being within walking 
distance to public transport links along with access to numerous public car parks the 
absence of on-site parking is not  require for the development to comply with planning 
policy.

5.206On the north side of West Street, a lay-by is provided which will be appropriately 
controlled to ensure it is loading/unloading only and this serve the commercial units of 
the development and residential elements of the development.

5.207To serve the southern block, a lay-by is provided on the western side of Stuart Road 
will be used for refuse collection and any drop offs/collections from the residential 
development.

5.208 To the south of the site, on-street parking on the eastern side of Stuart Road is 
restricted to residential parking permit holders only (Zone D). However, there are on-
street pay and display bays available on Stuart Road and Clifton Road and off-street 
car parks nearby (West Street, Horn Yard and Market Square car parks). Therefore it 
is not expected that the proposals will have a significant impact on parking stress as 
there is adequate provisions for visitor parking within the wider town centre public car 
parks.



5.209In order to ensure this development does not have an adverse impact on the 
surrounding highway network during construction, a management plan will be 
conditioned which shall include the following issues relating to highways:

 Route of construction and delivery vehicles to and from site
 Parking and turning areas for construction,  delivery vehicles and site personnel
 Timing of deliveries
 Provision of wheel washing facilities
 Temporary traffic management/signage
 Bring in material by the river if possible.

5.210The construction management plan will be the subject to a pre-commencement 
condition that will need to be agreed in writing by the applicant.

5.211To ensure the future occupiers of the development reduce dependency on private 
motor vehicles the applicant has submitted a draft travel plan. To ensure the travel plan 
is implemented and takes into account the relevant issues relating to the on-going 
issue of Covid-19 this will be the subject to a pre-occupation condition. 

5.212In regard to the surrounding highway network, along the north side of West Street there 
is currently no footway and just a retaining wall combining this with the narrow road 
creates a poor environment for both pedestrians and vehicles.  This is demonstrated on 
the below image taken from google street view.

 

5.213To improve the pedestrian situation the north building is set back by a sufficient 
distance to provide a dedicated footway/cycleway being over 3 metres wide. Having 
this link will provide the last missing section of pedestrian link along the Thames path 
which runs through the town centre.

5.214 Along the south side of West Street the Transport Assessment has identified that this 
section has the highest pedestrian flow (48 pedestrians in an hour) and the widening of 
this footpath to over 2 metres will help improve the pedestrian environment in this 
section.

5.215The pedestrian benefits of this scheme is both the north and south of West Street 
becomes a more attractive and safer streetscape than is existing. Its worth noting that 
from the west of the site up to Asda there is no active frontage and this development 
will reserve this. 

5.216In regard to highway improvements  the supporting Transport Statement and 
accompanying Drawing (Drawing No. 18-091-004) shows the following highway 
improvements:



 Along the north side of West Street where there is currently no footway a 3m wide 
shared footway/cycleway is proposed.

 West Street to the west where it meets the roundabout will have a raised crossing, 
shared surface and widening of the footway.

 The share surface will run east west of the site and up Stuart Road Just past the 
junction of Clifton Road.

5.217Notwithstanding the above cycle improvements which have been offered by the 
applicant it is worth considering if there is a practical solution to the improving NCR1 
within the vicinity of the area. 

5.218In regard to FastTrack whilst it is acknowledged there is a desire to expand this service 
there is nothing currently proposed which this schemes highway improvements would 
impact upon.

5.219As the below diagram shows cycle route (NCR1) runs along West Street, then up 
Stuart Road, along Clifton Road and then down Bath Street before re-joining West 
Street. This route would be far more logical if it ran along the entire length of West 
Street to the Bath Street roundabout.  The applicant improvements show a 3m wide 
shared footpath/cycleway along the north side of West Street which has the potential to 
provide a revised route for NCR1. This would be subject to KCC and Sustains 

5.220The following image shows the existing route of NCR1. 



5.221In addition to the cycle improvement under this scheme, the existing pinch point on 
West Street carriageway which is 5.5 metres will be widened to a width of 6.5 metres 
which will improve the highway to existing highway users.

5.222In line with the extant scheme this application shows that deliveries to the north building 
will be from a new lay-bay on the north side of West Street as this stretch of road has 
high levels of traffic and on street parking would not be viable and this would make on 
street deliveries unsafe and thus a lay-by is required. The south building will be 
serviced on street from Stuart Road which currently has low traffic levels and adequate 
carriageway width. This is deemed and acceptable approach for deliveries. With regard 
to refuse bins for both buildings the south building will be moved to a collection point at 
the car park entrance on West Street by site management team prior to collection day. 
The North building refuse bins will be moved to a collection point at the car park 
entrance on West Street by the site management team prior to collection day.

5.223 Following a review of accident data for the area, no safety issues or accident trends 
have been identified on the highway network in the vicinity of the site.  

5.224Along the north side of West Street there is currently no footway and just a retaining 
wall. Combining this with the narrow road, creates a poor environment for both 
pedestrians and vehicles.  To improve the pedestrian situation the north building is set 
back by a sufficient distance to provide a dedicated footway which is indicated on 
Drawing No.18.137.100.03 Rev P1 as being over 2 metres wide. 

5.225Along the south side of West Street the Transport Assessment has identified that this 
section has the highest pedestrian flow (48 pedestrians in an hour) and the widening of 
this footpath to over 2 metres will help improve the pedestrian environment in this 
section.

5.226In conclusion, the parking provision for the site and the impact on the highway network 
during the schemes full occupation it is unlikely to have insignificant impact on the 
highway network which has been confirmed in the applicants transport assessment and 
in the formal comments from Kent Highways and Transportation Services and 
Gravesham Highway Development Management Officer. There is no conflict with local 
or national planning policy.



River Related Matters

5.227Port of London Authority (PLA) have provided extensive comments and confirm that 
prior to the application being submitted the applicant and their consultants had 
discussions with, which the PLA found extremely useful.

5.228The PLA have confirmed in their comments that their interest in this application only 
relates to the northern site.

5.229The PLA owns approximately 95% of the tidal River Thames’ riverbed and foreshore 
with the remaining 5% being owned predominantly by the Crown.  There are some 
isolated pockets of private ownership of the foreshore and the application site is one of 
these locations.

5.230In this location, the PLA does not own all the riverbed and foreshore.  In very broad 
terms, the Applicant owns the foreshore to a line extending to the boundary of the land 
to the East of the application site. 

5.231 The PLA’s land ownership extends only to the land at the end the jetty but its 
navigational responsibilities still extend to Mean High Water.

Navigation Links

5.232The tower would be in close proximity to the PLA’s licensed radio communication link 
Control Centre at Northfleet and there is a potential for this link to be affected by the 
development during the construction phase and once constructed. In order to ensure 
that the safety of vessels navigating the river is not compromised by the development a 
suitably worded clause in the Section 106 agreement would be included. 

5.233As per the extant scheme the S.106 agreement  for this application would include the 
following mitigation measures:

 Possible temporary backup telecommunications capability while the Development is 
carried out;

 The extent to which any part of the hardware, equipment or support structure 
provided or supporting the Navigation Communications may need to be relocated 
as a result of the Development or its construction, whether temporarily or 
permanently at the Port Control Centre or at its operational radar site at Northfleet 
Kent or at both;

 Whether any new Navigation Links will need to be created involving a third location 
the costs of finding such location the acquisition of rights to use the location and 
necessary consents such as planning and the provision of a support structure, and 
equipment and setting the up the Navigation Links Path at such third location.

Pier

5.234The application seeks to restore the pier and provide 16 B1 units and a café at the end 
of the pier and provide the pier for public open space. To support this application a Pier 
Strategy and River Related Use Viability document has been submitted.



5.235The existing pier will be restored with the costs being in excess of £2 million and to 
ensure that the long term management plan for the development will need to include a 
strategy for ensuring the pier is maintained in the long term.

5.236The principle of non-river related uses of the pier has been established with the extant 
scheme on site. The PLA considers that there is great potential for river related uses 
taking place in conjunction with the pier by the provision of a pontoon but the applicant 
view is that at this stage a pontoon is not viable at Clifton Slipways for the foreseeable 
future. The reasoning for this is that the applicant concern lies in the interpretation of 
the publicly available business plan for the Town Pier which of course does have a 
pontoon, which handles the Gravesend/Tilbury ferry and which has the capacity to 
handle any future growth in ferry traffic such as the possible ferry service to London 
Gateway.

5.237In addition, there was a trial of the Thames Clipper and there may be a trial of the 
Thames Clipper service at Town Pier and the existing pontoon at Town Pier is capable 
of adaptation to meet Thames Clippers requirements.

5.238All of this is good news for Town Pier and Gravesend but means there is a very 
competitive environment for Clifton Slipways, particularly having regard to the locational 
advantages for passengers of Town Pier as it is close to the Town Centre with pubs 
and restaurants close by.

5.239The PLA welcome that the café at the end of the pier of sufficient size to host river 
related educational events. It is unclear what the demand would be for such a use but 
this would be positive long term aspiration.

5.240Securing a minimum amount of time per month for use of the café for river related 
educational events could not be a requirement of a condition or part of the S106 
agreement (as it would not meet the relevant tests) but an informative could be 
included.

5.241 In addition, the PLA would wish to see the applicant use the river for the transport of 
construction and waste material to and from the site in order to comply with the 
principles of sustainable transport of materials. In order to deal with how materials are 
delivered to the site this would be dealt with through a construction management plan 
and the issues of using the river for transport of goods will be encouraged.

5.242 A S.106 contribution has been requested by the PLA if river related uses cannot be 
secured for the pier. However, this would not meet the relevant tests for contributions 
and secondly this was requested on the extant scheme. It would not be reasonable to 
request it with this application.

5.243In summary, no objection is raised by the PLA to this proposal and their concerns have 
been taken into account in regard to river related uses.. As such this proposal does not 
have an adverse impact on river related uses. 

Flood Risk and Surface Water Drainage

5.244Outstanding comments are awaited from the Environment Agency and ‘Flood Risk & 
Surface Water Drainage’ will be addressed in the supplementary report.   



Contaminated Land

5.245Policy CS19 (LPCS) and Paragraph 170 of the NPPF (2019) requires new 
development to avoid adverse environmental impacts of land contamination and 
remediating contaminated land. 

5.246Gravesham Scientific officer has reviewed the applicants submitted  Phase 1 and 2 
Geo-Environmental Assessment dated 20 June 2019 refs: EES 18.376.2 & 18.376.3 
and in order to ensure all the recommendations within this report are carried out the 
standard contaminated land condition will be included.

5.247Subject to the recommended condition no conflict with Policy CS19 (LPCS) or 
Paragraph 170 of the NPPF (2019) is considered to occur in terms of land 
contamination issues.

Ecology and Biodiversity 

5.248The 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. 

5.249The 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 £250.39 per dwelling) or the applicant is 
to provide an appropriate assessment to indicate why such mitigation is not needed.  
This approach is approved by Natural England for all new residential developments.

5.250For 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.

5.251Irrespective 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.  



5.252In this case a contribution of 56,838.53 has been agreed by the applicant which will be 
secured through a s.106 agreement and a screening for Appropriate Assessment (AA) 
will be undertaken.

5.253The 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.

5.254The northern section of the site currently devoid of any sustainable growth whilst the 
southern section has been colonised by Buddleia that will need to be removed. With 
regard to the loss of trees 16 individual trees will need to be felled and one 1 group of 
trees removed (none of these trees are subject to tree preservation order).

5.255The landscaping proposals indicate that 22 new trees which will be planted which will 
be an overall net gain in the area. However Gravesham Horticultural services 
recommend that to ensure biodiversity net gain a 2 for 1 tree planting should be 
achieved. However with the physical constraints of the site this will not be possible.

5.256To achieve the 2 for 1 tree planting, financial contribution will be requested to provide 
additional off site native tree planting.

5.257Overall, it is considered that the development with its landscaping scheme which 
includes new hedging, perennial planting and the living roof will ensure a biodiversity 
net gain to the area. The soft landscaping scheme will be secured through appropriate 
planning condition and the long term management of the site will be secured through 
the S.106 agreement. 

5.258In summary no conflict with Policy CS12 (LPCS) and paragraphs 175 and 176 of the 
NPPF (2019) subject to the appropriate conditions and clauses within the S.106 
agreement to secure long term management of the site and off-site tree planting.

Commercial Elements  

5.259The proposed development initially included a retail use at ground floor which needs to 
be considered against Policy CS08 (LPCS) which defines the primary retail area within 
Gravesend town centre. As this development is outside of the defined primary retail 
area, it has to be considered to be edge of centre location where retail development will 
be permitted if there is an absence of town centre sites. In order to support a retail use 
in this location the applicant would need to justify the retail element within this scheme 
through the appropriate sequential test.

5.260In order to avoid any conflict with Policy CS08 (LPCS) the applicant has agreed to 
remove the A1 use from the ground floor of the tower and this will be solely a B1(a) 
use. 

5.261On the pier, the holiday lets have been removed from the scheme as they would be 
beyond the flood defence of the Thames and provide an unacceptable danger to future 
occupiers. As such the applicant has removed this element from the proposal and the 
pier will now contain 16 B1(a) units along.

5.262Gravesham Economic Development has reviewed the proposed business units and is 
supportive of the proposal. The following extract is relevant.

The economic development impact of the Clifton Slipways scheme would be positive 
for a number of reasons and on this basis we support the application as proposed. 



The scheme is a significant opportunity to create a landmark ‘gateway’ development 
and also to secure attractive new business space as part of the mix of proposed 
uses. 

The design quality, visual impact and landmark riverside location of the scheme as a 
whole would contribute to a step-change in Gravesend town centre by establishing a 
benchmark, consistent with attracting additional investment and raising the profile of 
Gravesend as a location which can support high quality development and the benefit 
of increased economic activity associated with this. This would include additional 
visitor/resident spend in the town and an expanded capacity to retain or attract 
businesses aspiring to modern offices, which would also benefit from a Thameside 
location and the appeal this affords to occupiers. Gravesend’s office market is 
currently constrained by limited availability and, for the most part, relatively dated 
stock. 

The location of the scheme, within close proximity to the town centre and train station 
with its fast rail services to London, Kent and international destinations provides an 
ideal opportunity to showcase to a wider audience, the advantages of living and 
working in Gravesend. 

The configuration of the business units, to allow for the inclusion of a mezzanine 
floor, is a sensible approach because it aids flexibility and viability. While the 
proposed public access is consistent with the business use and associated café 
during the daytime, it is suggested that consideration be given to limiting public 
access at other times, to enhance security / privacy. 

5.263As noted in the above comments in order to ensure there is no conflict between the 
public users of the pier and the occupiers of the business units security measures for 
the pier will need to be considered to ensure the offices are safe when not occupied.

5.264Access for the business use an café on the pier will be addressed through the 
management plan of the pier.

5.265In summary, no conflict with local or national planning policy regarding the commercial 
elements of this proposal.

Fire Safety/Tall Buildings

5.266Since Grenfell Fire, the way in which tall buildings are designed has been changed. 
The agent has been asked to clarify how this Grenfell Fire has influenced this design 
and they have stated the following:

change has come through legislative amendments but the majority is a greater 
awareness of materiality and construction techniques. Clifton has been designed in a 
post-Grenfell environment with the benefit of fire consultants, M&E consultants and 
structural engineers supporting the architect in making this a building that is safe and 
deliverable. 
 
The building is clad with a brick slip system (non-combustible material) and will be 
insulated with a mineral wool, rather than a rigid product. This will ensure a non-
combustible facade. The buildings have been designed around a concrete frame and to 
the most stringent of regulations in terms of fire compartments and escape distances. 
 



Internally the buildings will have a sprinkler system to not only the communal areas but 
also within each apartment, coupled with the best level of detection required for a 
residential premises. 
 
Finally integrated risers protect the building, should the worst happen and a fire take 
place. These will be signed off by Kent Fire and Rescue to ensure they are in 
agreement with the adequacy and location for accessibility. 

5.267It is considered that there is sufficient legislation in place to minimise the danger for future 
occupiers of the development in the event of a fire.

Suggested Conditions 

5.268Suggested conditions will follow in the supplementary report once the Environment 
Agency has provided their suggested conditions. 

Planning Obligations

5.269Planning obligations will be set out in the supplementary report. 

Financial Considerations

5.270In terms of other financial benefits, it is noted that these will accrue to the area as and 
when permissions are granted. The Government wishes to ensure that the decision 
making process for planning applications is a transparent as possible, so that local 
communities are more aware of the financial benefits that development can bring to 
their area. In this instance the proposed new residential units would generate the New 
Homes Bonus and Council Tax receipts. It is anticipated that Business Rate may be 
accrued form the commercial units. 

6. Conclusion

6.1 The conclusion and recommendation to be set out in the supplementary report.

__________________________________________________________________
Recommendation

See Supplementary Report


