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SUMMARY OF REASONS FOR RECOMMENDATION

The proposal is for the demolition of existing lock up garages and the erection of 1no. one bedroom 
wheelchair accessible and adaptable chalet bungalow with associated parking. 

The design is considered to be acceptable and the proposal will not have a material adverse impact 
on the amenity of surrounding properties as the dwelling would be single storey and there is no 
conflict with local or national planning policy.

There will be no adverse impact on the surrounding highway network and all consultee and 
neighbour concerns have been considered and where possible addressed.

As the development would deliver good quality specialist additional housing onto an underused 
brownfield site, without any significant harmful impacts on the surrounding properties, it is deemed 
to comply with local and national planning policy and subject to the planning conditions as set out 
in this report permission is recommended.

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

MAIN REPORT

1. Site Description and Surroundings

1.1 The application site comprises two blocks of lock up garages (8 in total) together with 
the concrete and tarmac access road and turning area that currently serves the garages 
located at the rear of 19 and 20 Arnold Avenue within the rural settlement of Meopham. 



The application site also includes a small corner of the rear garden of 20 Arnold 
Avenue.  Only two of the garages are in use, the others are in disrepair.

1.2 The application site has an area of 401m².  Numbers 20 and 21 Arnold Avenue are in 
Council ownership but no 19 is in private ownership (see red line plan below).

1.3 Arnold Avenue is a cul-de-sac with no throughway with access from Whitehill Road. 

1.4 Surrounding the site is a mixture of single storey and two storey semi-detached 
dwellings, the majority of which have off road parking.  On street parking is also 
available.

2 Relevant Planning History

2.1 Since the construction of the garage blocks that date from planning permissions given in 
1962 and 1963 there is no relevant planning history. 

2.2 The dwellings in Arnold Avenue were built as municipal housing in the late 1940’s.

3 Proposal

3.1 The proposal is to erect a 1no. one bedroom wheelchair accessible and adaptable chalet 
bungalow with associated parking on the site of existing lock-up garages in Arnold Avenue, 
Meopham.  The proposed dwelling has a depth of 11.16m, width of 7.74m (at its widest) 
and a height of 5.9m from slab to ridge level (at its highest).

3.2 At ground floor the proposed dwelling has an entrance hall, open-plan living room/kitchen 
area, separate bedroom and a wet room. Within the roofspace would be a mezzanine and 
storage area.



4. Planning Policy, Development Plan and other Material Considerations

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

4.2 The Development Plan for Gravesham comprises:-

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

Local Planning Guidance

Gravesham Local Plan Core Strategy, September 2014

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

4.4 The development site is shown as being within a rural settlement inset from the Green 
Belt in the Gravesham Local Plan Policies Map.  

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

 CS01 – Sustainable Development 
 CS02 – Scale and Distribution of Development
 CS11 – Transport
 CS12 – Green Infrastructure
 CS14 – Housing Type and Size
 CS15 – Housing Density
 CS18 – Climate Change
 CS19 – Design & Development Principles

Gravesham Local Plan First Review 1994

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

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

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



4.9 The following remaining saved policies are relevant to the consideration of this 
application:

• Policy P3 – Vehicle Parking Standards
• Policy T1 – Impact of development on the Highway Network

Review of Local Plan 

4.10 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.

4.11 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.

Other Material Considerations 

The National Planning Policy Framework (NPPF)

4.12 The National Planning Policy Framework (NPPF), June 2019, is a material consideration. 
The following sections are relevant.

 Section 2 – Achieving sustainable development
• Section 4 – Decision-making
• Section 5 – Delivering a sufficient supply of homes
• 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

The National Planning Practice Guidance (NPPG)

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

Supplementary Planning Guidance and other Documents
     
4.14 The Council has adopted a number of Supplementary Planning Guidance documents, 

Development Briefs and Conservation Area Appraisals.  These elaborate on saved policies 
in the Gravesham Local Plan First Review and policies in the Gravesham Local Plan Core 
Strategy and are material considerations in determining planning applications.  

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

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

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


• 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 (2015).

5. Consultations, Publicity and Representations

Consultations

5.1 The following consultations responses have been received

Internal 

GBC Highways Development Management Officer    

A single one bedroom dwelling will generate less traffic than 8 occupied garages although 
it is noted that most of the garages are not currently occupied. The future of the garages 
must also be questioned with the shift to electric vehicles. I therefore have no objections.

However, I would suggest that the property should have the benefit of an electric vehicle 
charging point and both the Fire Service should be consulted regarding access and the 
refuse department consulted on the matter of the carry distance for collections, as the 
access is longer than the maximum carry distance and expecting a disabled person to 
move the bins on collection day may not be a viable option.  

GBC Waste Manager

Confirms that the refuse collection scenario is acceptable 

GBC Regulatory Services

Contamination

The extended use of this site for garaging purposes may have caused contamination of the 
underlying soils. Therefore recommends the standard contamination condition.

If officers are not minded to apply the above condition, please apply the watching Brief 
condition shown below:

The applicant shall undertake a watching brief during construction in case any 
contamination issue is encountered.  If during development any contamination is found, the 
local planning authority should be informed as soon as practical and the work shall not 
continue until written agreement is provided by the LPA as to the appropriate measures to 
be taken to resolve the matter and they are satisfied that those measures have been 
carried out.

Drainage/sewerage

The existing system in place for the drainage/processing and removal of foul sewage is not 
known.  Therefore advises of the following:



The foul sewage shall be removed by means of the mains drainage system and not by the 
use of non-mains sewerage systems, unless connection to the drainage system is not 
reasonably practicable.  If foul sewage is to be removed using non-mains sewerage 
systems, a sewage treatment plant or septic tank system will be considered in preference 
to a cesspool.  Such a system may require the prior consent of the Environment Agency 
under the terms of the Water Resources Act 1991.  Applicants are therefore advised to 
discuss their requirements with the Environment Agency at the earliest opportunity.  It 
should be ensured that the septic tank or cesspool is of adequate capacity to serve the 
proposed development and suitable access and hardstanding area shall be maintained to it 
on site.  

Electric Vehicle Charging Point(s)

This Service would wish to see the inclusion of suitable electric vehicle charging facilities at 
the proposed dwellings in support of the Council’s commitment to become carbon neutral 
by 2030.

Code of Practice on Construction and Demolition

Please apply the Council’s Code of Practice

External

KCC Highways and Transportation

No objections.  Requests standard highway informative

Meopham Parish Council 

No objection.  

Meopham Parish Council would hope that this proposed new wheelchair adapted 
bungalow will be allocated to a local resident to enable them to downsize and/or live in 
more suitable accommodation without having to leave the area and their support 
networks.

Publicity and Representations

5.2 This application was advertised with a site notice and letters were sent to 10 
surrounding properties. Two representations were received both objecting to the 
development and the following is a summary of the main comments and concerns: 

 The Design and Access Statement states that the property would be smaller in scale 
than the surrounding streetscape and thus will be subservient to the existing 
adjacent houses.  This is incorrect, the property is higher than (or at least as high 
as) the 3 most adjacent properties.  If the height was restricted to that of the 
bedroom area throughout, the impact would be reduced.

 Would appreciate confirmation that the boundary between the site and the 
neighbouring property at the rear belongs to the Council.

 The building line is less than a metre from a neighbouring garden, which is 
excessively intrusive.



 If the boundary is the Council’s there should be a requirement for a well maintained 
fence.

 Whilst this is a very good use of space, it would be more agreeable if this property 
had a flat roof design; neighbouring properties have already been impacted by 
development opposite in Whitehill Road

6. Planning Analysis and Development Manager Comments

Principle of the Development

6.1 Policy CS02 of the Local Plan Core Strategy (LPCS) sets out the Borough’s objectively 
assessed need for housing over the Plan period (up to the year 2028) and finds that 
there is a need for at least 6,170 new dwellings during the period. Evidence now 
available shows that the Council is not able to demonstrate a five-year housing supply. 
This engages the first part of footnote 7 of the NPPF and this means for decision-taking 
that planning permission for applications involving the provision of housing should 
granted in line with the requirements of the NPPF Para 11(d) unless:

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

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

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

6.3 The application site is located within the Meopham Downs landscape character area 
and is located within a rural settlement inset from the Green Belt.  Policy CS02 (LPCS) 
states that development will be supported within rural settlements that are inset from the 
Green Belt as defined on the policies map.  As the site is within a rural settlement that is 
inset from the Green Belt, the proposed development would accord with Policy CS02 
(LPCS). 

6.4 The NPPF is explicit that planning policies and decisions should promote an effective 
use of land in meeting the need for homes and other uses. Paragraph 119 advises that 
local planning authorities should take a proactive role in identifying and helping to bring 
forward land that may be suitable for meeting development needs, including suitable 
sites on brownfield registers or held in public ownership, using the full range of powers 
available to them. Where there is an existing or anticipated shortage of land for meeting 
identified housing needs, as is currently the case the local authority is seeking to make 
optimal use of this site through residential development.

6.5 The application site meets the definition of previously developed land as the application 
site is an existing lock-up garage site within the rural area. As such, the application 
meets the requirement of Section 11 of the NPPF as the Local Authority is bringing 
forward underused land for residential development.



6.6 Of the 8 garages on this site only 2 are let by the Council and the site has attracted a 
high level of anti-social behaviour issues which has affected the neighbouring 
properties. The site is underused and in poor condition and the justification for this 
proposal is that it will provide both social and regeneration benefits and a brand new 
wheelchair accessible dwelling to the Councils stock.

6.7 It should be noted that the development of the site had been discussed pre-submission 
in March 2020 with Ward and Parish Councillors, the Leader and Lead Member for 
Housing earlier this year and the site was also discussed at the Meopham Parish 
Council Affordable Housing Sub-Committee. 

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

The Key Issues

6.9 The key issues to be considered are as follows:

 Design, Character and Appearance;
 Amenity for Future Residents;
 Impact on Surrounding Properties;
 Refuse Storage and Collection Arrangements;
 Drainage;
 Contaminated Land;
 Highway Impacts and Vehicle Parking
 Sustainability; 
 Ecology and Biodiversity; and
 Occupation and Affordability 

Design, Character and Appearance

6.10 Policy CS19 (LPCS) requires development to conserve and enhance the character of 
the local built, historic and natural environment, integrate well with the surrounding local 
area and meet anti-crime standards. This stance is reflected in chapter 12 (Achieving 
well-designed places) of the NPPF.

6.11 It is worth noting that the scheme that is before this Committee has been the subject of 
pre-application discussions prior to submitting this application in early 2019.

6.12 Policy CS15 (LPCS) seeks to achieve a minimum density of 40 dwellings per hectare 
for residential development in the urban area, subject to the overriding consideration 
that the scheme is well designed and does not compromise the distinctive character of 
the area. The application site measures 0.0401 hectares and the density of the 
development equates to 24 dwellings per hectare. This is in keeping with the density 
and character of the surrounding area and appropriate for the physical constraints of the 
site.

6.13 Policy CS14 (LPCS) seeks to ensure that new housing development provides a range 
of dwelling types and sizes.  The proposed 1 bed wheelchair accessible dwelling will 
add to the Council’s stock of housing.

6.14 The dwelling would be set behind the existing dwellings. This is demonstrated on the 
below extract from the proposed site plan.



6.15 At ground floor there is an entrance hall, open plan living/kitchen area, separate bedroom 
and wet room. At first floor there is a mezzanine and storage area.

6.16 To the side (west facing) of the property an 8.93m deep garden (at its widest) is proposed 
with an area of 33.9m².

6.17 The exterior of the building will comprise red facing bricks and red/brown concrete roof tiles 
thus in character with nearby dwellings, although some of which include white boarding. 

 



6.18 In summary the overall design of the scheme is acceptable which complies with local and 
national planning policy and no amendments are considered necessary to the design or 
external appearance of the proposed dwelling.

Amenity for Future Residents

6.19 Policy CS19 (LPCS) seeks to protect amenity and ensure acceptable future living 
conditions are included in the LPCS.  The NPPF also assists and seeks to ensure 
developments will function well, do not undermine quality of life and create attractive and 
comfortable places to live, work and visit and seeks to “secure high quality design and a 
good standard of amenity for all existing and future occupants of land and buildings”.

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

6.21 Externally 33.9m² of amenity space is provided to the west of the dwelling with direct 
access into the entrance hall. An additional 161m² of amenity space surrounds the south 
and west of the property as hardstanding for parking and turning. This is sufficient private 
amenity space for future occupiers and complies with the council’s residential layout 
guidelines which require 60m² of amenity space.  The garden depth is roughly consistent 
with the 10m depth sought for within SPG 4.

6.22 The location and distance of the existing windows of the surrounding properties will not 
harm the amenity of future occupiers of the proposed dwelling.

6.23 The full details of the hard and soft landscaping will conditioned (This will include boundary 
treatments).

6.24 Subject to the above details being secured by conditions it is considered that overall the 
proposal provides acceptable living conditions for future occupiers and complies with 
Policy CS19 (LPCS).

Impact on Surrounding Properties

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

6.26 To the north of the property is the rear garden of Timberlee in Whitehill Road.  To the east 
of the site is the rear of Nos. 23 and 24 Whitehill Road. To the south of the site is the 
existing access way and the rear of Nos. 20 and 19 Arnold Avenue and to the west is the 
rear garden of No. 19 Arnold Avenue. 

6.27 It is noted that there are two neighbour objections to the development as a result of the 
publicity given to the proposals raising a number of concerns as set out in paragraph 5.2 of 
this report.

6.28 A distance of 21m is maintained between the habitable windows of the proposed dwelling 
and properties to the south which meets the requirements of the Council’s Residential 
Layout Guidelines.



6.29 There are no habitable room windows on the north or east facing elevations of the 
proposed dwelling and therefore no loss of privacy or detrimental impact would result on 
the existing dwellings to the north (Timberlee) and east (Nos. 23 and 24 Whitehill Road).

6.30 The proposed dwelling will be at its nearest point approx. 7.5m from the rear elevation and 
rear conservatory of Timberlee which is a chalet bungalow in Whitehill Road to the north.  
Whilst it is acknowledged that the building will be close to the rear garden of that dwelling 
at 1.5 - 2.0m from the garden boundary the height of the dwelling at that point will be 
approx.4.9m.  Under current planning legislation (Article 3 of and Class E of part 1 of 
schedule 2 to the Town and Country Planning (General Permitted Development) (England) 
Order 2015, as amended) permitted development rights would allow outbuildings in rear 
gardens up to 4m in height with a dual pitched roof so that what is proposed here is not 
significantly greater in terms of its height and impact.  

6.31 At first floor, a window is proposed on the south elevation to serve the mezzanine, however 
this would be approx. 21m from the nearest habitable room windows of the properties to 
the south and therefore it is considered to not result in a detrimental impact in terms of 
overlooking or loss of privacy.

6.32 In summary the proposal would not have a materially adverse impact on the amenity or 
privacy of surrounding properties and there is no conflict with local or national planning 
policy.

Refuse Storage and Collection Arrangements 

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

6.34 The submitted plans shows that to the west of the property a bin refuse area is proposed 
which shows space for two wheelie bins and a shelving area for stacking recycling items.

6.35 The applicant has confirmed that due to the nature of the property, it will qualify for hand 
delivery refuse collection, so a collection point closer to Arnold Avenue will not be required.  
Gravesham Waste Management but they have confirmed that they find the waste 
collection scenario is acceptable.

6.36 However, to ensure that bin storage area is acceptable in size to provide storage for 
general waste bin, recycling bin, gardening waste and food caddy details of the refuse 
storage area will be conditioned.

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

Drainage

6.38 Policy CS18 (LPCS) sets out the requirements for dealing with sustainable drainage and 
surface water run-off. KCC is the Lead Local Flood Authority, but have not provided 
comment on this application.  As KCC have provided comments on similar size 
developments within the borough it is proposed to provide the standard KCC condition on 
sustainable surface water drainage which requires the following:



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

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

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

6.39 In summary subject to a suitable condition there is no conflict with Policy CS18 (LPCS).

Contaminated Land

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

6.41 Due to the existing garage use of the site, there is the potential for contamination.  
Therefore it will be necessary that a contaminated land assessment (in accordance with 
the CLEA guidelines and CLR 11 methodology) is conditioned.

6.42 Subject to the recommended condition there is no conflict with Policy CS19 (LPCS) and 
Paragraph 170 of the NPPF.

Highway Impacts and Vehicle Parking

6.43 Policy CS11 (LPCS) states that new development should mitigate its impact on the public 
highway and that transport assessments should be provided and implemented to ensure 
delivery of travel choice and sustainable opportunities for travel. Furthermore, it states that 
sufficient car parking in new developments will be provided in accordance with adopted 
standards which will reflect the availability of alternative means of transport accessibility to 
services and facilities. This stance is reflected in the NPPF which states at paragraph 109 
development should only be prevented or refused on transport grounds where the 
cumulative impact of development are severe. In this instance the nature and scale of the 
development does not require a transport statement or transport assessment.

6.44 The proposal provides one disabled parking space and sufficient turning within the site 
which would conform to both the Gravesham Borough Council’s parking guidance and 
Kent County Council’s guidance and the means of access is satisfactory and has 
reasonable visibility.  Visibility to the right of the access on to Arnold Avenue will be 
improved by reducing the height of vegetation within the garden of 20 Arnold Avenue.  
Theoretically the access has in the past been used more intensively as access for 8 
garages than is now proposed for just one dwelling.

6.45 The GBC Highways Development Management Officer and Environmental Health Officers 
have requested that an electric vehicle charging point be provided and this has been 
accepted by the applicant and will be dealt with by a planning condition.   

6.46 The scheme will accommodate an existing access point from the foot of the rear garden of 
the dwelling at 23 Arnold Avenue which currently exists on to the garage forecourt.

6.47 Kent Fire and Rescue Service were consulted by the applicants in terms of access to the 
dwelling given the distance from the highway and an Imist sprinkler system will be 
installed.



6.48 In summary with regard to highways and parking arrangements the development complies 
with Policy CS11 (LPCS), Saved Policies P3 and T1 (LPFR) and SPG 4 - KCC Parking 
Standards (2006).

Sustainability

6.49 The Borough Council through Gravesham Core Strategy Policies CS18 and CS19 requires 
development to achieve an effective and deliverable approach to climate change issues 
including sustainable drainage and surface water run-off; water demand management; 
carbon reduction.

6.50 The ‘green credentials’ of the development are set out in the Design and Access 
Statement. This sets out the proposals in respect of sustainable drainage, water demand 
management and carbon reduction among other things to fully meet Building Regulations 
including:

• High levels of wall, floor and roof insulation in excess of current building regulations 
standards. 
• High air tightness of the building envelope to less than 7m³/hm³@50pa to ensure heat 
loss through air leakage is minimised. 
• High specification glazed windows to reduce heat loss. 
• High efficiency condensing gas fired combination boiler. 
• Heat recovery extract/input ventilation system to avoid heat loss through extract 
ventilation. 
• Recycling, local in-house storage and recycling facilities for metal, paper, glass and food 
waste. 
• Water usage – low water, usage fittings will be used throughout to reduce water demand.  
Water butts will be used to collect rainwater.

6.51 The applicant advises that current standards require the building envelope to exceed Part 
L of the Building Regulations by 30% however, with the Councils climate emergency 
declaration; they are exploring ways of further reducing our carbon footprint whilst 
improving building performance. Subsequently, tenderers are now invited to provide 
detailed proposals along with a cost breakdown for alternative space and hot water heating 
and enhanced building fabric.

6.52 The development and therefore accords with Gravesham Local Plan Core Strategy 
Policies CS18 and CS19 and the NPPF.

Ecology and Biodiversity

6.53 Policy CS12 (Green Infrastructure) of the Gravesham Local Plan Core Strategy 
indicates that there will be no net loss of biodiversity in the Borough, and opportunities 
to enhance, restore, re-create and maintain habitats will be sought, in particular within 
the Biodiversity Opportunity Areas shown on the Strategic Green Infrastructure Network 
map and within new development, and that where a negative impact on protected or 
priority habitats/species cannot be avoided on development sites and where the 
importance of the development is considered to outweigh the biodiversity impact, 
compensatory provision will be required either elsewhere on the site or off-site, 
including measures for on-going maintenance.  This is reinforced at national level in the 
NPPF (Paragraphs 170 and 175).



6.54 The proposal seeks to redevelop a brownfield site which currently has minimal soft 
landscaping.  The proposal includes the provision of an adequate soft landscaped garden 
space, and as such the a biodiversity net gain is unlikely to be provided, though the 
delivery of much needed family housing, combined with the limited constraints of the site, 
are considered to not cause this impact to warrant the refusal of planning permission.  A 
good level of soft landscaping and planting shall be delivered by condition, in any case.

Financial Considerations 

6.55 In 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.

Occupation and Affordability

6.56 It is noted in the Meopham Parish Council comments that they hope that this proposed 
new wheelchair adapted bungalow will be allocated to a local (Meopham) resident to 
enable them to downsize and/or live in more suitable accommodation without having to 
leave the area.

6.57 The applicant advises:

This will not apply to this dwelling as the rural nomination criteria only applies to dwellings 
delivered on Rural Exception Sites.  Therefore all eligible applicants from the Council’s 
housing register will be able to bid for the dwelling. 

The dwelling will however be affordable in perpetuity and it may be that we will need to 
provide clarification on this via a planning condition as we have on other GBC schemes. 
Affordability will be assessed to determine whether an Affordable or Social Rent is applied 
and if necessary capped at the Local Housing Allowance rate.

The property will be built to M4 (2) standards - wheelchair accessible and adaptable and 
we will ensure that Housing designate the dwelling for the use of older and/or disabled 
households and will therefore be exempt from the Right to Buy.

7 Conclusions and Balancing Exercise

7.1 The proposal is a sustainable form of development that accords with national and local   
policy planning policy and will provide an acceptable scheme within the rural settlement of 
Meopham.

7.2 The design is considered to be appropriate for the site and location.

7.3 There will be no adverse impact on the surrounding highway network and all consultee and 
neighbour concerns have been considered and where possible addressed.



7.4 The development would deliver good quality specialist additional housing onto an 
underused brownfield site, without any significant harmful impacts on the surrounding 
properties.

7.5 The applicant’s agent has agreed to all the pre-commencement conditions as set out in this 
report and on balance permission is recommended subject to conditions.

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

RECOMMENDATION

The recommendation is for the application to be GRANTED Planning Permission, subject to the 
following conditions, reason and informatives

CONDITIONS AND REASONS

Time Limit

1. The development to which this permission relates must be begun not later than the expiration 
of three years beginning with the date on which this permission is granted.

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

Approved Plans

2. The development hereby permitted shall be carried out only in precise accordance with the 
following schedule of approved plans:

Planning Application Form;
Design and Access Statement;
Drawing No. 18867-AA-SK-00 Rev C – Site Location Plan;
Drawing No. 18867-AA-SK-01 Rev P – Proposed Site Plan;
Drawing No. 18867-AA-SK-E-01 Rev A – Existing Site Plan;
Drawing No. 18867-AA-SK-02 Rev F – Proposed Floor Plans; and
Drawing No. 18867-AA-SK-03 Rev F – Proposed Elevations.

Reason: For the avoidance of any doubt and in the interest of proper planning in 
accordance with Policy CS19 of the Gravesham Local Plan Core Strategy (September 
2014).

Pre-Commencement Conditions 

Contaminated Land

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



a)  A site investigation, based on the findings of the submitted Preliminary Investigation Report 
(Soils Limited, June 2019), shall be carried out by a suitably qualified and accredited 
consultant/contractor in accordance with a Quality Assured sampling and analysis 
methodology.

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

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

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

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

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

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

Code of Construction Practice

4. No development approved by this permission shall be commenced until a comprehensive 
Code of Construction Practice covering all environmental impacts of this development is 
provided by the applicant and submitted for approval to the Local Planning Authority.  The 
approved scheme shall include details of hours of work during the construction period, delivery 
times for materials, parking of vehicles of site personnel and visitors, loading and unloading of 
plant and materials, storage of materials and wheel washing proposals; the development 
hereby permitted shall be carried out in accordance with the approved Code of Construction 
Practice.

Reason: To ensure the free flow of traffic on the highway and to minimise the impact on 
residential amenity and in accordance with adopted Policy CS19 Gravesham Local Plan: Core 
Strategy (September 2014).



Sustainable Surface Water Drainage

5. No development approved by this permission shall be commenced until a scheme for 
sustainable surface water drainage has been submitted to and approved, in writing, by the 
Local Planning Authority.  The detailed drainage scheme submitted shall 

(i) demonstrate that both the rate and volume of run-off leaving the site post-development will 
be restricted to that of the existing site during any rainfall event (up to and including the climate 
change adjusted 100yr critical storm)

(ii) demonstrate that the existing on-site surface water flow-routes and accumulation points will 
not be altered in such a way that the development places property at risk from flooding during 
any rainfall event, up to and including the climate change adjusted critical 100yr storm,

(iii) demonstrate that infiltration features are not located on parts of the site where 
contamination might be present 

(iii)  include a timetable for its implementation, and

(iv) include a management and maintenance plan for the lifetime of the development which 
shall include the arrangements for adoption by any public body or statutory undertaker, or any 
other arrangements to secure the operation of the sustainable drainage system throughout its 
lifetime. 

The surface water drainage scheme shall thereafter be implemented in full prior to first 
residential occupation of the development and thereafter maintained and managed in 
accordance with the approved scheme.

Reason: To ensure that the principles of sustainable drainage are incorporated into this 
proposal; to ensure that the development does not contribute to, or is not put at risk from, or 
adversely affected by, unacceptable levels of water pollution caused by mobilised 
contaminants and to ensure on-going efficacy of the drainage provisions, in accordance with 
policies CS18 and CS19 of the Gravesham Local Plan Core Strategy (September 2014).

Prior to above Ground Works

Materials

6. Notwithstanding the details shown on the approved plans and application form before  any 
above ground works commence, additional details (and samples where requested by the Local 
Planning Authority) of all the external facing materials to be used in the construction of the 
development hereby permitted shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall thereafter be carried out in accordance with the 
approved details.

Reason: To maintain the character and appearance of the building and to ensure a 
satisfactory visual relationship between the existing and new development in accordance with 
adopted Policy CS19 Gravesham Local Plan: Core Strategy (September 2014).

Prior to Occupation



Hard Surface and Boundary Treatments

7. Prior to the first occupation of the development hereby approved and notwithstanding the 
details shown on the approved plans a scheme of hard landscaping shall be submitted to and 
approved in writing by the Local Planning Authority.  The landscaping works shall be 
completed in accordance with the approved details prior to the completion of the development 
or the first occupation of the residential unit whichever is sooner.  The scheme shall include: 

 proposed boundary treatments, 

 proposed finished levels and contours, 

 details of any retaining walls, steps, railings, walls, fencing, gates or other supporting 
structures

Reason: To protect and enhance the visual amenity and the character of the area and to 
ensure a satisfactory environment for existing and future residents in accordance with Policy 
CS19 of the Gravesham Local Plan: Core Strategy (September 2014).

Soft Landscaping Scheme 

8. Prior to the first occupation of the development hereby approved and notwithstanding the 
details shown on the approved plans a scheme detailing the proposed soft landscaping shall 
be submitted to and approved, in writing, by the Local Planning Authority. The scheme shall 
include the type and species of planting to be carried out, to include their quantity and size as 
well as arrangements for aftercare. Thereafter the approved soft landscaping scheme shall be 
carried out in full during the first available planting season following first occupation of the 
dwelling. Any trees or plants that die, are damaged, removed or become diseased within five 
years from the date that the development is first brought into use shall be replaced with a 
species of a similar size and species during the next available planting season. 

Reason: To ensure that the landscaping is maintained in the long term in the interests of the 
visual amenity of the development, in accordance with adopted Policy CS19 Gravesham Local 
Plan: Core Strategy (September 2014).

Refuse Arrangements

9. Prior to the first occupation of the development hereby approved and notwithstanding details 
on the approved plans details of the refuse arrangements shall be submitted to and approved 
in writing by the Local Planning Authority.  The submitted details shall ensure adequate 
provision for non-recyclable waste, food waste and recyclable waste and security 
arrangements for the refuse stores. The approved refuse arrangements shall be provided prior 
to first occupation of the dwelling and thereafter be retained for such purposes at all times. 

Reason: In order to ensure the development is served by a suitable refuse storage area in the 
interest of amenity and in accordance with adopted Policy CS19 Gravesham Local Plan: Core 
Strategy (September 2014).

External Lighting

 10. Prior to the first occupation of the development hereby approved, details of all proposed 
external lighting shall be submitted to and approved, in writing, by the Local Planning 



Authority.  The development shall thereafter be carried out in accordance with these approved 
details.

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

Electric Vehicle Charging Point

 11. Prior to the first occupation of the development hereby approved, details for provision of 
cabling to enable charging facilities to be installed for an electric vehicle for the future 
occupants of the development shall be submitted to and approved in writing by the Local 
Planning Authority. The development shall be implemented in accordance with the approved 
details prior to the first occupation of the dwelling hereby approved to which the cabling 
applies.

Reason: To encourage the use of sustainable and more environmentally acceptable modes of 
transport, and in accordance with Policy CS11, CS18 and CS19 of the Gravesham Local 
Plan: Core Strategy (September 2014).

Permitted Development Rights (Extensions, Dormers, Outbuildings)

12. No development under the provisions of Article 3 of and Classes A, B and E of Part 1 of 
Schedule 2 to the Town and Country Planning (General Permitted Development) Order 2015 
as amended (or any provision equivalent to those Classes in any Statutory Instrument 
replacing, revoking or re-enacting that Order with or without modification) shall be carried out 
on the dwelling or within the curtilage of the site unless a specific grant of planning permission 
has been given by the Local Planning Authority.

Reason: To enable the Local Planning Authority to retain control over the development of the 
site and in the interests of local amenity and in accordance with adopted Policy CS19 
Gravesham Local Plan: Core Strategy (September 2014).

Affordable Housing

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

The scheme shall include: 

(i) The type and tenure of the affordable housing provision to be made, 
(ii) The occupancy criteria to be used for determining the identity of occupiers of the affordable 
housing and the means by which such occupancy criteria shall be enforced. 

Reason: To enable the Local Planning Authority to retain control over the development of the 
site in accordance with adopted Policy CS19 Gravesham Local Plan: Core Strategy 
(September 2014).
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