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Agenda Item: 05  
 
Reference:  EDC/19/0145  
 
Site Address: Corner Site Junction Of High Street / Lawn Road, Northfleet, Kent 

   
Proposal: Application for the development of a three-story residential 

accommodation building, providing 6 apartments (Four of 2-bedroom 
flats and Two one-bedroom flats). 

 
Applicant:  Mr Khaled Khalil 
 
Ward:   Northfleet North 
 

 
 

 
RECOMMENDATION:  
 
Approval subject to the following:   
 

(i) The applicant entering into a s106 planning obligation to commit to the 
payment of £1,502.34 (£250.39 per dwelling) towards Strategic Access 
Mitigation and Management (SAMMS); and 
 

(ii) Imposition of the following planning conditions and informatives with 
delegated authority to the Chief Planning Officer to make minor changes to 
the wording. 

 
 
 

 
SUMMARY: 
 
The site is a roughly triangular piece of land which lies at the junction of Lawn Road and 
High Street, in Northfleet. It is approximately 0.085 hectares in area. The site is currently 
unused and overgrown. 
 
This application proposes a three storey residential building comprising 4no. two bedroom 
apartments and 2no. one bedroom apartments, each with private balconies with ground 
floor shared entrance, 7no. parking spaces, and communal gardens both at ground floor 
and on roof of the building. 
 
The principle of residential development of this prominent site in Northfleet High Street has 
previously been established through the current consent for a single storey dwelling. It is 
also in a highly sustainable location close to services and shops. Whilst accommodated 
within a small site area the design and layout of the proposal, its provision of amenity and 
parking area, and its impact upon neighbouring amenity and highway safety, are considered 
acceptable, with the current scheme responding positively to officer discussions during 
processing of the application. 
 
The application is therefore recommended for approval subject to planning conditions and 
unilateral undertaking outlined in the officer recommendation. 
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Conditions  
 
Time Limit 
 
1. The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as 
amended). 

 
Approved Plans 
 
2. The development hereby permitted shall be carried out in accordance with the 

following approved plans and pursuant to any planning conditions contained 
hereinafter: 
 

• Land Registry Title Plan received 26th August 2019 (Site Location Plan) 

• Drawing no. AR-501G – Site Plan 

• Drawing no. AR-502G – Site Plan - Survey 

• Drawing no. AR-503G – Ground Floor 

• Drawing no. AR-504G – First & Second Floor 

• Drawing no. AR-505C – Site & Ground FL Plan Visibility Splay 

• Drawing no. AR-506G – Ground Amenity 

• Drawing no. AR-507G – Roof Terrace Plan 

• Drawing no. AR-508G – South Elevation 

• Drawing no. AR-509G – West Elevation 

• Drawing no. AR-510G – North Elevation 

• Drawing no. AR-511G – East Elevation 

• Drawing no. AR-512G – Section A-A 

• Drawing no. ARS-501 – Ground Floor 

• Drawing no. ARS-502 – First & Second Floor 

• Drawing no. ARS-503 – Building Section 1 

• Drawing no. ARS-504 – Building Section 2 

• Drawing no. ARS-505 – Building Section 3 / 4 

• Drawing no. ARS-506 – Building Section 5/ 6 

• Drawing no. ARS-507 – Overrun Roof Edge Section 

• Drawing no. SP-08 – Visibility Splay 

• Drawing no. SP-51 – Swept Path Analysis 

• Drawing no. SP-52 – Swept Path Analysis 

• Drawing no. SP-53 – Swept Path Analysis 

• Drawing no. SP-54 – Swept Path Analysis 

• Drawing no. SP-55 – Swept Path Analysis 

• Drawing no. SP-56 – Swept Path Analysis 

• Drawing no. SP-57 – Swept Path Analysis 

• Drawing no. SP-58 – Swept Path Analysis 

• Drawing no. SP-59A – Swept Path Analysis 
 

Reason: For the avoidance of doubt and to ensure a satisfactory form of development 
and visual amenity in the locality. 
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Prior to Commencement of Development 
 
Contamination 
 
3. No development shall take place until a scheme to deal with the potential risks 

associated with any contamination of the site has been submitted to, and approved in 
writing by, the Local Planning Authority. This scheme shall comprise the following 
components. 
 
(i) A Remediation Strategy based on the Slope Stability and Additional Contamination 

Investigation at: Lawn Road, Northfleet, DA11 9HB by Southern Testing dated 1st 
April 2016 (Ref. TRL/AM/J12546), giving full details of the remediation measures 
required and how they are to be undertaken. 
 

(ii) A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (i) are complete. 
 

The development shall be carried out in accordance with the requirements and details 
of the approved scheme. 
 
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 in accordance with paragraph 170 of the National Planning Policy 
Framework. The information is required pre-commencement to ensure that the site 
can be satisfactorily remediated from contaminants that could be mobilised by works 
taking place. 

 
Slope Stability and Piling 

 
4. No development shall take place until a slope stabilisation strategy, together with a 

supporting piling risk assessment, has been submitted to, and approved in writing, by 
the Local Planning Authority. The slope stabilisation strategy and piling risk 
assessment shall demonstrate that there would be no adverse impact on stability of 
the adjacent cliff nor unacceptable risk of contamination to groundwater, and that 
sufficient accessible land would be retained within the site to enable provision of the 
development, including amenity and parking areas shown on the approved plans as 
safe and stable and capable of use in association with use of the building for 
residential dwellings. The slope stabilisation strategy shall also include a timetable for 
submission of a closure report for approval of the Local Planning Authority, with the 
closure report to include details of the works carried out and quality assurance 
certificates to show that the works have been carried out in full accordance with the 
approved methodology. 
 
The development shall be carried out in accordance with the approved slope 
stabilisation strategy and piling risk assessment. 
 
Reason: To safeguard the natural environment and to ensure the development is 
served by adequate amenities and car parking, in accordance with adopted 
Gravesham Local Plan Core Strategy policies CS02, CS03 and CS19 and paragraphs 
170 of the National Planning Policy Framework. The information is required pre-
commencement as the site must be shown to be stable and suitable for piling prior to 
construction activity taking place. 
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Informative: The supporting piling risk assessment should be written in accordance 
with Environment Agency guidance document “Piling and Penetrative Ground 
Improvement Methods on Land Affected by Contamination: Guidance on Pollution 
Prevention. National Groundwater & Contaminated Land Centre report NC/99/73”. 
 

Surface Water Drainage 
 

5. No development shall take place until a detailed surface water drainage scheme for 
the site, and a management and maintenance plan for surface water drainage, has 
been submitted to, and approved in writing, by the Local Planning Authority. The 
detailed drainage scheme shall be based upon the Sustainable Drainage Strategy by 
Fernbrook Consulting Engineers dated September 2019 (Ref. 19150-01) and 
demonstrate that the surface water generated by this development can be 
accommodated and disposed of without increase to flood risk on or off-site, nor 
increased risk to groundwater, and include the following: 
 
(i) the responsibilities of each party for the implementation of the drainage 

measures; 
(ii) timetable for implementation; and 
(iii) a maintenance and management plan for the lifetime of the development. 
 
The drainage scheme shall be implemented and subsequently maintained in 
accordance with the approved details.   
 
Reason: To ensure the development is served by satisfactory arrangements for the 
disposal of surface water and to ensure that the development does not exacerbate the 
risk of on/off site flooding or risk to groundwater in accordance with adopted 
Gravesham Local Plan Core Strategy Policy CS18 and National Planning Policy 
Framework paragraph 163. The information is required pre-commencement as the site 
must be shown to have satisfactory surface water drainage arrangements prior to 
construction taking place.  
 

Construction Environmental Management Plan 
 

6. No development shall take place until a Construction Environmental Management Plan 
(CEMP) to cover the construction phase of development has been submitted to, and 
approved in writing, by the Local Planning Authority.  The submitted document shall 
include routing of construction and delivery vehicles to and from site, provision of 
wheel washing facilities, hours of work, management measures of noise, vibration and 
dust, and provisions for monitoring and review. The development shall adhere at all 
times and be carried out in full accordance with the approved CEMP. 
 
Reason:  To ensure the free flow of traffic on the highway and to minimise the impact 
on residential amenity, to protect the amenity of local residents and businesses and 
protected species in accordance with adopted Gravesham Local Plan Core Strategy 
Policies CS11, CS12 and CS19. The information is required pre-commencement as is 
fundamental that construction methods of development are approved prior to 
construction activity taking place on site. 

 
Prior to Development above Foundation Level 
 
External Materials 
 
7. No development above foundation level shall take place until details and samples of all 

external facing materials to be used on the building (including site sample panels 
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where requested by the Local Planning Authority) have been submitted to, and 
approved in writing, by the Local Planning Authority. The details shall substantially 
accord with the details illustrated and annotated on the approved drawings and shall 
include 1:20 scale sections and associated specification of the key architectural 
features / junctions of the following; 
 
(i) External facing brick and mortar colours 
(ii) Feature brickwork 
(iii) Timber screening 
(iv) Capping to roof balustrades 
(v) Balconies including balustrades and finish to underside of the balcony   platform 
(vi) Header, cills and edges to key fenestration types (including main communal 

entrance from High Street and all other external doors and windows) 
(vii) External mail boxes and intercom system 
(viii)Rainwater goods (including any measures for collecting and re-using rainwater) 
 
Reason: In order to ensure an acceptable standard of development upon completion, 
in accordance with adopted Gravesham Local Plan Core Strategy Policy CS19. 
 
Informative: Although the details for condition 7 are required prior to development 
above foundation level the applicant is encouraged to enter into discussions with and 
seek approval from the Local Planning Authority at an early stage of construction, 
particularly for the external facing and feature brickwork. 

 
Hard Landscaping, Boundary Treatments and Furniture 
 
8. No development above foundation level shall take place until details and samples of 

proposed hard surfacing materials and Boundary Treatments have been submitted to, 
and approved in writing, by the Local Planning Authority. These details shall 
substantially accord with the details illustrated and annotated on the approved 
drawings and include measures for demarcating vehicle parking spaces and details of 
seating and play equipment within the communal gardens. The development shall be 
carried out in accordance with the approved details and implemented in full prior to the 
first occupation of any dwelling hereby approved. 
 
Reason: In order to ensure an acceptable and functional standard of development 
upon completion, and in the interests of visual amenity, in accordance with adopted 
Gravesham Local Plan Core Strategy Policy CS19. 
 

Soft Landscaping 
 
9. No development above foundation level shall take place until a soft landscaping 

scheme, and a management plan for soft landscaping, have been submitted to and 
approved in writing by the Local Planning Authority. The scheme shall accord 
substantially with details illustrated and annotated on the approved drawings and shall 
include: 
 
(i) the type and species of planting to be carried out, to include their quantity and size;   
and 
 
(iii) measures to promote biodiversity enhancement to include planting of native and 

wildlife attracting species and installation of bat and bird nesting boxes. 
 
Thereafter the approved soft landscaping scheme shall be carried out in full during the 
first available planting season following first occupation of any dwelling hereby 
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approved  and maintained in accordance with the approved landscape management 
plan.  Any trees, plants or grass that die, are damaged, removed or become diseased 
within five years from the date of first planting shall be replaced with a species of a 
similar size and species during the next available planting season. 
 
Reason: In order to ensure an acceptable and functional standard of development 
upon completion, in accordance with adopted Gravesham Local Plan Core Strategy 
Policies CS12  and CS19. 

 
Cycle Provision and Electric Vehicle Charging 
 
10. No development above foundation level shall take place until details of the form, 

appearance and materials to be used for the cycle storage shelter and electric vehicle 
charging point shown on drawing no. AR503G (Ground Floor) have been submitted to 
and approved in writing by the Local Planning Authority. The details shall thereafter be 
implemented in full prior to the first occupation of any dwelling hereby approved and 
thereafter retained at all times.  
 
Reason: In order to encourage sustainable travel and protect amenity, in accordance 
with adopted Gravesham Local Plan Core Strategy Policies CS11 and CS19. 
 

External Lighting 
 
11. No development above foundation level shall take place until details of proposed 

external lighting (excluding temporary construction lighting) for the development have 
been submitted to and approved in writing by the Local Planning Authority. The 
submitted details shall broadly accord with the Lighting Strategy V1 by Arch Space 
Architecture dated January 2020, Lighting Strategy First Amendment 28-2-2020 by 
Arch Space Architecture dated February 2020 and Control of Light Spill Calculations 
received 1st March 2020, and provide sufficient information to enable assessment of 
the impact that the lighting will have on surrounding light sensitive receptors, and of 
illumination levels to communal areas within the site. The external lighting shall 
thereafter be installed in accordance with the approved details prior to first occupation 
of any building. 
 
Reason: In the interest of protecting amenity and to ensure safe access to communal 
areas of the site in accordance with adopted Gravesham Local Plan Core Strategy 
Policy CS19 and National Planning Policy Framework paragraph 180. 

 
Noise and Air Quality Mitigation  

 
12. No development above foundation level shall take place until details of the proposed 

mechanical ventilation heat recovery (MVHR) system for the residential dwellings 
hereby approved shall be submitted to and approved in writing by the Local Planning 
Authority. The details shall include air intake locations, dust filtration and show how 
noise/vibration created by the ductwork serving the ventilation system will be 
adequately controlled between and within properties. Details shall include 
arrangements for long term maintenance and efficiency of the systems which, together 
with other noise mitigation measures as set out in the submitted Noise Assessment by 
Peter Moore Acoustics Ltd dated 12 September 2019 (Ref. 160903/2), shall be 
implemented prior to first occupation and thereafter maintained in full working order at 
all times. 
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Reason: To safeguard amenity of occupants of the proposed development, and in the 
interests of visual amenity in the locality in respect of any external components, in 
accordance with adopted Gravesham Local Plan Core Strategy Policy CS19. 

 
Prior to First Occupation – Submission of Details 

 
Contamination Verification Report 

 
13. Prior to the first occupation of any dwelling hereby approved a verification report 

demonstrating the completion of works set out in the remediation strategy approved 
pursuant to condition 3, and the effectiveness of the remediation, shall be submitted to 
and approved in writing by the Local Planning Authority. The report shall include 
results of sampling and monitoring carried out in accordance with the approved 
verification report to demonstrate that the site remediation criteria have been met. 
 
Reason: To ensure that the site does not pose any further risk to human health or the 
water environment by demonstrating that the requirements of the approved verification 
plan have been met and that remediation of the site is complete, in accordance with 
adopted Gravesham Local Plan Core Strategy policy CS19 and paragraphs 170 of the 
National Planning Policy Framework. 
 

Prior to First Occupation – Implementation of Specific Features 
 
Off-Site Highway Works 

 
14. Prior to the first occupation of any dwelling hereby approved, works for the proposed 

kerb adjustment annotated on drawing no. AR-505G – Site and Ground Floor Plan 
shall have been executed and completed in accordance with a final design to be 
submitted and approved in writing by the Local Highway Authority under Section 278 
of the Highways Act 1980. 
 
Reason: In the interest of highway and pedestrian safety, in accordance with adopted 
Gravesham Local Plan Core Strategy Policy CS11 
 

Visibility Splays 
 
15. Prior to first occupation of any dwelling hereby approved, the visibility splays shown on 

drawing no AR-505C (Site & Ground FL Plan Visibility Splay) shall be provided and 
notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended), or any provision equivalent to that 
Order revoking and re-enacting that Order no obstruction shall be erected or placed 
within the visibility splays so as to obscure the visibility splays. 

 
Reason: In the interest of highway and pedestrian safety, in accordance with adopted 
Gravesham Local Plan Core Strategy Policy CS11. 

 
Vehicle Parking 
 
16. Prior to first occupation of any dwelling hereby approved the vehicle parking spaces as 

shown on drawing no. AR503G (Ground Floor) shall be laid out and surfaced in 
accordance with the details approved pursuant to condition 8. Thereafter the said 
parking spaces shall be retained at all times and only be used for their intended 
purpose. No development whether or not permitted by the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended), or any 
provision equivalent to that Order revoking and re-enacting that Order with or without 
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modification, shall be carried out on the site in such a manner or in such a position as 
to preclude the use of or access to the reserved vehicle parking spaces. 
 
Reason: To ensure sufficient off-street car parking provision to serve the development 
in accordance with Gravesham Local Plan Core Strategy Policy CS11and Local Plan 
First Review Saved Policy P3. 

 
Compliance Conditions 
 
Unexpected Contamination 
 
17. If, during development, contamination not previously identified is found to be present 

at the site then no further development (unless otherwise agreed in writing with the 
Local Planning Authority) shall be carried out until the developer has submitted a 
remediation strategy to the Local Planning Authority detailing how this unsuspected 
contamination shall be dealt with and obtained written approval from the Local 
Planning Authority. The remediation strategy shall be implemented as approved. 
 
Reason: The site overlies a principal aquifer and is within a Source Protection Zone 
(SPZ) and to ensure that the new and existing development does not contribute to or 
is not put at unacceptable risk from, or adversely affected by, unacceptable levels 
water pollution from previously unidentified contamination sources at the development 
site, in accordance with Gravesham Local Plan Core Strategy Policy CS19 and 
National Planning Policy Framework Paragraph 178. 
 

Unidentified Sewer 
 
18. If during development a sewer not previously identified is found to be present at the 

site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until an investigation of the sewer has been 
carried out in consultation with Southern Water to ascertain its condition, the number 
of properties served, potential means of access, and until details of measures to 
ensure protection of the sewer have been submitted to and approved in writing by the 
Local Planning Authority. The protection measures shall be implemented as approved. 
 
Reason: To ensure that the new and existing development does not contribute to or is 
not put at unacceptable risk from, or adversely affected by, unacceptable levels of 
water pollution or flood risk from previously unidentified sewers in accordance with 
Gravesham Local Plan Core Strategy Policy CS18 and National Planning Policy 
Framework paragraph 163. 

 
Local Air Quality 
 
19. The operational phase of the development shall incorporate the recommendations in 

section 3.3.2 of the Air Quality Assessment Rev. A by AVAL Consulting Limited dated 
12/09/2019 (Report No. 608), specifically that any gas-fired boilers installed should 
meet a minimum standard of <40 mgNOx/kWh, and no source of heating other than 
gas or electricity shall be used. 
 
Reason: To safeguard local air quality in accordance with Gravesham Local Plan Core 
Strategy Policy CS19 and National Planning Policy Framework paragraph 180 
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Informatives 
 
1. Reason for Imposition of Pre-Commencement Conditions 

Pursuant to Articles 35 (1) and (2) of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015, the Local Planning Authority is 
satisfied that the requirements of conditions 3, 4, 5 and 6 (including the timing of 
compliance) are so fundamental to the development permitted that such details must 
be submitted prior to the works commencing on site. 

 
2. Statement of Positive and Creative Approach to Decision-Making 

In accordance with paragraph 38 of the National Planning Policy Framework, 
Ebbsfleet Development Corporation, as local planning authority, has taken a positive 
and creative approach to the proposed development, focusing on finding solutions: 
 

• The applicant was advised of planning issues during the processing of the 
application and additional information has been submitted to address these; and 

• The application was determined within the relevant timescales agreed through a 
planning extension agreement.  

 
3. Supporting Documents and Indicative Illustrations 

The following documents have been referred to for reference only in support of the 
application: 
 

• Covering Letter – Arch Space Architecture – Dated 21st August 2019 

• Second Covering Letter – Arch Space Architecture – Dated 16th September 
2019 including: 

o Appendix A – Air Quality Assessment Rev. A by AVAL Consulting 
Limited dated 12/09/2019 (Report No. 608) 

o Appendix B – Letter from Southern Water dated 10 September 
2019 (Ref. DS_CC_PDE-112276) and Sustainable Drainage 
Strategy by Fernbrook Consulting Engineers dated September 2019 
(Ref. 19150-01 

o Appendix C – Noise Assessment by Peter Moore Acoustics Ltd 
dated 12 September 2019 (Ref. 160903/2) 

o Appendix D – Drawing no. AR-08 - Section A-A (B,C,D) 
o Appendix E – Email from Southern Testing dated 3rd September 

2019 
o Appendix F – Drawing no. AR-02 Ground Floor and drawing no. 

AR-03 – First & Second FL Plan 

• Drawing no. AR-513G – Cliff Section (A, B, C, D) 

• Design and Access Statement – Arch Space Architecture– Received 16th 
December 2019 

• Site Photographs received 26th August 2019 

• Groundsure Report dated 24th May 2019 

• Slope Stability and Additional Contamination Investigation at: Lawn Road, 
Northfleet, DA11 9HB by Southern Testing dated 1st April 2016 (Ref. 
TRL/AM/J12546 

• Ordinance Survey Maps by Southern Testing received 26 th August 2019 

• Cliff Stability and Structural Strategy – Site at Junction of Lawn Road and 
High Street, Northfleet, DA11 9HB by Arch Space Architecture dated 15th 
December 2019 
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• Preliminary Ecological Appraisal Report by Darwin Ecology dated 
December 2019 and Addendum Letter by Darwin Ecology dated 19 th 
December 2019 

• Email from Darwin Ecology received 28th February 2020 

• Note – Darwin Ecology received 1st March 2020 

• Lighting Strategy V1 by Arch Space Architecture dated January 2020 

• Lighting Strategy First Amendment 28-2-2020 by Arch Space Architecture 
dated February 2020 

• Control of Light Spill Calculations received 1st March 2020 

• Arboricultural Impact Assessment and Method Statement (Amended) by 
Cantia Arboricultural Services received 26th February 2020 (Ref. 
CAS/2020/116) 

• Landscape Strategy V.2 by Arch Space Architecture dated February 2020 
 

4. Deviation from Approved Plans 
It is possible that any proposed deviation from the approved plans could be classed as 
a 'material' change requiring a further application/permission.  In the event that any 
change is proposed, applicants are advised to seek advice from the Local Planning 
Authority as proceeding without the necessary permissions could nullify this 
permission. 
 

5. Building Regulations and Other Consents 
This decision DOES NOT imply any consent which may be required under the Building 
Regulations or under any other enactment or provision. Nor does it override any 
private rights which any person may have relating to the land affected by this decision, 
including the provisions of the Party Wall etc. Act 1996. 

 
6. Piling 

Piling can result in risks to groundwater quality by mobilising contamination when 
boring through different bedrock layers and creating preferential pathways. Thus it 
should be demonstrated that any proposed piling will not result in contamination of 
groundwater. 

 
7. Contamination 

Contaminated soils that are, or must be disposed of, are waste. Therefore, any 
handling, transport, treatment and disposal is subject to waste management 
legislation, which includes: 
 

• Duty of Care Regulations 1991 

• Hazardous Waste (England and Wales) Regulations 2005 

• Environmental Permitting (England and Wales) Regulations 2010 

• The Waste (England and Wales) Regulations 2011 
 
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically in line with British Standards BS EN 
14899:2005 'Characterisation of Waste - Sampling of Waste Materials - Framework 
for the Preparation and Application of a Sampling Plan' and that the permitting status 
of any proposed treatment or disposal activity is clear. If in doubt, the Environment 
Agency should be contacted for advice at an early stage to avoid any delays.. 

 
8. Foul Drainage 

A formal application for connection to the public sewerage system is required in order 
to service this development, please contact Southern Water, Sparrowgrove House, 
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel: 0330 303 0119) or 
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www.southernwater.co.uk. Please refer to Southern Water’s New Connections 
Services Charging Arrangements documents which has now been published and is 
available via the following link https://beta.southernwater.co.uk/infrastructure-charges. 
 

9. KCC Highways 
It is the responsibility of the applicant to ensure, before the development 
hereby approved is commenced, that all necessary highway approvals and consents 
where required are obtained and that the limits of highway boundary are clearly 
established in order to avoid any enforcement action being taken by the Highway 
Authority. 
 
Across the county there are pieces of land next to private homes and gardens that do 
not look like roads or pavements but are actually part of the road. This is called 
‘highway land’.  Some of this land is owned by The Kent County Council (KCC) whilst 
some are owned by third party owners. Irrespective of the ownership, this land may 
have ‘highway rights’ over the topsoil. 
 
Information about how to clarify the highway boundary can be found at 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-
boundary-enquiries 
 
The applicant must also ensure that the details shown on the approved plans agree in 
every aspect with those approved under such legislation and common law. It is 
therefore important for the applicant to contact KCC Highways and Transportation to 
progress this aspect of the works prior to commencement on site. 

 
10. Kent County Council Public Rights of Way 

KCC Public Rights of Way offer the following comments for information: 
 

• No furniture, fence, barrier or other structure may be erected on or across the Public 
Right of Way without the express consent of the Highway Authority. 

• There must be no disturbance of the surface of the Public Right of Way, or 
obstruction of its use, either during or following any approved development without 
the express consent of the Highway Authority. 

• No hedging or shrubs should be planted within one metre of the edge of the Public 
Right of Way. 

• Please also make sure that the applicant is made aware that any planning consent 
given confers no consent or right to close or divert any Public Right of Way at any 
time without the express permission of the Highway Authority. 

• No Traffic Regulation Orders will be granted by KCC for works that will permanently 
obstruct the route unless a diversion order has been made and confirmed. If the 
applicant needs to apply for a temporary traffic regulation order whilst works are 
undertaken, six weeks’ notice is required to process this. 

 

 
 
 
 
 
 
 
 
 
 

http://www.southernwater.co.uk/
https://beta.southernwater.co.uk/infrastructure-charges
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-enquiries
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-enquiries
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1.0 SITE CONTEXT AND BACKGROUND 
 
1.1 The site is a roughly triangular piece of land which lies at the junction of Lawn Road 

and High Street, in Northfleet. It is approximately 0.085 hectares. The majority of the 
site is currently unused, overgrown and enclosed by metal railings. There is a bus 
shelter within the public highway to the south of the site and a public footpath runs 
behind the shelter. The public footpath is included within the application site as it is 
owned by the applicant. There were previously several highway signs within the site 
of which one is remaining.  

 
1.2 It is understood that the site was owned by Gravesham Borough Council until 2008, 

and prior to this was used as a beer garden for the adjacent pub under license. 
Dating back further the site comprised a single dwelling called Lawn House, which 
was demolished sometime in the early 20th century. The site contained a Second 
World War air raid warden’s post which was demolished in 2010 after the council 
sold the site. More recently it was used on a temporary basis for the stationing of a 
mobile burger bar with a seating area on a hardstanding for a period of three years 
expiring in 2015. 

 
1.3 On the opposite corner (western side of Lawn Road) is the Edinburgh Castle Public 

House (a three-storey building) and adjoining this both on the Lawn Road and High 
Street frontages is a development of 24 flats constructed in recent years, providing a 
three/four storey development (North Lawns). Opposite the site on the southern side 
of the High Street are two storey commercial properties and further to the west are 
two storey residential dwellings. The site falls away steeply to the north and east 
where it adjoins the former (Lafarge) Northfleet Cement Works which is located 
within a chalk pit. 
 

1.4 There is no footway on the west side of the site in Lawn Road and so the application 
sit abuts the highway. Lawn Road is not an adopted highway being a private access 
road for the various properties, the North Lawns development and the Lawn Road 
primary school. The alignment of Public Footpath NU42, a Public Right of Way, does 
however run on Lawn Road alongside the application site. 

 
1.5 To the northeast of the site is a former chalk quarry located at a lower level than the 

application site. The former chalk quarry lies within the Northfleet Cement Works 
Regeneration Area identified within Gravesham Core Strategy CS03 for employment 
uses. Outline planning permission for such has also been granted as part of a mixed-
use development with residential, education, and community uses, and this forms 
part of EDC’s Northfleet Riverside Strategic Site. The application site is however at a 
significantly higher level to the mixed-use development and more distinctly within the 
street scenes of High Street and Lawn Road to which it fronts. 

 
2.0 PROPOSAL 
 
2.1 This proposal is for a three storey residential building comprising 4no. two bedroom 

apartments and 2no. one bedroom apartments, each with private balconies with 
ground floor shared entrance, 7no. parking spaces, and communal gardens both at 
ground floor and on the roof of the building. 

 
2.2 The application is accompanied by the following plans and documents: 
 
 Site, Floor Plans, Elevation and Section Drawings: 

• Land Registry Title Plan received 26th August 2019 (As Site Location Plan) 

• Drawing no. AR-501G – Site Plan 
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• Drawing no. AR-502G – Site Plan - Survey 

• Drawing no. AR-503G – Ground Floor 

• Drawing no. AR-504G – First & Second Floor 

• Drawing no. AR-505C – Site & Ground FL Plan Visibility Splay 

• Drawing no. AR-506G – Ground Amenity 

• Drawing no. AR-507G – Roof Terrace Plan 

• Drawing no. AR-508G – South Elevation 

• Drawing no. AR-509G – West Elevation 

• Drawing no. AR-510G – North Elevation 

• Drawing no. AR-511G – East Elevation 

• Drawing no. AR-512G – Section A-A 

• Drawing no. AR-513G – Cliff Section (A, B, C, D) 
 

Detailed Section Drawings: 

• Drawing no. ARS-501 – Ground Floor 

• Drawing no. ARS-502 – First & Second Floor 

• Drawing no. ARS-503 – Building Section 1 

• Drawing no. ARS-504 – Building Section 2 

• Drawing no. ARS-505 – Building Section 3 / 4 

• Drawing no. ARS-506 – Building Section 5/ 6 

• Drawing no. ARS-507 – Overrun Roof Edge Section 
 

            Visibility Splay and Swept Path Drawings: 

• Drawing no. SP-08 – Visibility Splay 

• Drawing no. SP-51 – Swept Path Analysis 

• Drawing no. SP-52 – Swept Path Analysis 

• Drawing no. SP-53 – Swept Path Analysis 

• Drawing no. SP-54 – Swept Path Analysis 

• Drawing no. SP-55 – Swept Path Analysis 

• Drawing no. SP-56 – Swept Path Analysis 

• Drawing no. SP-57 – Swept Path Analysis 

• Drawing no. SP-58 – Swept Path Analysis 

• Drawing no. SP-59A – Swept Path Analysis 
 

Other Supporting Documents: 

• Covering Letter – Arch Space Architecture – Dated 21st August 2019 

• Second Covering Letter – Arch Space Architecture – Dated 16th September 
2019 including: 

o Appendix A – Air Quality Assessment Rev. A by AVAL Consulting 
Limited dated 12/09/2019 (Report No. 608) 

o Appendix B – Letter from Southern Water dated 10 September 2019 
(Ref. DS_CC_PDE-112276) and Sustainable Drainage Strategy by 
Fernbrook Consulting Engineers dated September 2019 (Ref. 19150-
01 

o Appendix C – Noise Assessment by Peter Moore Acoustics Ltd dated 
12 September 2019 (Ref. 160903/2) 

o Appendix D – Drawing no. AR-08 - Section A-A (B,C,D) 
o Appendix E – Email from Southern Testing dated 3rd September 2019 
o Appendix F – Drawing no. AR-02 Ground Floor and drawing no. AR-

03 – First & Second FL Plan 

• Design and Access Statement – Arch Space Architecture– Received 16th 
December 2019 

• Site Photographs received 26th August 2019 
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• Groundsure Report dated 24th May 2019 

• Slope Stability and Additional Contamination Investigation at: Lawn Road, 
Northfleet, DA11 9HB by Southern Testing dated 1st April 2016 (Ref. 
TRL/AM/J12546 

• Ordinance Survey Maps by Southern Testing received 26th August 2019 

• Cliff Stability and Structural Strategy – Site at Junction of Lawn Road and 
High Street, Northfleet, DA11 9HB by Arch Space Architecture dated 15th 
December 2019 

• Preliminary Ecological Appraisal Report by Darwin Ecology dated December 
2019 and Addendum Letter by Darwin Ecology dated 19th December 2019 

• Email from Darwin Ecology received 28th February 2020 

• Note – Darwin Ecology received 1st March 2020 

• Lighting Strategy V1 by Arch Space Architecture dated January 2020 

• Lighting Strategy First Amendment 28-2-2020 by Arch Space Architecture 
dated February 2020 

• Control of Light Spill Calculations received 1st March 2020 

• Arboricultural Impact Assessment and Method Statement (Amended) by 
Cantia Arboricultural Services received 26th February 2020 (Ref. 
CAS/2020/116) 

• Landscape Strategy V.2 by Arch Space Architecture dated February 2020 
 
2.3 Following extensive discussions with the applicant the proposal was revised during 

processing of the application. Changes made include to the design and appearance 
of the building, the site layout and parking arrangements, ground floor façade and 
enclosure, internal and external amenity space, and to site landscaping. In addition 
the applicant has committed to the provision of electric vehicle charging points and 
off-site highway works.  

 
3.0  RELEVANT PLANNING HISTORY 
 
3.1 20090465  Erection of a pair of semi-detached two storey, one bedroom  

dwellings each with a parking space. 
Application Refused 03.09.2010. Appeal dismissed 30.09.2011 
(2011/00060/REF) 

 
3.2 20120643   Retention of a mobile burger bar with seating area on  

hardstanding.  
Granted Temporary Permission 11.09.2012. This permission 
has expired. 
 

3.3 20150395  Erection of a detached two bedroom dwelling with associated  
parking at the rear.  
Approved 28.08.2015. This temporary permission has elapsed. 

 
3.4 20180306  Application for approval of conditions 3 (a), 6 and 7 attached to  

planning permission reference number 20150395 relating to 
the details of the contaminated land assessment, a noise 
report and implementation of a programme of archaeological 
work. 
Approved 23.07.2018  
(Note - conditions 3(b), 3 (c), 4 and 5 and being contaminated 
land assessment - remediation strategy, land stability risk 
assessment, and a scheme for sustainable surface water 
drainage were NOT APPROVED) 
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3.5 20180893  Erection of a detached two bedroom bungalow with associated  

parking at the rear.   
Approved 11.12.2018. 

 
3.6 EDC/19/0200  Erection of a temporary hoarding fence to southern and  

western site boundaries.  
Approved 29.01.20. 
 

3.7 As outlined above, several planning applications have been made in recent years for 
residential development at the site. In dismissing an appeal for the erection of a pair 
of two-storey semi-detached houses in September 2011 the Inspector concluded, in 
agreement with the Council’s reason for refusal, that the scheme appeared very 
cramped on the site, awkward in the street scene, and would have provided poor 
level amenity of amenity for future residents. The Inspector did however acknowledge 
that the site was “sustainable” in planning terms and would make a contribution to the 
provision of residential accommodation in the locality, but that this was outweighed 
by the visual and residential amenity issues. Regarding the second reason for 
refusal, that of structural stability of the cliff face, the Inspector accepted evidence 
that piling or other solutions could be practicable and could be sensibly covered by 
planning conditions, with the cost-effectiveness of these measures and liabilities for 
the crumbling chalk cliffs a matter lying outside of the planning system.  
 

3.8 More recently planning permission was granted for a single-storey two-bedroom 
bungalow at the site in 2015, with associated parking at the rear and access to Lawn 
Road. This consent has expired, however there is current planning permission at the 
site for a similar proposal granted in 2018. 

 
4.0 PUBLICITY AND REPRESENTATIONS 
 
4.1 Notification letters were sent to approximately 35 adjoining and nearby properties. 

The application was also publicised on site via 3no. site notices and in the Ebbsfleet 
Development Corporation (EDC) weekly list. 

 
4.2 In addition, notification was sent to Gravesham Borough Council Northfleet North  

Ward Members - Cllr Gurbax Singh, Cllr Peter B Scollard, and Cllr Lauren Sullivan 
 
First round of publicity – November 2019 
 

4.3 A total of 6no. written representations were received to the application following 
publicity, which are detailed below. This comprises comments from local residents, 
members of the public, a local business, a community facility, and landowner whom 
is promoting mixed development on the land immediately adjoining the site at the foot 
of the cliff to the north east.  

 
4.4  1no. Local Resident in objection: 

 
(i) Has previously objected to this development and bitterly disappointed that 

another application has been made. 
(ii) The proposal would be a gross over development of a small space and indeed 

being so close to a cliff potentially could be dangerous for residents. 
(iii) The continued development within the immediate area of our property has had 

the following impact. 
a. Very limited areas of greenery for the support of local wildlife. 
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b. Remaining small area of green-space should be protected given the 
very small plot areas of land left and would be of very little benefit 
given all the existing housing developments already planned. 

c. Loss of skyline which was greatly changed when the development 
across the high street was constructed leaves very small view of the 
river in the location of the proposed redevelopment and argue that the 
dwelling proposal would impact on this. 

d. The historic building that was on this site was illegally demolished in 
the rush for developing this area and was never acknowledged. 

 
4.5  Public comments in support -  2no. written representations:   

 
(i) Hope that the final development will look the same as the 3D drawings submitted 
(ii) A good step forward to uplift the value and character of the area 
(iii) Proposal a lovely addition to the area. The previous Burger bar was a disgrace 
(iv) Like that the view will stay the same for pedestrians and the small amenity with 

the modern look of the building will enhance the whole view and benefit the 
neighbourhood. 

(v) Hope the flats will not be expensive 
 
EDC Officer Comment - A further written representation was received which stated 
disagreement with the representation from Northfleet Property LLP (in paragraph 4.8 
below), however the name and email address given on the response were the same 
as that of the applicant’s noise consultant, therefore this response has not been 
treated as a public comment. 
 

4.6 1no. Community Facility - Little Gem’s Children’s Centre, Lawn Road (Operated by 
Kent County Council): 

 
(i) Are a very busy Children’s Centre, servicing the community with Health 

services, such as Child Health clinic, Midwifery, as well as family support and play 
sessions to our local families. 

(ii) There is, at times, a significant amount of traffic accessing Lawn Road, 
vehicular and pedestrian. 

(iii) There is also a Primary School next door, which also has a pre-school 
nursery attached. 

(iv) Are concerned with development of the site the amount of heavy vehicles 
accessing and parking in and around the road, which already has passing traffic 
and risks to pedestrian’s safety. 

(v) Query whether any parking spaces provided for the 6 flats. There is not 
enough safe parking in the road, therefore, motorists park on the corner of the 
junction, on both sides of the very narrow road, again, causing danger to 
pedestrians and motorists leaving Lawn Road to join the very busy London Road. 

(vi) Suggest that the site and surrounding area is inspected before any decision is 
made, in order to make a considerate assessment for the safety of others.  

 
4.7 1no. Local Business - The Edinburgh Castle Public House in objection 
  

(i) Strongly object to the proposed development opposite the public house as 
parking and access is very limited. 

(ii) Concerned would lose customers and problems will arise with the excess traffic. 
(iii) Consider ridiculous to allow planning for such development. 

 
4.8 1no. adjoining Landowner - Northfleet Property LLP in objection 
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(i) Notes that this application involves significant changes from the scheme 
which was approved in 2015 on this site for a single bungalow. 

(ii) Object to the application on two points: 
1. Impact on Cliff Stability – Report appended to the application was 

undertaken for a single detached bungalow, granted permission in 2015, 
and not for the submitted scheme. Are concerned that the proposed 
development encroaches into the “no-build” and buffer zones, and that 
while piling and load transfer is proposed the implications of the 
development on cliff stability are not clearly identified. A detailed structural 
survey of the cliffs is required by NPLLP’s own planning permission (Ref. 
EDC/16/0004) and any additional risk placed on it by third party activities 
threatens delivery of the major development site.  

2. Noise Nuisance – Note the application is supported by a Noise 
Assessment, however this does not consider the approved development 
under ref. EDC/16/0004 and the potential for disturbance and complaints 
arising. 

 
Further representations were received from Northfleet Property LLP in January 2019 
following submission by the applicant of a revised Design Statement, Cliff Stability 
and Structural Strategy, and Revised plans and Elevations, maintaining objection as 
follows: 
 

(i) That the additional information does not demonstrate in engineering terms 
that the proposed piling solution would have no adverse impact on slope or 
cliff stability with the “no-build” and buffer zones appearing to be 
compromised by the proposed scheme.  

 
(ii) That the “other safety measures” referred to in the Cliff Stability and Structural 

Strategy cannot be satisfactorily addressed on the applicant’s land. 
 

(iii) That without further information in relation to the above, NPLLP cannot be 
satisfied that such fundamental matters can be appropriately addressed via 
condition. 

 
Second Round of Publicity – February 2020 
 

4.9 A total of 4no. written representations were received to the application following the 
second round of publicity, which are detailed below. This comprises comments from 
local Councillors, a local business, and a member of the public. 

 
4.10 Cllr Peter Scollard in objection: 
 

(i) I have been contacted by local residents raising concerns with the proposed 3 
storey build on the corner of Lawn Rd/ High Street  

(ii) You seem to be adding 6 residential properties on a very small piece of land 
which has now lost it's listed war monument very close to the cliffs edge.  

(iii) I'm also a governor of lawn road primary school and due to the narrowing of 
the entrance to the development I along with residents are very concerned for 
the children and parents using this road to attend the lawn primary nursery 
and Surestart building.  

(iv) I have been called to this area on many occasions due to parking issues and 
would also question if you have really considered the further impact of at least 
4 more resident parking spaces plus the additional visitor trades vehicles that 
would be accessing this development.  
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(v) While I agree for the need for more social housing, this is a development for 
private sector on a get rich scheme in a very unsuitable location. 
 

4.11 Cllr Lauren Sullivan in objection: 
 

(i) I would like to add mine and Cllr Peter Scollard's objections to this 
application, on the ground that it is gross over development, one dwelling 
would be acceptable in my opinion. 

(ii) The design is appalling and completely out of character for the area and the 
parking arrangements are not satisfactory, or even possible! 

(iii) I believe this application should be refused. 
 

4.12 1no. Local Business - The Edinburgh Castle Public House in objection: 
  

(i) The site was formerly a WW2/Cold War Warden Post and Water Tank, which 
was being considered for English Heritage listing before being (illegally) 
demolished. 

(ii) Construction work will cause significant disruption to local people and 
businesses, with heavy plant and deliveries blocking an already narrow road 
(Lawn Road) and impeding traffic on the High Street.  

(iii) Question the Health & Safety aspects of building such a large structure and 
facilities so close to a potentially unstable chalk cliff edge. 

(iv) Application embodies the worst kind of urbanisation, where a green space is lost 
to fit in as many dwellings as possible, with little consideration other than profits 
to be made. 

(v) Amount of extra parking that the new residents and their visitors will generate in 
an already overcrowded area. 

(vi) Would exacerbate the traffic issues already suffered (in Lawn Road). Parents 
and stakeholders of Lawn Road School and the Surestart Centre, as well as 
local residents and businesses, are well aware of the chaos that occurs on this 
junction daily. The addition of cars entering/exiting the proposed development 
will add further road safety concerns for both pedestrians and motorists. 

(vii)  The small playground area with swings and benches will be only be accessible 
to new residents and not the existing community; who are losing yet another 
view of the Thames, and yet another green space. 

(viii) Potential privacy issues from the proposed roof terrace for guests staying at 
The Edinburgh Castle, whose windows will be overlooked. 

 
4.13 1no. public comment in support: 
 

(i) Many of objections raised are unfair and based on self-interest 
(ii) More trust should be placed in the structural engineers and our Governing 

bodies 
(iii) The larger development on Lawn Road with 24 flats was permitted 
(iv) Parking in Lawn Road should be restricted for 10m from the junction with 

High Street in accordance with the Highway Code. Understood that a change 
of parking arrangements is not welcomed but this change should have been 
welcomed long time ago. 

(v) The proposed development will reduce the decades long traffic chaos caused 
by illegal parking on both sides of Lawn Road and the new arrangement will 
benefit the traffic flow in and out of Lawn Road. 

(vi) Material considerations are tightly defined to include parking, highway safety, 
noise, design and Government policies whereas loss of view and negative 
effect on property values are not material considerations. 
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(vii) Fully trust the specialists and consultants involved and support their studies 
and comments on the proposed development. 

 
5.0 CONSULTATION RESPONSES 
 
5.1 The following organisations have been consulted on the application:  
 

• Gravesham Borough Council 
- Planning 
-  Regulatory Services 
-  Housing 

• Kent County Council 
- Highways and Transportation 
- Public Rights of Way 
- Lead Local Flood Authority 
- Heritage 
- Ecology 

• Kent Fire and Rescue Service 

• Police Crime Prevention Officer 

• Environment Agency 

• Southern Water 
 
5.2.1 The following responses have been received and summarised as follows:  
 

Gravesham Borough Council (GBC) - Object to the proposed development on 
parking and design grounds and the proposals constitute overdevelopment. 
Comments from specific departments as follows: 
 
GBC Planning (incorporating Design South East (DSE) comments from Gravesham 
Design Surgery on 13 November 2019) – Refer to appeal decision for a pair of semi-
detached two storey one bed dwellings in 2010 (Ref. 20090465) and the current 
consent for a bungalow, the latter GBC consider responded positively to the 
dismissed planning appeal and contribute positively to the street scene with a well-
design yet modestly scaled new dwelling. GBC provided pre-application response (to 
the same applicant) on similar proposal for a three storey building comprising 5 flats 
with ground floor shared entrance and 5 covered parking spaces, that the scale of 
that proposal was considered an overdevelopment of the site. GBC raise concern 
that the current application, with an additional unit to the pre-application enquiry, on 
the level of development and overall design and appearance. Comments from DSE 
advise the scheme seems a backward step in design from the pre-application 
proposal for which the site was considered too constrained to appropriately 
accommodate five dwellings with negative impact on ground stability, townscape, 
edge conditions and quality of accommodation, with specific comments as follows: 
 

• A structural report and tree survey would be recommended. 

• The principle of building up to three storeys in height could be sensible to 
respond volumetrically to the Edinburgh Castle PH, however as marks 
entrance to High Street must be high quality, which the proposal fails to 
achieve due to open undercroft parking and blank façade facing High Street. 

• Proposal for six apartments too high considering the site constraints (size, 
shape, proximity to sheer drop) driving the parking requirement which in turn 
impacts on the proposal's response to the setting and quality of internal 
spaces. 
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• Development in this location would interrupt the verge lining the bank of the 
sheer drop, a valuable landscape asset which any development on this site 
should seek to protect. 

• The proposed undercroft for car parking is an inefficient use of space, 
unpleasant and given it is at ground level, open and separated merely by 
railings, an eyesore as viewed from the High Street. 

• The proposal responds poorly to the immediately adjacent bus stop. The 
relationship between the two is unclear and this edge condition needs to be 
established with consideration for views in and out of the site and the 
boundary treatment. 

• The internal layout is inefficient and of poor quality as it results in excessive 
circulation space with awkwardly shaped rooms. The stairwell does not seem 
to conform to National Space Standards. 

 
EDC Officer Comment – The comments of GBC and DSE on the scheme design are 
noted however EDC, as the Local Planning Authority, have reviewed this aspect of 
the proposal in consultation with EDC’s Head of Design, discussed further in section 
7.2 of this report, and section 7.8 in reference to a Building for Life (BfL) assessment. 
 
GBC Regulatory Services - Advise that if permission were granted that the 
construction code of practice is included as an informative, the scheme of noise 
mitigation measures form the submitted acoustic assessment implemented prior to 
first occupation and thereafter maintained at all times, and requirement regarding 
unexpected contamination. In respect of air quality nuisance dust and construction 
dust advise that condition should be imposed on any permission requiring the 
development to have no impact on local air quality. Also advise that impact to the 
development from the Northfleet Industrial Area Air Quality Management Area 
(AQMA) declared for windblown particulate matter PM10 has not been explored or 
mentioned in the submitted air quality assessment, and that air systems are installed 
into all units overlooking the industrial area with filters to prevent dust entering units 
or communal areas.  
 
EDC Officer Comment – Conditions are is recommended to secure a Construction 
Environmental Management Plan and for details of the mechanical ventilation system 
including air intakes.  
 
GBC Highways Development Management Officer 
Advise the proposal gives rise to serious concerns including risk of collision due to 
12.5m distance from centre of new access to junction of Lawn Road with High Street, 
however accept that KCC advise minimum distance of 10m for this, lack of footway 
on Lawn Road, that visibility splays for a 30mph road should be provided, that 
parking provision and sizes do not meet KCC Parking Guidance, and not all 6 spaces 
are considered viable due to shunting movements required to access or egress them, 
however consider more appropriate for KCC Highways to comment on this issue. 
Consider the development excessive and a smaller scale proposal may be more 
appropriate with improved parking for fewer dwellings. 
 
EDC Officer Comment – The above comments relate to the proposal prior to 
amendments to the parking area layout and bay sizes. Parking provision is 
considered further in section 7.3 of this report. A condition, as requested by KCC 
Highways, is recommended for visibility splays as shown on drawing no. AR505-C 
(Site & Ground FL Plan Visibility Splay). 
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Kent County Council Highways and Transportation (KCC Highways) - Advise 
that the proposal has been subject to extensive pre-application highway discussions 
and generally acceptable in highway terms and, following submission of amended 
plans, the parking bays now meet requirements for size and provision of active 
electric vehicle charging points. Objected to the proposal on highway safety grounds 
due to obstruction of the visibility splay by a vehicle parked within space 6 and 
manoeuvring required to access parking space 7. However following submission of 
updated drawings showing additional visibility splays, KCC advise that taking into 
account the traffic flows along Lawn Road the risk of a collision due to obstruction 
within space 6 is small and for space 7, manoeuvring from the angled space is shown 
to be possible and whilst may not be ideal is acceptable in highway terms. KCC’s 
objection on both issues was therefore later withdrawn and they raise no objections 
on highway grounds subject to conditions being imposed for provision and retention 
of visibility splays, vehicle and cycle parking, and submission of a construction 
management plan.  
 
EDC Officer Comment - KCC’s comments on visibility splays are discussed further in 
section 7.3 of this report. Conditions are recommended for provision and retention of 
visibility splays, vehicle and cycle parking, and submission of a construction 
management plan. 
 
Kent County Council Public Rights of Way (KCC PROW) - No objection provided 
that their considerations are taken into account and Public Footpath NU42 is not 
obstructed by the proposed development. This footpath abuts the western boundary 
of this proposed development site and the existence of the PRoW is a material 
consideration. Disappointingly, the applicant has not highlighted the existence of 
Public Footpath NU42 on their proposals, even though this right of way passes 
alongside the development site. While it is understood that long term alignment and 
obstruction issues exist with this right of way, the footpath section abutting this 
development site should still be considered by the applicant. On balance, the 
proposed development is not expected to have a significant impact on the existing 
PRoW network.  

 
Kent County Council Lead Local Flood Authority (KCC LLFA) - Have reviewed 
the revised cover letter and are satisfied with the surface water proposals, discharge 
into the existing public network, with discharge restricted to Qbar and that this 
complies with their discharge requirement for small sites (max 2l/s). KCC LLFA 
therefore have no objections to the drainage design. 

 
Kent County Council Heritage (KCC Heritage) - This site was archaeologically 
evaluated in 2018 for application 20180306 when it was considered that the 
archaeological condition on that application could be discharged following the largely 
negative results of the archaeological evaluation and that no further archaeological 
work would be required. The evaluation recorded that there is little archaeological 
potential on the site with the previous WW2 structures having been removed and the 
site disturbed. Although there was a small piece of wall found as well as a pathway 
that possibly may be associated, it was considered that sufficient archaeological work 
has been undertaken at the site. The position remains the same for this proposed 
development and therefore KCC have no further comments to make in this case. 

 
Kent County Council Ecology (KCC Ecology) – Following submission of a 
Preliminary Ecological Appraisal (PEA) together with further supporting ecological 
information, an Arboricultural Impact Assessment, and a Lighting Strategy are 
satisfied that sufficient information has been submitted prior to determination of the 
application. Although would have expected the submitted ecological information to 
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include the impact of the proposed development and associated lighting would have 
on foraging/ commuting bats, detailed surveys were carried out for the adjoining site 
as part of application EDC/16/0004 which assessed bat activity as relatively low 
across the whole of that site, and in KCC’s opinion the bat usage at the proposed 
development site would not be significantly higher and proposal to reduce light spill 
will reduce the lighting impact, however recommend communal area lighting is 
managed by a sensor between hours of 12am and 5am. Although no detailed 
information has been submitted showing exactly which trees/scrub would be removed 
understand it is a reduction of 20% of area shown on the arboricultural survey and 
from review of pictures from the survey accept that the impacted trees/scrub does not 
provide quality habitat for foraging/commuting bats. For ecological enhancements 
seek clarification that the integrated features will not be directly impacted by the 
proposed lighting.   
 
EDC Officer Comment - Discussed further in section 7.8 of this report. Conditions are 
recommended for full lighting details, and for details of ecological enhancements as 
part of the soft landscaping scheme.  
 
Kent Fire and Rescue Service - Advise that from the submitted plans it appears that 
access to the site for the Fire and Rescue Service is adequate.  

 
Kent Police Crime Prevention - Note reference to crime prevention and Secured by 
Design (SBD) within the application and some issues to be addressed including 
height of low-level railing fence and pedestrian gate on southern site boundary, use 
of recessed doors, lack of gated access to the parking area which may affect any 
future SBD award as the site may only achieve SBD Silver (physical security) 
accreditation. Additionally note regarding CCTV, requirement for full audio/visual 
access control systems, post boxes within an access controlled ‘air lock’ to protect 
access to the stair and lift cores, doorsets and easily accessible windows needing to 
be certified to PAS24:2016, lighting of communal areas and bin store doorsets.  

 
EDC Officer Comment - The above comments relate to the proposal prior to red-
design with pedestrian entrance located adjacent to High Street. Gated car park 
access is not possible without causing a highway safety issue of vehicles waiting in 
Lawn Road and is understood from the applicant that a Silver SBD Accreditation 
would be sought. 

 
Environment Agency (EA) - The preliminary site report or phase 1 investigation 
submitted has been carried out in line with relevant guidance. The recommendations 
for further appropriate remediation works should be carried out and relevant 
proposals agreed with the Local Planning Authority (LPA) before any site clean-up 
works are commenced. Request conditions for a remediation strategy, verification 
reporting, unexpected contamination, and a piling risk assessment. 
 
EDC Officer Comment - Conditions for remediation strategy, verification reporting 
and piling risk assessment are recommended. 
 
Southern Water - Southern Water’s initial investigations indicate that they can 
provide foul and surface water sewage disposal to the proposed development, note 
that there is a water communication pipe within the site, and that if a sewer now 
deemed to be public is found further investigation will be required before any further 
works commence on site.  Advise that surface water disposal should be in 
compliance with Building Regulations Part H3 with drainage to a sewer only where 
soakaways/ infiltration or water course are not practicable. Recommend pre-
commencement planning condition for details of foul and surface water sewerage 
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disposal. As the application makes reference to using Sustainable Urban Drainage 
Systems (SUDs) these details should include responsibilities for implementation of 
SUDs scheme , timetable for implementation, and a management and maintenance 
plan. Also request an informative to advise the applicant on connection to the public 
sewerage system. 
 
EDC Officer Comment – Conditions are recommended for details of surface water 
drainage scheme and for encountering an unidentified sewer during construction. 
Informatives are recommended regarding connection to the public sewer system. 

•  
6.0 PLANNING POLICY  
 
6.1 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. 

 
6.2 The development plan comprises the adopted Gravesham Local Plan Core Strategy 

September 2014, saved policies from the adopted Gravesham Local Plan First 
Review 1994 and the Kent Minerals and Waste Local Plan 2016.   

 
6.3 Saved policies contained in the Gravesham Local Plan First Review should  be 

given due weight, with such weight to be given according to the degree to which 
policies are consistent with the National Planning Policy Framework (NPPF, 
paragraph 213). 

 
6.4 The policies relevant to the consideration of this application are set out below. 
 

Gravesham Local Plan Core Strategy – September 2014: 
 
CS01 -  Sustainable Development 
CS03 -  Northfleet Embankment and Swanscombe Peninsula East Opportunity 

Area 
CS11 -  Transport 
CS12 -  Green Infrastructure 
CS14 -  Housing Type and Size 
CS15 -  Housing Density 
CS18 -  Climate Change 
CS19 -  Development and Design Principles 

 CS20 -  Heritage and the Built Environment 
 

Gravesham Borough Local Plan First Review 1994 - Saved Policies (September 
2014) 
T1 -  Impact of Development on Highway Network 
T5 -  New Accesses onto Highway Network 
P3 -  Policy for Vehicle Parking Standards 
LT6 -   Additional Open Space in New Housing Development 

 
National Planning Policy and Guidance 
 

6.5 The National Planning Policy Framework (NPPF) is a material consideration in the 
determination of planning applications.  The Gravesham Local Plan Core Strategy 
has been found to be sound and consistent with the NPPF. The weight to be given to 
the saved policies in the Gravesham Local Plan First Review and the Kent Minerals 
and Waste Local Plans will depend on their consistency with the NPPF. Planning 
Practice Guidance supports and clarifies areas in the NPPF. 
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Supplementary Planning Guidance 

 
6.6 The Borough 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. The following documents are relevant to the consideration of 
this application: 
 
SPG 2: Residential Layout Guidelines (July 1996) 
SPG 4: Kent Vehicle Parking Standards (July 2006) 
GBC Housing Standards Policy Statement (from 1st October 2015) 

 
Ebbsfleet Implementation Framework 

 
6.7 EDC has published its Implementation Framework dated 2017 which sets out the 

area wide spatial framework, vision for Ebbsfleet alongside strategic development 
areas and associated design guidance. Although the Implementation Framework is 
not a statutory planning document, it is a material consideration in the determination 
of all planning applications within the Ebbsfleet Garden City. 

 
7.0 PLANNING APPRAISAL 
 
7.1 Principle of Development 
 
7.1.1 The main issues in assessing this application are the principle of development, the 

effect of the proposed development on the local area and the level of amenity to be 
afforded to the future residents. The site’s location on the cusp of a chalk quarry cliff 
face demands careful consideration, whilst other issues that require specific 
consideration include highway safety and biodiversity. 

 
7.1.2 The application site lies within sub area 1.5 of the Northfleet Cement Works 

Regeneration area key site identified by Gravesham Core Strategy Policy CS03, 
which provides support for B1, B2, B8 uses and Bulk Aggregates Import Terminal. 
The site is however physically separated from remainder of the key site due to its 
position at the top of the cliff and visually forms part of the streetscape of High Street 
and Lawn Road. 

 
7.1.3 The site lies within the urban area of Northfleet along a stretch of the High Street that 

has been subject to various forms of redevelopment in recent years. Despite 
dismissing an appeal for two dwellings on the site as a cramped form of 
development, the principle of residential development in this location has previously 
been accepted by a Planning Inspector. At that time the Inspector commented that 
the site was “sustainable” in planning terms and would make a contribution to the 
provision of residential accommodation in the locality. Planning permission was 
granted by Gravesham Borough Council in 2015 for a single two bedroom bungalow 
on this site. Although this permission has expired, there is an extant permission for a 
similar proposal which was granted in 2018. 

 
7.1.4 Gravesham Core Strategy policy CS02 prioritises development in the urban area, 

and the location is highly sustainable being on a direct bus route, close to existing 
bus stops, local shops and primary school. The proposal would support Government 
objectives to deliver a sufficient supply of homes in section 5 of the NPPF, with 6no. 
new dwellings, a small contribution to meeting local housing needs. This contribution 
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needs to be balanced however with other NPPF requirements including para 127 and 
130 which require development to well-designed, sympathetic to local character, and 
provide a high standard of amenity for existing and future occupiers.  

 
7.1.5 Gravesham Core Strategy policy CS15 requires all new housing to be developed at a 

density consistent with achieving good design that does not compromise the 
distinctive character of the area it is situated. Of the approximate 0.085 hectares (ha) 
site area, the majority of this land to the north and extending to the east is not 
proposed for development and would provide limited amenity benefit to residents. 
The approximate developable site area of 350 square metres (sqm) / 0.035 hectares 
(ha) equates to a density of around 171 dph. In order to comply with this policy the 
scheme therefore has to achieve good design and this is discussed later in this 
report.  

 
7.1.6 Whilst the principle of residential use at the site has been established through the 

existing permission, and is therefore acceptable, the above density of development 
indicates potential overdevelopment of the site, however this needs to be considered 
through assessment of the following issues: 

 

• Design, Scale, Appearance and Layout 

• Access, Highway Impact and Parking 

• Landscaping 

• Residential and Neighbouring Amenity 

• Land Stability, Ground Contamination and Drainage 

• Nature Conservation 

7.2 Design, Scale, Appearance, and Layout 
 

7.2.1 Gravesham Core Strategy Policy CS19 requires new development to be visually 
attractive, fit for purpose and locally distinctive, and integrate well with the 
surrounding local area, including the materials and other architectural features of 
adjoining buildings. The design, layout and form of new development is also required 
by policy CS19 to be derived from a robust analysis of local context and character 
and make a positive contribution to the street scene, the quality of the public realm 
and the character of the area. 

 
7.2.2 The NPPF states that the creation of high quality buildings and places is fundamental 

to the planning and development process, with good design a key aspect of 
sustainable development. Delivery Theme 1 of the Ebbsfleet Implementation 
Framework seeks to ensure that the designs of new neighbourhoods follow good 
urban design principles to deliver attractive, safe and efficient layouts that contribute 
positively toward an appropriate character for Ebbsfleet. 

 
7.2.3 The proposal as originally submitted comprised an open car parking area at ground 

floor level, and whilst this offered some views through to the cliffs at the rear, it 
provided no active ground floor use nor quality façade towards adjacent street 
frontages of High Street and Lawn Road. Its layout was inefficient, failing to provide a 
convincing response to the no-build and buffer zones associated with the cliff. The 
communal entrance into the apartment block was set back in an unseen position 
within the car parking area and bin storage within a separate structure. At first and 
second floor levels were proposed large areas of plain brickwork lacking any design 
narrative to inform its architecture and elevational design, nor the size, placement or 
grouping of windows. 

 



 

26 
 

7.2.4 However, whilst not considered by officers to be acceptable in terms of its design and 
appearance, the scale of the proposed three storey block was considered 
appropriate to location of the site on the corner of two road frontages, adjacent to a 
High Street and responding to three storey neighbouring buildings of the Edinburgh 
Castle Public House and Lawn Road apartments. Additionally, whilst the site is 
constrained by the cliff edge, reducing the area of buildable land, the original 
proposal had responded by locating the apartment block to the south western area of 
the site to avoid potential land stability issues.  

 
7.2.5  Following extensive discussions with the applicant the layout and built form was 

amended to:  
 

o Expand the size of ground floor entrance, together with provision of large 
areas of glazing and parcel storage area, and locate this onto High Street to 
provide the apartments with a sense of address.  

 
o Incorporate area of land to rear of the bus shelter within the applicant’s 

ownership, and outside of the adoptable public highway, into the scheme to 
enable a stronger frontage and greater enclosure to the communal ground 
floor garden.  

 
o Provide an improved ground floor façade to the southern and western 

elevations with full storey height brickwork and timber batten screening where 
outside of highway visibility splays and lower height within the splays. 

 
o Develop an architectural narrative for the building to relate to its surroundings, 

complimenting this with materials and detailing. 
 

o Improve the size and internal layouts of the six apartments to comply with the 
Nationally Described Space Standard. 
 

o Improve the size and quality of private balconies for each apartment. 
 

o Provide a roof terrace for additional resident amenity space and screening of 
the top stairwell for roof access to match ground floor of the building  

 
o Incorporate bin storage into the built form at north of the site. 

 
o Re-locate the cycle storage to a more accessible area screened from public 

view. 
 

o Increase size of the parking area to enable parking space sizes and reversing 
distances that comply with the adopted standards. 

 
7.2.6 The proposed layout would accommodate 6no. apartments on the first and second 

floors of the building with car parking at ground floor where the site area restricts 
integrating this below ground. Feature brickwork and timber screens of the ground 
floor façade assist to conceal cars from the primary frontage towards High Street, 
while providing adequate ventilation and daylighting to the parking area. The height 
of this screening is restricted on the western elevation adjacent to Lawn Road 
however, in order to enable a driver visibility splay from the vehicular entrance, and 
pedestrian visibility from the south-west corner. Cycle parking and bin stores are also 
located at ground floor level. All 6 apartments would have access to a private 
balcony, as well as a ground floor communal garden to eastern corner of the site and 
a roof terrace. 
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7.2.7 The site is served by a public footway along High Street, which provides access to 

Lawn Road Primary School to the west and small retail facilities at The Hill Northfleet 
in the east. Lawn Road along the western edge of the site is a designated Public 
Footpath, however, is used by vehicles to access properties along its length. The 
scheme lacks a pavement connection on the western edge of the site however it is 
noted that the development access onto Lawn Road is from the parking area, 
primarily for use by vehicles and cyclists. Pedestrian access to the development is 
via the glazed prominent entrance onto the High Street. This provides a legible 
entrance to the development, and the site layout is rational and well resolved. 

 
7.2.8 For building design and appearance, the site sits upon the High Street in Northfleet, 

in a prominent location within the historic urban corridor that runs along the chalk 
ridgeline, overlooking the River Thames. The area benefits from a number of original 
Victorian buildings that establish a positive identity for the neighbourhood. These sit 
within a general context of 2-3 storey buildings that reflect a broader range of 20th 
century styles and periods. The revised proposal derives its architectural form from 
an understanding of this local context. The building massing, eaves line, fenestration 
layout and proportions would relate strongly to the adjacent public house, but 
developed in a contemporary style with additional brick detailing.  

 
7.2.9  Façade detailing includes changes of brick coursing to re-affirm both the line 

between ground and first floor and the top of the roof parapet wall. A multi-type brick 
is shown on the proposed elevations, of whites and greys in response to the chalk 
cliffs, using different mortar colours to differentiate between parts of the building. 
Window frames are annotated as powder coated aluminium to provide a narrow 
profile. Projecting brickwork panels are proposed for additional visual interest. The 
scheme would provide a reasonably well articulated ground floor façade, and 
annotations for the timber battens would be of sufficient depth for robustness. 

 
7.2.10 The design, appearance and layout of the building is therefore considered acceptable 

in addition to the scale. The satisfactory execution of the external facing materials, in 
particular the brick type and detailing, would be fundamental to the ensure quality of 
appearance for the building as shown, and so a planning condition is recommended 
for specific details and samples of these.   

 
7.3 Highway Access and Parking 
  
7.3.1 Gravesham Core Strategy Policy CS11 seeks new developments to mitigate their 

impact on the highway and public transport networks. Local Plan saved policy T1 
supports this through requiring the impact on the transport system be considered and 
that all proposed developments are adequately served by the highway network. The 
NPPF in paragraph 109 provides that development should only be prevented or 
refused on highway grounds if there would be an unacceptable impact on highway 
safety, or the residual cumulative impacts on the road network would be severe. 

 
Highway Access 

 
7.3.2 Gravesham Local Plan Saved policy T5 requires the formation of new accesses, or 

the intensification of existing accesses to only be permitted where no danger would 
arise and where a properly formed access can be created in a location and standard 
acceptable to the Local Planning and Highway Authorities. NPPF paragraph 108 
advocates that appropriate opportunities to promote sustainable transport modes 
should be taken up, and that safe and suitable access to the site can be achieved for 
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all users, and that significant impacts from the development on the transport network 
or on highway safety can be cost effectively mitigated to an acceptable degree. 

 
7.3.3 Access to the development is proposed from Lawn Road which is in private 

ownership and not an adopted highway, however it is the route of Public Footpath 
NU42. No footway is present on the side of Lawn Road adjacent to the application 
site and so visibility splays need to be provided within the application site as advised 
in comments from GBC Highways Development Management Officer. Vehicle 
parking on both sides of Lawn Road was also observed on site visit by the case 
officer. GBC have raised several concerns regarding the access location and 
potential for conflicts with vehicles entering Lawn Road from High Street, though 
acknowledge the 10 metre distance of the access from junction with High Street 
meets KCC’s requirements as the Highway Authority. Comments on the application 
received from the adjacent public house as well as two local councillors, object to the 
application and raise that access along Lawn Road is limited with use by a significant 
amount of vehicular and pedestrian traffic at times. Similar comments are raised by 
the children’s nursery further along Lawn Road. 

 
7.3.4 A Traffic Regulation Order (TRO) may assist to resolve potential conflicts between 

vehicles entering and leaving the site and other traffic on Lawn Road, for which the 
submitted Design and Access Statement advises the applicant would work to 
introduce. However as Lawn Road is a private road and given other public comments 
received in respect of parking availability at Lawn Road a TRO application may be 
locally resisted, it is not considered that a TRO could be depended upon to mitigate 
the impact on safety of the proposed access. 

 
7.3.5 Comments from KCC Highways advise that extensive pre-application discussions 

have taken place on the proposal, including the proposed access, and that it is found 
to be generally acceptable subject to the provision and maintenance of the visibility 
splays shown on the application drawings and correspondingly the maximum western 
boundary height between the High Street Junction and access into the development 
being restricted to 1m. KCC comments (27.02.20) objected to the scheme on the 
basis that parking within space 6 at the south-west corner of the site interferes with 
the visibility splay to eastern edge of Lawn Road, and that space 7 is at an angle 
requiring unsafe manoeuvring. KCC advise that a vehicle parked in Lawn Road 
adjacent to the public house and close to the junction with High Street would force an 
vehicle travelling north on Lawn Road onto the right-hand side of the road adjacent to 
the development, hence need for the clear visibility splay.  

 
7.3.6 The applicant has advised that forwards parking is intended for space 6 so a car 

parked in this space would not exceed height of 1m within the visibility splay, 
however is considered this would be unlikely to be enforced in practice. Revised 
drawings were submitted by the applicant to demonstrate that alternative visibility 
splays could be provided to the centre of the High Street/Lawn Road Junction, and 
for parking space 7 amended tracking drawing and adjustment to the metal fence so 
that it no longer obstructs visibility splay to north. KCC have advised that taking 
account of the traffic flows along Lawn Road, generally low with only short peak 
periods during the day, the situation described above is unlikely to occur at same 
time that a car parked in space 6 obscures full visibility. KCC have therefore in 
updated comments (02.03.20) removed their objection and recommendation to 
refuse the application on Highway safety grounds. 

 
7.3.7 The submitted plans show an amended kerb line adjacent to the south west corner of 

the site, and the applicant has confirmed their intention to carry out these works 
under a Section 278 Agreement with KCC Highways, as annotated on the plans. The 
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amendment would extend the footway to provide greater visibility for pedestrians 
crossing Lawn Road from east to west at the junction with High Street. In connection 
with this the height of the western boundary treatment between the development 
access and the junction is proposed as 0.6m to further assist pedestrian visibility, 
particularly for children. KCC’s Highway Agreements Team have advised that the 
proposed kerb arrangement would be acceptable subject to their approval under a 
S278 Agreement and meeting requirements of a Stage 2 Road Safety Audit. A 
planning condition is recommended for implementation of the off-site highway works 
following approval of these by KCC. 

 
7.3.8 The proposal has been demonstrated through plans showing the necessary visibility 

splays that a properly formed access to the development could be provided to a 
standard acceptable to the Local Highway Authority. Parking within space 6 may 
partially obscure one of these splays on occasion, however due to the generally low 
traffic flows along Lawn Road for much of the day is not considered to cause a 
significant risk to highway safety. Additionally, amendment to the kerb at the south-
west corner of the site is considered to mitigate the development’s impact upon 
pedestrian visibility in addition to providing a wider benefit to pedestrians using the 
footway along High Street. 

 
Parking 
 

7.3.9 Gravesham Local Plan Saved Policy P3 seeks development to make provision for 
vehicle parking in accordance with Kent County Council Vehicle Parking Standards, 
with all vehicle parking expected to be made on the development site. Paragraph 
110(b) of the NPPF requires that developments should address needs of people with 
disabilities in relation to all modes of transport and be designed to enable charging of 
plug-in and other ultra-low emission vehicles in safe, accessible and convenient 
locations 

 
7.3.10 The proposal would provide 7no. car parking spaces which would be on an 

unallocated basis, and the applicant has advised that the seventh space is intended 
for visitor and trades use. 6no. cycle spaces would also serve the development. 
Comments on the application received from the adjacent public house and nursery 
further along Lawn Road have raised concerns that Lawn Road does not have 
sufficient parking at present, that the development would not provide sufficient 
parking and that the spaces cannot all be accessed, and additionally the impact that 
the development would additionally have upon parking for their respective uses. 

 
7.3.11 Comments from KCC highways refer to Interim Guidance Note 3 (November 2008) 

which provides a guidance car parking requirement for 1 and 2 bed flats of 1 space 
per unit in unallocated form and additional visitor parking of 0.2 spaces per unit 
though notes on the latter advise the visitor requirement may be reduced where main 
provision is not allocated and not always needed for flats, equating a to a 
requirement of 6 spaces. KCC’s Vehicle Parking Standards (SPG4) is however the 
parking guidance adopted within Gravesham. This sets a maximum parking standard 
of 1 space per dwelling in unallocated form for 1 bedroom and 2 spaces per dwelling 
for 2 and 3 bedrooms with part or all provided in unallocated form. The proposal for 
2no. 1 bedroom dwellings and 4no. 2 bedroom dwellings equates to a maximum 
requirement of 10 spaces. The provision of 7 car parking spaces would therefore 
comply with both of the parking standards referred to. All parking bay sizes also 
comply with the SPG4 standard of 5m by 2.5m, with increased 2.9m width to spaces 
1, 4 and 7 adjacent to a boundary wall. 
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7.3.12 It is additionally noted that maximum parking standards are discouraged by the 
Government’s Ministerial Statement dated 25 March 2015 indicated that the 
imposition of these led to blocked and congested streets and pavement parking and 
for this reason these standards were abolished in 2011. Paragraph 106 of the NPPF 
supports this by requiring a compelling justification for the setting of maximum 
parking standards.  

 
7.3.13 The proposed car parking provision is therefore considered acceptable. In addition to 

meeting the parking standard provision the development would provide 3no. electric 
vehicle charging points, located sensitively within the layout. 

 
7.3.14 The site location and communal entrance door to the apartments is adjacent to bus 

stops which provide a practical alternative to residents needing use of a car, and in 
addition the site is within a ten minute walk of Northfleet Railway Station. Storage for 
6no. cycles is also provided at the south of the site within a store unit, partially 
screened from High Street by the timber battens. A planning condition is 
recommended for details of the cycle store to ensure this provides a secure and 
accessible facility.  

 
7.4 Residential Amenity 
 
7.4.1 Gravesham Local Plan Core Strategy Policy CS19 requires new development to be 

designed in an inclusive way to be accessible to all members of the community, and 
to have appropriate level and quality of private and public amenity space. Gravesham 
Core Strategy policy CS14 seeks a range of dwelling types and sizes to be provided 
taking account of the existing character and needs of the area. 

 
Internal Standards 

 
7.4.2 Following amendments to the scheme all dwellings comply with the Nationally 

Described Space Standard (NDSS) This standard supersedes guidance provided 
by the Borough Council and would ensure acceptable and adaptable internal spaces, 
including prescribed levels of storage and minimum ceiling heights, to provide 
acceptable living conditions for the future residents consistent with the standard 
secured elsewhere in the Garden City. The building layout provides efficient 
communal corridor access to each dwelling. 

 
7.4.3 The apartments would not be compliant with Building Regulations Part M4[2] - 

Accessible and Adaptable Dwellings criteria due to absence of a lift from ground 
floor. Provision of a lift would have a corresponding high maintenance cost for 6 
apartments, and therefore is not considered reasonable to require for a relatively 
small development. 

 
External Standards 

 
7.4.4 The NDSS does not provide a standard for external amenity space with the adopted 

Gravesham Council Residential Layout Guidelines (RLG) requiring for apartments 10 
sqm communal garden area per dwelling, with an excess of 10 sqm expected for 
dwellings with two or more bedrooms. It is additionally relevant that minimal areas of 
public open space lie in the immediate vicinity of the site.  

 
7.4.5 The ground floor garden would provide 72 sqm of communal amenity space with the 

submitted plans demonstrating that sitting areas, children’s play space, boundary 
planting and area general leisure use could be accommodated. Flexibility within the 
open space would also enable other activities of a drying area and external storage 
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referred to in the RLG to be provided. A roof garden is proposed to the apartment 
building in addition. 

 
7.4.6 The apartments would also each include a private balcony. Although these would be 

to the northern-eastern aspect they offer views over the adjacent cliff towards the 
River Thames and face away from the road frontage of High Street. The balconies 
would range in size between 6 sqm and 15 sqm in area with a minimum 2m depth. 
Together with the communal open space the quantity and types of amenity space 
provision is considered acceptable. 

 
 Noise 
 
7.4.7 The application is supported Noise Assessment which identifies two main noise 

sources impacting the development, road traffic noise from adjacent High Street, and 
noise from the Edinburgh Castle Public House opposite side of Lawn Road, with High 
Street assessed as having the greater noise impact upon future residents of the 
development. 

 
7.4.8 In order to provide acceptable internal noise levels from road traffic noise on High 

Street the noise assessment concludes that windows would need to remain closed, 
with use of a mechanical ventilation system. Windows would remain openable 
however to provide residents with the option for natural or mechanical ventilation. 
Comments from GBC Regulatory Services request that the recommended noise 
mitigation is implemented. The current approved development for a single bungalow 
provides similar mitigation although two of the three habitable rooms would be sited 
to the rear. In contrast, two of the apartments proposed in this application would have 
all habitable rooms sited adjacent to High Street and associated road traffic noise, 
and smaller size balconies to the northern elevation. 

 
7.4.9 For the Edinburgh Castle Public House the noise assessment identifies noise 

sources from the bar area and external kitchen extract fan but that these are both 
inaudible from the proposed development against the passing road traffic. The Public 
House is also already surrounded on three sides by existing residential uses and so 
the introduction of additional residents at the application site is not considered to 
provide potential for an increased level of noise complaints which would impact its 
business operations. 

 
7.4.10  Noise from the existing bulk import terminal to the west of Granby Road has not been 

considered in the noise assessment. As well as being at a significantly higher level, 
the application site is some distance from the existing import terminal and building, 
and therefore not anticipated to be impacted by noise from this source. 

 
7.4.11 The future mixed-use development at the foot of the adjacent cliff has also not been 

considered in the noise assessment and representations received from Northfleet 
Property LLP object to the application for the latter. However outline planning 
permission was granted in 2018 under planning permission reference no . 
EDC/16/0004 with employment uses shown on the proposed land use plan. The 
impact of noise from these uses to the closest residential dwelling would need to be 
demonstrated as acceptable within an application for reserved matters and this 
application would not introduce dwellings significantly closer than the existing North 
Lawns apartments located to the North-west. 

 
   Air Quality 
 



 

32 
 

7.4.12 The application lies adjacent to the Northfleet Industrial Area Air Quality Management 
Area (AQMA) declared for Nitrogen Dioxide emissions and windblown Particulate 
Matter. An Air Quality Assessment has been submitted in support of the application. 
Comments from the Borough Council’s Regulatory Services advise that the impact of 
particulate matter in the form of aggregate and construction dust has not been 
explored or mentioned in the assessment, however advise that air systems with 
filters should be installed into all units overlooking the industrial area to prevent dust 
entering the units or communal areas. A planning condition is recommended for 
details of the mechanical ventilation system to ensure the air intakes provide the 
satisfactory filtration in addition to ensuring it provides satisfactory insulation for noise 
between apartments and visual appearance externally. 

 
7.4.13 Use of air filters would not however safeguard entering external amenity areas of  

private balconies and communal gardens, however the prevailing wind direction is 
south-westerly towards the river as opposed to inland and the retained vegetation at 
the northern boundary would provide screening. It is therefore considered that the 
impact of local air pollution upon the development can be satisfactorily mitigated, a 
view supported by comments received from the Borough Council Regulatory 
Services. 

 
7.5 Landscaping 
 
7.5.1 Gravesham Core Strategy Policy CS19 requires new development to include details 

of appropriate hard and soft landscaping to ensure that the public realm and open 
spaces are well planned, appropriately detailed and maintained so that they endure. 
This is supported by policy CS12 which seeks a multifunctional linked network of 
green spaces, footpaths, cycle routes and wildlife stepping stones and corridors. 
Delivery Theme 4 of the Ebbsfleet Implementation Framework emphasises bringing 
in the ‘green’ landscaping to promote healthy landscapes and encourage active 
lifestyles. 

 
7.5.2 Indicative site landscaping details are shown on the submitted plans and Landscape 

Strategy as a roughly triangular shaped amenity area to the south-east corner of the 
site adjacent to existing bus shelter, and a roof garden above the apartments. 
Additionally annotations on the submitted plans confirm that the ground floor parking 
area would be block paving. 

 
7.5.3 The ground floor communal garden would incorporate a soft landscaped area with 

some play equipment, two sitting areas, soft landscaped screening together with 
1.8m height boundary treatment of timber battens to frontage of High Street, and 
block paved circulation space. Re-location of the apartments communal entrance to 
the street has assisted to provide an enclosed amenity space, incorporating 
amendments recommended by EDC’s Landscape consultant. Required safety zones 
for the proposed play equipment have not been demonstrated however for the 
number and size of dwellings proposed play equipment would not be essential to 
provide within the scheme. The roof terrace provides an additional amenity area, 
although limited in its quantity of soft landscaping with 4no. trees in planting boxes.  
The roof garden is however understood to be a particular feature that the applicant is 
seeking to provide as a meeting and gathering space for residents. 

 
7.5.4 The submitted plans and landscape strategy demonstrate that a suitable layout to 

communal amenity spaces could be achieved and the proposed landscaping is 
therefore considered acceptable with planning conditions recommended for full 
details of hard and soft landscaping as well as furniture and proposed play 
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equipment together with their required safety zones and their relationship to the 
detailed landscape layout. 

 
7.6 Neighbouring Amenity 
 
7.6.1 The NPPF in paragraph 180 states that Local Planning Authorities should ensure that 

new development is appropriate for its location taking into account the likely 
impacts  on health and quality of life. This is interpreted locally through Gravesham 
Core Strategy Policy CS19 which states that new development will be located, 
designed and constructed to safeguard the amenity of neighbouring properties and 
avoid adverse environmental impacts from noise, air, odour and light pollution. 

 
7.6.2 Existing buildings in the vicinity are the Edinburgh Castle Public House to west on 

opposite side of Lawn Road, retail units and houses to south on opposite side of High 
Street and the North Lawns apartments further to the north west. There would be 
limited interface to the north and east due to separation provided by the cliff face 
from the future proposed mixed use development. 

 
7.6.3 Comments from landowner of the Edinburgh Castle refer to privacy issues for guests 

using their accommodation from the users of the roof terrace. The elevation of the 
public house facing towards the proposed development includes one window above 
ground level however is not considered that a privacy issue would arise due to 
separation of the building on opposite side of Lawn Road, and guest accommodation 
being a less sensitive use in any case. 

 
7.6.4 Whilst the proposed apartment building would be one storey higher than buildings to 

the south these are physically separated by High Street, which is busy at times with 
traffic, and would have no greater impact than that of the existing public house and 
South Lawns apartments located on the north side of High Street. The development 
is also physically separated from the North Lawns apartments such that no 
neighbouring amenity impacts would be considered to occur. 

 
7.6.5 In respect of impact of the new development on local air quality, comments from the 

Borough Council’s Regulatory Services request a planning condition to require that 
the construction and operation phases of the development have no impact upon this, 
and adhere to the mitigation measures in section 6 of the assessment. Impacts 
arising from construction are recommended to be managed through a planning 
condition for Construction Environmental Management Plan, to also include 
measures for managing impacts of noise and vibration. A separate planning condition 
for operational phase is recommended to require a minimum standard for gas boilers 
and to use no other source of heating other than gas or electricity. 

 
7.6.6 Other public comments received refer to loss of the skyline including views of the 

River Thames and loss of green space. The proposed building would occupy a 
relatively small area within the wider views towards the River Thames and loss of a 
view is not a material planning consideration. The existing site lies within private 
ownership enclosed by railings and is therefore not green space available for public 
use.  

 
7.6.7 The development is therefore considered acceptable in terms of its impact upon 

neighbouring amenity. 
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7.7  Land Stability, Contamination and Drainage 
 

Land Stability and Contamination 
 
7.7.1 The NPPF states that planning decisions should ensure that the proposed site is 

suitable for its new use taking account of ground conditions, including pollution 
arising from previous uses and any proposals for mitigation including land 
remediation or impacts on the natural environment arising from that remediation 

 
7.7.2 The location of the application site directly adjacent to a former chalk quarry and 

approximately 20 metres above the land at the foot of the cliff raises concerns 
regarding cliff stability. Part of the cliff face is within the site boundary and the 
proposed residential development raises concerns regarding failure of the cliff, 
particularly as piling would be involved in the construction. Comments received from 
Northfleet Property LLP object the development due to insufficient information 
provided in the application to demonstrate that the proposed piling solution would not 
adversely impact the slope or cliff stability, nor the cliff stability measures be 
addressed solely within the applicant’s land. 

 
7.7.3 Piling was proposed as part of a previous application for the same site with land 

stability specified in one of the reasons for refusal. The appeal for this application 
was dismissed though for other reasons, and the Planning Inspector accepted 
evidence that piling or other solutions are likely to be practicable in due course and 
that such matters could sensibly have been dealt with by conditions. The extant 
consent for a bungalow includes a planning condition for details of a slope 
stabilisation strategy. 

 
7.7.4 The structural stability of buildings is covered by the Building Regulations and the 

need to use adjoining land a matter between the two landowners. Implications 
relevant to planning would be the potential failure of land proposed as residential 
garden and car parking insofar as ensuring a development that functions properly. 
National planning guidance states that a preliminary assessment of ground instability 
should be carried out at the earliest possible stage before a detailed planning 
application is prepared, but accepts that a phased approach may be proportionate in 
some instances, i.e. desk study results followed by ground investigation results. 

 
7.7.5 The current application includes a Slope Stability and Additional Contamination 

Investigation Report. This was carried out by Southern Testing in 2016 in relation to 
the existing approved development for a bungalow, however confirmation from 
Southern Testing has been provided that this report would remain relevant to the 
current proposal. The report indicates that constraints imposed by the cliff proximity 
mean that piled foundations may be necessary, and that surface water drainage 
should not be via traditional soakaways. 

 
7.7.6 The Southern Testing report recommends that a formal remediation strategy and 

verification plan is carried out, which is referred to in comments provided for which 
the EA requesting a planning condition for these. The EA also request a condition be 
imposed for a piling risk assessment as this can also result in risks to groundwater 
quality by mobilising contamination through different bedrock layers. Piling is 
proposed as part of the application as shown in section drawing for the cliff face and 
the Design and Access Statement. 

 
7.7.7 Planning conditions are therefore recommended for a remediation strategy and 

verification of the proposed remediation, a slope stabilisation strategy, and piling risk 
assessment to ensure that the risks from potential contaminants can be mediated 
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and that the development and its associated amenity and parking areas can be 
provided following the necessary stabilisation works to the cliff face. 

 
Surface Water Drainage 

 
7.7.8. Surface flooding can result from periods of intensive rainfall so it is important to 

ensure that any development incorporates appropriate and sustainable drainage 
measures. The submitted Sustainable Water Strategy identifies the most viable 
options for Sustainable Urban Drainage Systems (SuDS) as being water re-use 
through rainwater butts, and use of an attenuation tank prior to discharge into the 
existing public sewer network. 

 
7.7.9 An attenuation of volume of 9 cubic metres would be provided by the attenuation 

tank, such that it would restrict the discharge of surface water to 1.8 l/s for all events 
up to the 1 in 100 year stop + 40% climate change event. A letter from Southern 
Water dated 10 September 2019 provided within the application confirms that these 
flows can be accommodated and KCC Lead Local Flood Authority have confirmed 
this complies with their requirement for small sites. Comments on the application 
received from Southern Water request details of the surface water drainage design, 
including details related to SuDS, for which a planning condition is recommended. 

 
Foul Water Drainage 

 
7.7.10 Southern Water have also confirmed in their letter dated 10 September 2019 that 

there is sufficient capacity in the local sewerage network for the development at an 
existing manhole.  and an application would be made to the sewerage undertaker 
under Section 106 of the Water Industry Act 1991 to connect the site prior to 
commencement of development. Comments on the application received from 
Southern Water seek details of the foul water disposal arrangements, however this is 
a matter covered by other legislation in relation to a formal application to connect to 
public sewer, and not considered necessary to require through a planning condition. 
An informative is however recommended to advise the applicant of the application 
requirements. 

 
7.8 Nature Conservation 
 

Biodiversity and Ecology 
 
7.8.1 Following initial comments on the application received from KCC Ecology, a 

Preliminary Ecological Appraisal was submitted which concluded that the 
developable area of the site offers limited potential for protected species due to lack 
of suitable habitat. It also recommended ecological enhancements in the form of bat 
and bird boxes to be integrated into the form of the apartment building. However the 
PEA didn’t sufficiently cover the extent of tree/ vegetation loss to the rear of the site 
to enable the slope stabilisation works, nor the impact of lighting from the 
development onto the retained trees/ vegetation of the cliff face and potential impact 
on foraging/ commuting bats.  

 
7.8.2 Further ecological information, a lighting strategy, and an arboricultural survey were 

submitted to address these matters, with further clarity provided on the extent of tree/ 
vegetation removal. Although the impact of lighting was not fully explored, KCC 
advise that due to the size of the site they would not expect bat surveys to be carried 
out specifically for this application, and from review of the surveys completed as part 
of the mixed use development application (Ref. EDC/16/0004) bat usage near the 
site would be relatively low and images from the submitted arboricultural survey show 
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that the tree/vegetation line would not provide high quality habitat for bats. KCC 
recommend that the lighting in the communal areas is managed by a light sensor 
overnight, which the applicant has confirmed agreement to, and further clarity on 
location of the bat and bird boxes to ensure they are not impacted by balcony 
lighting. 

 
7.8.3 The ecological impact of the proposed development is therefore considered 

acceptable, with conditions recommended for details of the external lighting scheme  
and ecological enhancement measures.  

 
HRA Screening 

 
7.8.4  Regulation 63(1) of The Conservation of Habitats and Species Regulations 2017 

requires the competent authority to assess the implications of any proposed plan or 
project that is likely to have a significant effect on a European Site, and that is not 
directly connected with or necessary to the management of that site before deciding 
to grant permission. In this case the Ebbsfleet Development Corporation, in its role 
as Local Planning Authority, is the competent authority. 

 
7.8.5  The proposed development is located within 6 kilometres of the South Thames 

Estuary and Marshes Special Protection Area (SPA) and Ramsar Site, both 
European Sites designated due to important assemblages of wintering water birds. 
The proposed development is not connected with and not necessary for the 
management of the European sites. It is therefore necessary to undertake an 
appropriate assessment of the implications of the proposed development, including 
cumulative effects of other committed developments, on the European sites in view 
of their conservation objectives. 

 
7.8.6 The Local Planning Authority, in its role as competent authority, has carried out an 

appropriate assessment and has concluded that  the provision of a s106 planning 
obligation by Unilateral Undertaking is required to provide a financial contribution to 
the Thames, Medway and Swale Strategic Access Management and Monitoring 
Strategy equating to £1,502.34 (£250.39 per dwelling) as reflected in the 
recommendation, in order to mitigate the impact of the development on the European 
Sites. Therefore, the requirements of The Conservation of Habitats and Species 
Regulations 2017 have been adhered to. 

  
7.9 Additional Considerations 
 
 Heritage 
 
7.8.1 The NPPF states that in determining applications, local planning authorities should 

require an applicant to describe the significance of any heritage assets affected, with 
the level of detail proportionate to the asset’s importance and potential impact of the 
proposal on their significance.  This is supported by Gravesham Core Strategy Policy 
CS20, which for non-designated heritage assets advocates for decisions having 
regard to the scale of any harm or loss and the significance of the heritage asset. 

 
7.8.2 Public comments received refer to loss of the historic building on the site, a second 

world war air raid warden’s post, although this building is understood to have been 
demolished prior to the existing approval for a bungalow. The application is 
supported by an Archaeological Evaluation by SWAT Archaeology, the same 
document submitted within application for the current consent. Comments received 
from KCC Heritage refer to this consent and the SWAT Archaeology document, 
noting that this evaluation recorded little archaeological potential on the site with the 
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previous second world war structures having been removed and the site disturbed, 
therefore was considered that no further work was considered to be required at that 
time.  

 
7.8.3 KCC have confirmed that the position remains the same with respect to this 

proposed development, and therefore the archaeological requirements are 
considered to have been met. 

 
Sustainability 

 
7.8.4 Gravesham Core Strategy Policy CS18 seeks for new development to reduce water 

and energy usage. The submitted Sustainable Water Strategy identifies rainwater 
butts as being proposed for amenity areas to enable this water re-usage, and 3no. 
electric vehicle charging points are proposed within the car park to encourage 
sustainability. These measures are considered reasonable for the scale of the 
development proposed with specific details recommended to be required through 
planning conditions. 

 
Building for Life Assessment 
 

7.8.5   NPPF Paragraph 129 states that Local Planning Authorities should ensure that they 
have access to, and make appropriate use of, tools and processes for assessing and 
improving the design of development. These include design advice and review 
arrangements and assessment frameworks such as Building for Life. 

 
7.8.6  A Building for Life (BfL) assessment of the scheme has been undertaken by EDC 

officers. BfL is a design tool to measure and assess good design for new homes that 
is supported by the house building and architectural industries as well as 
Government and Local Authorities. The development is considered to perform well 
against the 12 BfL questions, achieving 9 Greens, 3 ambers and no reds. The three 
amber scores relate to connections, streets for all, and car parking. An amber 
indicates that more refinement could have been achieved, with a balanced 
judgement in relation to impact on a visibility splay and absence of a pavement 
adjacent to the development on Lawn Road but proposed improvement to the 
footway at south-east corner of the site as outlined further in sections 7.2 and 7.3 of 
this report. It is therefore concluded that the scheme meets the requirements for 
Building for Life. 

 
8.0 FINANCIAL CONSIDERATIONS 
 
8.1 Whilst this is not material to the decision, financial benefits will accrue to the area if 

permission is granted.  The Government wishes to ensure that the decision making 
process for major applications is as transparent as possible, so that local 
communities are more aware of the financial benefits that development can bring to 
their area. In this area the following benefits to the public purse accrue from 
development – New Homes Bonus and Council Tax for new dwellings. 

 
9.0 HUMAN RIGHTS  
 
9.1 The application has been considered in the light of the Human Rights Act 1998 and it 

is considered that the analysis of the issues in this case, as set out in this report and 
recommendation below, is compatible with the Act.  
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10.0 PUBLIC SECTOR DUTY 
 
10.1 In determining this application, regard has been had to the Public Sector Equality 

Duty (PSED) as set down in section 149 of the Equality Act 2010, in particular with 
regard to the need to – 

 
- Eliminate discrimination, harassment, victimisation and any other conduct that is 

prohibited by or under the Act;  
- Advance equality of opportunity between persons who share a relevant protected 

characteristic and persons who do not share it; and  
- Foster good relations between persons who share a relevant protected 

characteristic and persons who do not share it. It is considered that the 
application proposals would not undermine objectives of the Duty. 

 
10.2 It is considered that the application proposals would not conflict with objectives of the 

Duty. 
 
11.0 RECOMMENDATIONS AND CONCLUSIONS 
 
11.1 The principle of residential development of this prominent site in Northfleet High 

Street has previously been established through the current consent for single storey 
dwelling. The small site area and proposed development density indicates potential 
overdevelopment of the site, however following assessment of the design and layout 
of the proposal, its provision of amenity and parking area, and its impact upon 
neighbouring amenity and highway safety, it is considered that the proposal is 
acceptable in those regards and therefore would not provide justification for refusal 
on the grounds of overdevelopment. 

 
11.2 The current scheme responds positively to a dismissed planning appeal at the same 

site, and to officer discussions during processing of the application. It is considered 
that a three storey proposal is appropriate to the site context, and the updated design 
to provide an acceptable appearance in the street scene and living environment for 
the future occupants. The proposed development is therefore considered acceptable 
and the application is recommended for approval subject to planning conditions and 
the applicant entering into a unilateral undertaking.  The applicant has confirmed 
approval in writing to the proposed pre-commencement conditions and planning 
obligation. 


