Gravesham @

Borough Council

Delegated Report

Householder Planning Application

Planning Application No: 20260061

Location: 68 Windsor Road Gravesend Kent DA12 5BN

Description: Formation of an additional dropped kerb to provide an in-and-out driveway
arrangement.

Applicant: Mr Singh

Site Visit Date: Desktop Assessment

Submitted Documents/Plans

Application Form - dated 19.01.26;
Drawing no. 001 Rev B - OS Plan and Block Plans - Existing and Proposed;
Drawing no. 002 Rev B - Front Boundary Wall Elevations - Existing and Proposed.

Superseded documents

Relevant Planning History

Reference | Description Decision Decision
Date

20260063 | Erection of a two storey front extension, a two storey Pending
side extension, and a single-storey rear extension. Consideration

20260060 | Application for a Lawful Development Certificate for a Certificate 02.03.2026
construction of an outbuilding. Refused

19860246 | Erection of single storey rear extension to form utility Permitted 28.04.1986
room

19490692 | Erection of a detached house Permitted 02.02.1950

Development Plan

Gravesham Local Plan Core Strategy (2014)
e CSO01 - Sustainable Development
CS02 — Scale & Distribution of Development
CS11 - Transport
CS12 — Green Infrastructure
CS18 — Climate Change
CS19 — Development & Design Principles

Gravesham Local Plan: First Review (1994)
e P3 - Vehicle Parking Standards

DRR3 - Delegated Report V3
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Paragraph 34 of the NPPF (2024) sets out that policies within adopted local plans should be reviewed to
assess whether they need updating at least once every five years, and should then be updated as
necessary. Such reviews are also a legal requirement as set out in Regulation 10A of the Town and Country
Planning (Local Planning) England Regulations 2012.

The Council undertook such a review in September 2019 and found that the adopted Local Plan Core
Strategy is in need of a partial review in terms of Policy CS02, due to the increased need for housing since
the Local Plan Core Strategy was adopted and the need to ensure that a sufficient land supply exists to
meet this need. Whilst saved policies from the Local Plan 1st Review (1994) generally conform with the
NPPF (2024), the Council will also seek to replace these.

National Planning Policy Framework (2024)
e Section 2 — Achieving Sustainable Development
e Section 12 — Achieving Well-Designed Places

Supplementary Planning Guidance
e SPG 2 - Residential layout guidelines including Housing Standards Policy Statement October 2015
Adopted 1996 — amended June 2020
Technical Housing Standards — Nationally Described Space Standard (2015)
SPG 4 — KCC Parking Standards (2006)
Gravesham Householder Extensions/Alterations Design Guide (2021)
Design for Gravesham — Design Code (2024)

Other Relevant Guidance
¢ Kent County Council Dropped Kerb Guidance and Self-Assessment (2023)
o Gravesham Driveway Dropped Kerb Guidance (Informal Guidance) (2023)
¢ Gravesham Front Driveway Design Guidance (Informal Guidance) (2023)

Consultations, Publicity and Representations
Consultees
Ward Councillors — No comments received

KCC Highways and Transportation

Updated Comments following amendments dated 25" February 2026:

Further to my previous consultation response on 27th January 2026, | note that the proposed layout has
been amended as shown on the revised plans submitted on 16th February 2026. This resolves my
concerns regarding the northern pedestrian visibility splay.

In view of the precedent set by other properties along this section of road, | consider it would now not be
appropriate to object to this application despite the fact it does not comply with KCC vehicle crossing
criteria. | therefore withdraw my previous objection.

Please advise the applicant that they will require separate approval from Kent Highways for the
construction of the vehicle crossing.

It is important to note that Local Planning Authority (LPA) permission does not convey any approval to carry
out works on or affecting the public highway.

Any changes to or affecting the public highway in Kent require the formal agreement of the Highway
Authority, Kent County Council (KCC), and it should not be assumed that this will be a given because LPA
planning permission has been granted.
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For this reason, anyone considering works which may affect the public highway, including any highway-
owned street furniture or landscape assets such as grass, shrubs and trees, is advised to engage with KCC
Highways and Transportation at an early stage in the design process.

Across the county there are pieces of land next to private homes and gardens and near the highway that do
not look like roads or pavements but are actually part of the public highway.

Some of this highway land is owned by Kent County Council whilst some is owned by third party owners.
Irrespective of the ownership, this land may have ‘highway rights’ over the
topsoil.

Works on private land may also affect the public highway. These include works to cellars, to retaining walls
which support the highway or land above the highway, and to balconies, signs or other structures which
project over the highway. Such works also require the approval of the Highway Authority.

Kent County Council has now introduced a pre-application advice service in addition to a full formal
technical approval process for new or altered highway assets, with the aim of improving future
maintainability. Further details are available on our website below:

https://www.kent.gov.uk/roads-and-travel/highway-permits-and-licences/highways-permissions-and-
technical-quidance

This process applies to all development works affecting the public highway other than applications for
vehicle crossings, which are covered by a separate approval process. Further details on this are available
on our website below:

https://www.kent.gov.uk/roads-and-travel/highway-permits-and-licences/apply-for-a-dropped-kerb/dropped-
kerb-contractor-information

Once planning approval for any development has been granted by the LPA, it is the responsibility of the
applicant to ensure that before development commences, all necessary highway approvals and consents
have been obtained, and that the limits of the highway boundary have been clearly established, since
failure to do so may result in enforcement action being taken by the Highway Authority.

The applicant must also ensure that the details shown on the approved plans agree in every aspect with
those approved under the relevant 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.

Further guidance for applicants, including information about how to clarify the highway boundary and links
to application forms for vehicular crossings and other highway matters, may be found on Kent County
Council’s website:
https://www.kent.gov.uk/roads-and-travel/highway-permits-and-licences/highways-permissions-and-
technical-guidance. Alternatively, KCC Highways and Transportation may be contacted by telephone: 03000
418181.

Original Comments following amendments dated 27" January 2026:

Thank you for your consultation in relation to the above planning application. | have the following comments
to make with respect to highway matters:

There is a presumption against a second dropped kerb access to a single dwelling since it increases the
number of potential conflicts points onto the highway. As such, consent for a second dropped kerb may be
withheld by KCC Highways even if planning consent is granted. However, | note that there are a number of
other properties along this section of road with similar arrangements and therefore a precedent exists.
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In addition, | note that the pedestrian visibility splay to the north crosses over the neighbouring property and
therefore is not in the control of the applicant. This is not acceptable.

| would therefore wish to place a holding objection on this proposal unless either an acceptable agreement
can be made with the neighbour to ensure the visibility can be retained in the future; or the alignment of the
new access can be moved a minimum of 2.0m from the northern boundary line.

Neighbouring properties

Seven surrounding properties were consulted and no representations were received. The consultation
period expired 13 February 2026.

Officer’'s Analysis

Principle of Development

This application is located inside the Urban Boundary, where alterations and extensions to residential
buildings are generally acceptable in principle as per Policy CS02: Scale and Distribution of Development.

However, all other relevant matters should be considered. In this instance, the main points to consider
would be the potential impact on; Visual Amenity (Design, Character and Appearance), Amenity of Future
Occupiers, Residential Amenity of neighbours, Highways and Parking.

Design, Character and Appearance

68 Windsor Road is a two storey detached property located on the western side of the highway. The
property front layout made up of soft landscaping and has an existing driveway to access the garage to the
front as well as a dropped kerb to access ! this

-
b

The application proposed the installation of additional dropped kerb to provide an in-out driveway
arrangement and extension of existing hardstanding to facilitate this.

The proposed crossover would measure 3m wide and 2.58m in depth.

The proposed parking area has a width of 13m by a 7.38m depth which provides sufficient space to
comply with the requirements of SPGA4.

Although the removal of part of the wall would constitute a change in the appearance of the dwelling, the

rest of the street scene has seen similar front wall removals with many properties on the street

completing similar works, in particular neighbours directly adjacent to this site and on the opposite side

of the highways. This would have a limited impact on the character of the street scene. Whilst the loss of
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soft landscaping is not ideal in terms of design, the applicant benefits from permitted development rights
(Class F) which would enable the hard paving of the frontage, and this is a material planning
consideration. There are provisions made to include soft landscaping on the front and side of the
development which will provide biodiversity to the site and enhance the appearance of the site, softening
the impact of the increase in hard surfacing. In addition, it is positive to note that a majority of the
defining front boundary wall would be retained, and this would be characteristic of the area.

Amenity of Future Occupiers

The proposal does not impact the private amenity space or propose an increase in bedrooms.

As such the proposal is not considered to detrimentally effect the amenity of future occupiers and is in
accordance with Policy CS19 (Development and Design Principles) of the Gravesham Local Plan Core
Strategy (2014) and Section 12 (Achieving well designed places) of the National Planning Policy
Framework 2024.

Neighbouring Amenity

The proposal does not impact neighbouring amenity due to the nature of the development, which includes
no built form, no significant levels changes, potential overlooking or overshadowing. No neighbour
representations have been received.

Therefore, the proposal is in accordance with Policy CS19 (Development and Design Principles) of
Gravesham’s Local Plan Core Strategy (LPCS) (2014) and Section 12 (Achieving well-designed places) of
the National Planning Policy Framework (NPPF) (2024).

Parking and Highways

Initially KCC Highways raised an objection to the development due to the visibility splay not being wholly
within the site boundary. However, following amendments they have removed their objections to the
scheme. A condition will be placed on the decision if approved, to advise the applicant of the need to seek
relevant KCC Highway approvals. The pedestrian visibility splays now remain wholly within the site
boundary and are considered to be acceptable. The driveway would be large enough for two cars and has
a garage which can be accessed. Adequate parking provision would be retained for the occupiers of the 3-
bedroom property. The proposal is in accordance with CS11 and CS19 of the Gravesham Local Plan Core
Strategy 2014, Policy T5 Local Plan First Review (1994) and - KCC Parking Standards (2006).

Conclusion

The application has been fully considered, and it is in accordance with local and national planning policy.
The proposal is not excessive in size or bulk, will be constructed using appropriate materials and will have
a limited impact on the street scene. The development would safeguard the amenity of future occupiers and
would not harm the amenity of any adjoining property. The proposed development therefore complies with
all relevant national and local planning policies. As such, it is recommended that planning permission

is granted, subject to conditions.

Recommendation

The recommendation is to approve.

(For detailed conditions and informatives, see draft Decision)

Case Officer: | Mrs Lisa Fisher Team Leader: | Mrs Faye Walsh
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Signed: _,,é’f*f‘-"‘f/ Signed: ) ;
Dated: 13th March 2026 Dated: 16 March 2026
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