
DRR3 – Delegated Report V3

Delegated Report
EDC Consultation

Planning Application No: 20250599

Location: Land To The North West Of Factory Road Factory Road Northfleet 
Gravesend

Description: EDC consultation EDC/25/0081 - Full planning application for the erection 
of a workshop (Use Class E(g)(iii)), access, parking, and associated 
landscaping. 

Applicant: Ebbsfleet Development Corporation

Site Visit Date: Desktop Assessment

Submitted Documents/Plans

Consultation Letter from EDC dated 13th June 2025. 

Relevant Planning History 

The application site is subject to extensive planning history.  The below list is not exhaustive, however it 
relates to the most recent and relevant planning history.
Reference Description Decision Decision 

Date
20250550 Erection of a workshop (Use Class E(g)(iii)), access, 

parking, and associated landscaping. 
Pending 

Consideration
Associated 

GBC 
Application

20211271 **14 DAY CONSULTATION**
EDC Consultation EDC/21/0081 -Reserved matters 
application (access, layout, scale, appearance and 
landscaping) Pursuant of condition 2 of outline 
planning permission reference no. EDC/16/0004 for 
Land North of Hive Lane (Phase 1B).  Comprising the 
erection of 120 no. dwellings together with associated 
infrastructure including details relating to finish floor 
and site levels, noise attenuation measures, 
ecological mitigation and enhancement strategy and 
schedule of public open spaces (Condition 9) 
renewable energy, water conservation and carbon 
reduction technologies (Condition 11), design and 
maintenance of the public realm and other areas with 
public amenity function, provision of, and timetable for 
installation of public art and heritage interpretation 
(Condition 15).

Observations 
Sent

02.11.2021

20211018 ** RECONSULTATION DOCUMENT**
EDC Consultation EDC/21/0081 -Reserved matters 
application (access, layout, scale, appearance and 
landscaping) pursuant to condition 2 of outline 

Observations 
Sent

21.10.2021



Page 2 of 6

planning permission reference no. EDC/16/0004 for 
land north of Hive Lane (Phase 1B) comprising the 
erection of 122no. dwellings together with associated 
infrastructure including details relating to finished floor 
and site levels, noise attenuation measures, 
ecological mitigation and enhancement strategy, and 
schedule of public open spaces  condition 9), 
renewable energy, water conservation and carbon 
reduction technologies (Condition 11), design and 
maintenance of the public realm and other areas with 
a public amenity function, provision of and timetable 
for installation of public art and heritage interpretation 
(condition 15).

20211227 EDC Consultation EDC/21/0173 - Continued use of 
land for external storage, vehicle parking and 
stationing of a welfare cabin in connection with the 
approved Mixed Aggregates Plant Facility for a 
temporary period.

Observations 
Sent

20.10.2021

20210654 EDC Consultation - EDC/21/0078 - Partial discharge 
of condition 16 (Construction Environmental 
Management Plan) relating to development on the 
residential element of the site pursuant to outline 
planning permission EDC/16/0004.

Observations 
Sent

09.06.2021

20210598 EDC Consultation -EDC/21/0086 - Partial discharge of 
condition 27 (Local Employment and Training Plan) 
relating to development on the residential element of 
the site pursuant to outline planning permission 
EDC/16/0004.

Observations 
Sent

25.05.2021

20210434 EDC Consultation - EDC/21/0067 - Partial discharge 
of condition 26 (Community Development Strategy) 
relating to development on the residential land 
pursuant to outline planning permission EDC/16/0004.

Observations 
Sent

27.04.2021

20210445 EDC/21/0068 EDC consultation - Partial discharge of 
condition 45 (Method and measures to minimise 
vibration), relating to land at Factory Road (Phase 1a) 
only, pursuant to outline planning permission 
EDC/16/0004.

Observations 
Sent

26.04.2021

20210394 RE-CONSULTATION - EDC Consultation - 
EDC/20/0147 - Revised Description - Formation of a 
development platform (residential and employment) 
comprising excavation and infilling of the site, 
including access roads.

Observations 
Sent

21.04.2021

20210262 EDC Consultation EDC/21/0031 - Application for the 
discharge of condition 22 and condition 40 (i) attached 
to outline permission reference no EDC/16/0004 
relating to a programme of building recording for the 
site and historic building record of the College Road 
flint boundary wall.

Observations 
Sent

09.04.2021

20210281 EDC Consultation - EDC/21/0019 - Application for the 
partial discharge of condition 16 attached to outline 
permission reference no. EDC/16/0004 relating to a 
Construction Environmental Management Plan for 
development on land at Factory Road (Phase 1a) 
only.

Observations 
Sent

30.03.2021

20201223 EDC Consultation EDC/20/0083 - *Duplicate* 
Application for the discharge of condition 7 attached to 

Observations 
Sent

10.12.2020
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planning permission reference no. EDC/16/0004 
relating to the Phasing and Implementation Plan.

20201070 EDC Consultation EDC/20/0080 - Application for the 
partial discharge of condition 8 attached to planning 
permission reference no. EDC/16/0004 relating to a 
detailed Masterplan for the residential land.

Observations 
Sent

06.11.2020

20201069 EDC Consultation EDC/20/0079 - Application for the 
discharge of condition 7 attached to outline planning 
permission reference no. EDC/16/0004 relating to a 
detailed Phasing and Implementation Plan.

Observations 
Sent

06.11.2020

20200926 EDC Consultation EDC/20/0080 - Application for the 
partial discharge of condition 8 attached to planning 
permission reference no. EDC/16/0004 relating to a 
detailed Masterplan for the residential land.

Observations 
Sent

09.10.2020

20200925 EDC Consultation EDC/20/0075 - Application for non-
material amendment to outline planning permission 
reference no. EDC/16/0004 to alter the wording of 
condition 40 in respect of the College Road flint wall.

Observations 
Sent

09.10.2020

20200924 EDC Consultation - EDC/20/0077 - Application for 
non-material amendment to outline planning 
permission reference no. EDC/16/0004 to allow for the 
relocation of the community facility involving (i) 
change to description of development, (ii) changes to 
the wording of condition 4 to replace the Land Use 
and Development Framework Parameter Plans and 
(iii) changes to wording of condition 14.

Observations 
Sent

09.10.2020

20200923 EDC Consultation - EDC/20/0079 - Application for the 
discharge of condition 7 attached to outline planning 
permission reference no. EDC/16/0004 relating to a 
detailed Phasing and Implementation Plan.

Observations 
Sent

09.10.2020

20200557 EDC Consultation - EDC/20/0080- Application for the 
partial discharge of condition 8 attached to planning 
permission reference no. EDC/16/0004 relating to a 
detailed Masterplan for the residential land

Observations 
Sent

07.08.2020

20200556 EDC Consultation - EDC/20/0076 - Application for 
approval of reserved matters (relating to access, 
layout, scale, appearance and landscaping) pursuant 
to outline planning permission reference no. 
EDC/16/0004 for Phase 1a comprising the erection of 
3no. dwellings together with associated infrastructure 
including details relating to parking, energy and 
sustainability, finished site and floor levels, noise 
attenuation and mitigation measures and ecological 
enhancement.

Observations 
Sent

31.07.2020

20200534 EDC consultation EDC/20/0078 - Application for a 
non-material amendment to condition 4 of outline 
planning permission reference no. EDC/16/0004 to 
replace the Building Heights Parameter Plan to allow 
for an increase in the maximum height of buildings in 
one location within the residential part of the site from 
3 storeys to 4 storeys.

Observations 
Sent

31.07.2020

20200533 EDC consultation EDC/20/0077 - Application for non-
material amendment to outline planning permission 
reference no. EDC/16/0004 to allow for the relocation 
of the community facility involving (i) change to 
description of development, (ii) changes to the 

Observations 
Sent

31.07.2020
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wording of condition 4 to replace the Land Use and 
Development Framework Parameter Plans and (iii) 
changes to wording of condition 14.

20200531 EDC Consultation EDC/20/0079: Application for the 
discharge of condition 7 attached to outline planning 
permission reference no. EDC/16/0004 relating to a 
detailed Phasing and Implementation Plan

Observations 
Sent

31.07.2020

20200532 EDC consultation EDC/20/0075 - Application for non-
material amendment to outline planning permission 
reference no. EDC/16/0004 to alter the wording of 
condition 40 in respect of the College Road flint wall.

Observations 
Sent

17.07.2020

20200180 EDC Re-consultation EDC/19/0201 - Application for 
the discharge of condition 6(a) attached to outline 
permission reference no. EDC/16/0004 relating to a 
site-wide Heritage Management Plan.

Observations 
Sent

11.03.2020

20191324 EDC Consultation EDC/19/0201 - Application for the 
discharge of condition 6(a) attached to outline 
permission reference no. EDC/16/0004 relating to a 
site-wide Heritage Management Plan.

Observations 
Sent

24.01.2020

20191323 EDC Consultation EDC/19/0207 - Application for the 
discharge of conditions 3, 4 and 5 attached to 
planning permission reference no. EDC/19/0001 
relating to a Site Management Plan, surface water 
drainage scheme, boundary treatment and 
arrangements for fuel and waste storage.

Observations 
Sent

18.02.2020

20191170 EDC Consultation EDC/19/0177 - Request under 
Section 106A of the Town and Country Planning Act 
1990 (as amended) to modify a planning obligation in 
respect of use of the access tunnels to serve the 
residential and mixed use areas of the development 
approved by Outline planning permission reference 
EDC/16/0004.

Observations 
Sent

22.11.2019

Development Plan

Gravesham Local Plan Core Strategy (2014)
 CS01 – Sustainable Development
 CS02 – Scale & Distribution of Development
 CS03 – Northfleet Embankment and Swanscombe Peninsula East Opportunity Area 
 CS07 – Economy, Employment and Skills 
 CS11 – Transport
 CS12 – Green Infrastructure
 CS18 – Climate Change
 CS19 – Development & Design Principles
 CS20 - Heritage and the Built Environment

Gravesham Local Plan: First Review (1994)
 TC7 - Other Archaeological Sites 
 T1 - Impact of Development on Highway Network 
 T5 - New Accesses onto Highway Network 
 P3 – Vehicle Parking Standards

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 
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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)
 Section 2 – Achieving Sustainable Development
 Section 4 – Decision-making
 Section 6 – Building a strong, competitive economy
 Section 11 – Making effective use of land
 Section 12 – Achieving Well-Designed Places

Supplementary Planning Guidance
 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) 

Emerging Local Plan as a Material Consideration

Paragraph 48 of the Framework makes it clear that planning applications can only be determined in 
accordance with the development plan, unless material considerations indicate otherwise. An emerging 
Local Plan, does not form part of the Development. The Framework, at Paragraph 49 allows local planning 
authorities to give weight to relevant policies in emerging Local Plans, according to:
 The stage of preparation of the emerging plan (the more advanced its preparation, the greater the 

weight that may be given);
 The extent to which there are unresolved objections to relevant policies (the less significant the 

unresolved objections, the greater the weight that may be given); and 
 The degree of consistency of the relevant policies in the emerging plan to the Framework, the closer 

the policies in the emerging plan to the policies in the Framework, the greater the weight that may be 
given to those policies.

West Oxfordshire District Council v Secretary of State for Housing, Communities and Local Government & 
Rosconn Strategic Land Ltd [2018] EWHC 3065 (Admin) is a High Court judgement that deals with the 
weight to be given to a Regulation 19 Local Plan. In this judgement the Court found that the weight to be 
given to an emerging Local Plan, was a matter of planning judgement, which had to be reached having 
fully considered the relevant part (Paragraph 49) of the Framework. 

The Council’s emerging Local Plan, is in the process of being consulted upon (it has reached Regulation 
19 stage), the Council is not yet aware of whether third parties will support or object to specific policies 
within the Plan, or whether they will consider the policies with the emerging Local Plan to be broadly sound 
and consistent with the NPPF (2024). Taking this into consideration, one can only conclude that at this 
stage of the process, limited (i.e. minimal) weight should be afforded to the emerging Regulation 19 
Local Plan. This position would only change once the emerging Local Plan has progressed towards 
submission and examination, with the Council being fully aware of policies that are subject to unresolved 
objections and with knowledge of policies that have had their soundness and conformity against the 
Framework challenged.
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This approach accords with the approach taken in a separate High Court case, Gladman Developments 
Ltd v SSHCLG & Corby Borough Council; & Uttlesford DC [2020] EWHC 518 (Admin) and Court of Appeal 
[2021] EWCA Civ 104, which was also the subject of a Court of Appeal Ruling [2021] EWCA Civ 104. 

Other Relevant Guidance
 Ebbsfleet Implementation Framework 2017
 Design for Ebbsfleet Guide
 Ebbsfleet Public Realm Strategy
 Ebbsfleet Sustainable Travel Strategy
 North Kent Strategic Housing and Employment Needs Assessment (SHENA)
 Gravesham Economy and Employment Background Paper (October 2020)

Officer’s Analysis

This application is the associated Ebbsfleet Development Corporation consultation relating to the erection 
of a workshop (Use Class E(g)(iii)), access, parking, and associated landscaping, under EDC/25/0081.  As 
an adjoining authority application, GBC is the lead authority on the same proposal under planning 
application reference 20250550.

The officer’s analysis, consideration and recommendation is as laid out in the associated delegated officer 
report for planning application 20250550.

Conclusion 

EDC are directed to view the associated delegated officer report and conditions against the associated 
adjoining authority planning application 20250550.

The EDC is thanked for consulting the Borough Council.

Recommendation

Observations Sent

(For detailed conditions and informatives, see draft Decision)

Case Officer: Ms Amanda Cue Team Leader: Richard Hart

Signed: A Cue Signed: R Hart

Dated: 11th May 2026 Dated: 11th May 2026


