




















 



 



 

 
1 Potential Roost Feature, as described by Andrews H L et al BTHK 2020. Bat Tree Habitat Key  4th Edition. AEcol, Bridgwater, 2020, and Bat Roosts in 
Trees: A Guide to Identification and Assessment for Tree-Care and Ecology Professionals, 2018. 
2 BCT, 3rd Edition, 2016 
3 BCT Bat Surveys Good Practice Guidelines 3 rd. Edition (2016), BS 8596: 2015 Surveying for bats in trees and woodland - Guide 
4  Bat Tree Habitat Key (BTHK),2013)  Andrews H et al. 
5 Bat Roosts in Trees: A Guide to Identification and Assessment for Tree-Care and Ecology Professionals (2018), Andrews H. 
 



 
 

 
 

 
6 An absolute liability offence is a type of criminal offence that does not require any fault elements (mens rea) to be proved in order to establish guilt. The 
prosecution only needs to show that the accused performed the prohibited act (actus reus). As such, absolute liability offences do not allow for a defence 
of mistake of fact. 
7 Ecological Clerk of Works 



 
8 BCT Good Practice Guidelines 3rd Edition (2016), BTHK 2020 Bat Tree Habitat Key  4th Edition, AEcol, Bridgwater, 2020, Bat Roosts in Trees: A Guide 
to Identification and Assessment for Tree-Care and Ecology Professionals, H. Andrews, Pelargic, Exeter 2018, BS 8596: 2015 Surveying for bats in trees 
and woodland  Guide. 



 
 
 
 
 
 
 
 
 
 
 



 
9 Preliminary Ecological Appraisal Jeskyns Farm, Jeskyns Road, Gravesend, Kent, Anglian Ecology October 2021.  







 
 
 
 

 

 



 
10 Bat Tree Habitat Key, Henry Andrews, 2018. 
11 MEWP Mobile elevated work platform. 
12Cf.  BTHK. Andrews et al 2013, Bat Roosts in Trees: A Guide to Identification and Assessment for Tree-Care and Ecology Professionals, 2018. 
13 Ibid and Dietz C, Helversen O & Dietmar N 2011. Bats of Britain, Europe & Northwest Africa. A & C Black, London, Swift S 1997. Roosting and foraging 
behaviour of Natterer Myotis nattereri Kuhl 1818) close to the northern border of their distribution. J. Zool. Lond., 242: 375-384. 
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14 Original Research Article: Effects of greenway development on functional connectivity for bats JulienCarlieraJamesMoranabTinaAughneycNiamhRochec 
Carlier J., Moran J. Hedgerow typology and condition analysis to inform greenway design in rural landscapes, Journal of Environmental Management, 
Volume 247, 2019. 
MDPI and ACS Style, Bolliger, J.; Silbernagel, J. Contribution of Connectivity Assessments to Green Infrastructure (GI). ISPRS Int. J. Geo-Inf. 2020, 9, 
212. 
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Pre Application Response Letter

Reference PRE20210302

Site Jeskyns Community Woodland and Greenspace, Henhurst Road,
Cobham, Gravesend, Kent.

Proposed
Development

The proposal is to create a purpose-built facility to support the
operational forestry work of Forestry England in managing this site and
surrounding parts of the forest estate by providing mess facilities and
administration space of approximately 195m2 of floor space.

Case Officer Gary Edwards

Date of Advice 23 September 2021

I am writing with reference to your request for pre-application advice at the above site,
received as valid on 15 July 2021. I apologise for the delay in responding.

You have requested advice relating to your proposal to create a purpose-built facility to
support the operational forestry work of Forestry England in managing this site and
surrounding parts of the forest estate by providing mess facilities and administration space of
approximately 195m2 of floor space.

I have now had a chance to look at the proposal in more detail and can offer the following
comments:

Site Description

The site forms part of Forestry England’s Jeskyns Community Woodland. It lies within the
Green Belt and a rural area as defined on the adopted Gravesham Local Plan Core Strategy
policies map.

Proposal

The information accompanying your submission describes the proposal as follows:

The proposal is to create a purpose-built facility to support the operational forestry
work of Forestry England in managing this site and surrounding parts of the forest
estate by providing mess facilities and administration space of approximately 195m2
of floor space.

The proposed development is shown on the following drawings which accompany your
submission:

 Jeskyns Location Plan (13 July 2021)
 Jeskyns Site Plan (13 July 2021)
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Drawing no. FOR-PEV-01-00-DR-A-1200: Ground Floor General Arrangement Plan
Drawing no. FOR-PEV-01-XX-DR-A-3100: Proposed Elevations

 Drawing no. FOR-PEV-12-00-VR-A-8002: Visual 3

Relevant Planning History

Application No. Description Status Decision

20190508 Application for a non-material
amendment to planning permission
reference no. 20180962 to allow
the change from compacted stone
to un-compacted stone held within
a mesh grid system.

Permitted 24.06.2019

20180962 Surfacing of existing overflow car
park for permanent use including
provision of landscaping and earth
bunding; construction of wooden
shelter to enhance the outdoor
seating area of the cafe;
construction of ranger office
building; relocation of cafe store
and bin store.

Permitted 23.11.2018

20131097 The reduction in height of 6 Poplar
Trees and 3 Sycamore Trees
located on boundary to Rookery
Farm Barn to height of existing
post and rail fence (approximately
one metre).

Permitted 12.02.2014

20130524 Application for approval of
conditions 3, 6, 7, 8 and 9 attached
to planning permission reference
number 20121097 relating to the
external facing materials,
landscaping of the building site and
service access, lighting of the
building, safety and security
measures and boundary
treatments.

Permitted 08.08.2013

20121097 Erection of a detached building to
provide a cafe and wc's

Permitted 15.02.2013

20120026 Improvements to existing car park
including upgrading of access
roads and car parking area;

Permitted 01.05.2012
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provision of two new parking bays
totalling 13 car parking spaces with
new access roads and formation of
new overflow car park for
approximately 100 vehicles for use
for no more than 25 days per year.

20060250 Circular 18/84 Consultation in
respect of the the provision of
recreational infrastructure involving
new highway access and car
parking; picinic area; ponds and
wetland area and access for
pedestrians, cyclists and horse
riders in connection with the
proposed community woodland
and green space.

No objection 08.05.2006

Assessment

In your submission you have queried whether the proposed development would require a
planning application or whether it would constitute “permitted development”. This is
addressed below under the following sub-headings:

 A) Permitted development
 B) Planning application

A) Permitted Development

Under the provisions of Class E of Part 6 of Schedule 2 of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (as amended) certain forestry
developments are considered to be “permitted development” and as such do not require the
benefit of a planning application. The following extract from this Order sets out the
circumstances in which forestry development would be considered to constitute “permitted
development”:

Class E – forestry developments

Permitted development

E. The carrying out on land used for the purposes of forestry, including
afforestation, of development reasonably necessary for those purposes
consisting of—

(a) works for the erection, extension or alteration of a building;
(b)  the formation, alteration or maintenance of private ways;
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(c)  operations on that land, or on land held or occupied with that land, to obtain
the materials required for the formation, alteration or maintenance of such
ways;

(d)  other operations (not including engineering or mining operations).

Development not permitted

E.1 Development is not permitted by Class E if—

(a) it would consist of or include the provision or alteration of a dwelling;
(b)  the height of any building or works within 3 kilometres of the perimeter of an

aerodrome would exceed 3 metres in height;
(c)  any part of the development would be within 25 metres of the metalled portion

of a trunk road or classified road; or
(d)  any building for storing fuel for, or waste from, a biomass boiler or an

anaerobic digestion system would be used for storing waste not produced by
that boiler or system or for storing fuel not produced on land which is
occupied together with that building for the purposes of forestry

One of the conditions relating to such “permitted development” is that “the developer must,
before beginning the development, apply to the local planning authority for a determination
as to whether the prior approval of the authority will be required as to the siting, design and
external appearance of the building or, as the case may be, the siting and means of
construction of the private way”.

In order to enable the Council to determine whether your proposal constitutes “permitted
development”, any submission for prior approval should also contain sufficient information to
demonstrate that the proposed development is “reasonably necessary” for the purposes of
forestry. In particular it will need to show that the building is required specifically for the
forestry operations that take place within the site rather than for other non-forestry related
activities such as the general management of the recreational facilities within the community
woodland.

An application for such a determination can be made through the Planning Portal via the
following link:

https://www.planningportal.co.uk/applications

B) Planning Application

If your proposal does not constitute “permitted development”, a planning application would
be required. The relevant considerations are set out below.

Development Plan and other related Planning Policies and Guidance

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires the Borough
Council to determine planning applications in accordance with the development plan unless
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material considerations indicate otherwise. Where there are other material considerations,
the development plan should be the starting point, and other material considerations should
be taken into account in reaching a decision.

One such consideration will be whether the plan policies are relevant and up to date.

The Development Plan for Gravesham currently comprises:

 Gravesham Local Plan Core Strategy and Policies Map, September 2014; and
 Saved policies in the Gravesham Local Plan First Review, November1994.

The relevant policies for your proposal are as follows:

Gravesham Local Plan Core Strategy (September 2014):

 Policy CS01 – Sustainable Development
 Policy CS02 – Scale & Distribution of Development
 Policy CS11 – Transport
 Policy CS12 – Green Infrastructure
 Policy CS18 – Climate Change
 Policy CS19 – Development & Design Principles
 Policy CS20 – Heritage and the Historic Environment

Saved Policies in the Gravesham Local Plan First Review (November 1994):

 Policy T1: Impact of Development on the Highway Network
 Policy T5: New Accesses or Intensification of Use of Existing Accesses
 Policy P3: Vehicle Parking Standards
 Policy TC2: Policy for Listed Buildings

National Planning Policy Framework 2021:

 Section 2 - Achieving sustainable development
 Section 9 - Promoting sustainable transport
 Section 11 - Making effective use of land
 Section 12 - Achieving well-designed places
 Section 14 - Meeting the challenge of climate change, flooding and coastal change
 Section 15 - Conserving and enhancing the natural environment
 Section 16 - Conserving and enhancing the historic environment

Other Material Considerations

Supplementary Planning Guidance and other Documents:

The Council has adopted a number of Supplementary Planning Guidance (SPG) 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.
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In addition, the Council has adopted a number of documents that have been produced by
Kent County Council also as Supplementary Guidance.

https://www.gravesham.gov.uk/home/planning-and-building/supplementary-planning-
guidance/supplementary-planning-guidance

The following documents are relevant to the consideration of this enquiry:

 Kent Design Guide (2006)
 SPG4 – KCC Parking Standards (2006)
 Landscape Character Assessment (2009)

Main Issues

There main planning considerations relating to this proposal are:

1. Is the proposed development appropriate in the Green Belt?
2. The effect of the proposal on the openness of the Green Belt
3. Design and visual impact
4. Impact on landscape
5. Impact on residential amenity
6. Highway issues
7. Heritage assets

These issues are assessed below:

Is the proposed development appropriate in the Green Belt?

The site is defined on the Policies Map of the Core Strategy as lying within the Green Belt
and a rural area. In the consideration of this proposal, Policy CS02 of the Core Strategy is
relevant. Development in the urban area is prioritised as the sustainable location for
development. In the rural area, Policy CS02 states that development will be supported
within rural settlements that are inset from the Green Belt and defined on the policies
map. Development outside those settlements, i.e. in the Green Belt, will only be
supported where it is compatible with national policies for protecting the Green Belt and
policies in the Local Plan Core Strategy. This site lies outside the confines of any rural
settlements inset from the Green Belt.

National policies for protecting the Green Belt are set out in Section 13 of the National
Planning Policy Framework (NPPF). Paragraphs 147 and 148 are particularly relevant in the
consideration of planning applications within the Green Belt:

147. Inappropriate development is, by definition, harmful to the Green Belt and
should not be approved except in very special circumstances.

148.  When considering any planning application, local planning authorities should
ensure that substantial weight is given to any harm to the Green Belt. ‘Very
special circumstances’ will not exist unless the potential harm to the Green
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Belt by reason of inappropriateness, and any other harm resulting from the
proposal, is clearly outweighed by other considerations.

Paragraph 149 of the NPPF states that a local planning authority should regard the
construction of new buildings as inappropriate in the Green Belt unless it comprises one of a
number of excepted forms of development including:

a) buildings for agriculture and forestry

b) the provision of appropriate facilities (in connection with the existing use of
land or a change of use) for outdoor sport, outdoor recreation, cemeteries and
burial grounds and allotments; as long as the facilities preserve the openness
of the Green Belt and do not conflict with the purposes of including land within
it;

As your proposal relates to a development required for forestry, it would comprise one of
the excepted forms of development within the Green Belt as defined by section (a) above.
Furthermore, if it were to be used in association with the general outdoor recreational use
of the community woodland, it is also likely to comprise one of the excepted forms of
development within the Green Belt as defined by section (b) above.

The effect of the proposal on the openness of the Green Belt

Paragraph 137 of the NPPF refers to the open character of Green Belts:

The Government attaches great importance to Green Belts. The fundamental aim of
Green Belt policy is to prevent urban sprawl by keeping land permanently open; the
essential characteristics of Green Belts are their openness and their permanence.

Paragraph 149(b) of the NPPF (see above) also requires development defined within that
exception to “preserve the openness of the Green Belt”.

One of the features of this locality is the openness and associated long views. The issue of
how this openness would be preserved would need to be addressed in any planning
application. This may include reference to the siting of the proposed building in proximity to
other buildings and structures which would reduce its impact on the open character of the
Green Belt. There may also be an opportunity for additional landscaping and planting to
soften the impact of the building and limit its impact within the wider area.

In order to further ensure that the open character is protected, any planning application
should demonstrate that the size of the building is reasonably necessary for the forestry
operations carried out within the site and that it is not excessive in terms of the size of its
floor area, height, scale and massing.

Design and visual impact

At a national level good design is one of the central requirements of the NPPF:
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The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve. Good
design is a key aspect of sustainable development, creates better places in which to
live and work and helps make development acceptable to communities.
(Paragraph 126)

The aims set out in paragraph 126 of the NPPF are reflected in Policy CS19 of the Council’s
Core Strategy. This requires new development to be “visually attractive, fit for purpose and
locally distinctive” and to “conserve and enhance the character of the local built, historic and
natural environment”. It also requires new development to “integrate well with the
surrounding local area”. In addition, Policy CS19 requires the following:

“….the design, layout and form of new development will be derived from a robust
analysis of local context and character and will make a positive contribution to the
street scene, the quality of the public realm and the character of the area. Account
will be taken of the scale, height, building lines, layout, materials and other
architectural features of adjoining buildings.”

The building is of a functional design which would be consistent in appearance with an
agricultural or other rural building. The submitted drawings indicate that the building would
be clad in larch timber cladding and corrugated metal sheet cladding. It would also appear
that the roof would be finished in corrugated metal sheet. These materials are considered
appropriate for a building within this location.

The proposed design and appearance of the building is considered acceptable and would
not have a harmful impact upon the visual amenity of the wider locality. As such it is
considered that in these respects it would meet the tests set out in the NPPF and Policy
CS19 of the Council’s Core Strategy.

Notwithstanding this conclusion, any planning application would still need to address the
separate issue of the effect of the proposal on the openness of the Green Belt as set out
above.

Impact on landscape

Section 15 of the NPPF highlights the importance of conserving and enhancing the natural
environment, one aspect of which is the protection and enhancement of valued landscapes.
Policy CS12 of Gravesham Local Plan Core Strategy states that the overall landscape
character and valued landscapes within the Borough will be conserved, restored and
enhanced and that proposals will take account of the Gravesham Landscape Character
Assessment.

In light of the considerations set out above under the heading “design and visual impact” it is
considered that there would be no material harm to the local landscape or conflict with
Section 15 of the NPPF or Policy CS12 of the Core Strategy.
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However, it is again important to emphasise that, notwithstanding this conclusion, any
planning application would still need to address the separate issue of the effect of the
proposal on the openness of the Green Belt as set out above.

Impact on residential amenity

Paragraph 130 of the NPPF requires planning decisions to, inter alia, provide “a high
standard of amenity for existing and future users”. In addition, Policy CS19 of the Core
Strategy requires new development to be located, designed and constructed to “safeguard
the amenity, including privacy, daylight and sunlight, of its occupants and those of
neighbouring properties and land”.

There would be a significant separation distance between the proposed building and nearby
residential properties. As a result of this, it is unlikely that the proposed development would
result in a loss of amenity to nearby occupiers in terms of loss of privacy, loss of
daylight/sunlight or loss of outlook.

Highway issues

Policy CS11 of the Core Strategy requires that new developments “should mitigate their
impact on the highway and public transport networks as required” There is also a
requirement for new development to provide sufficient parking “in accordance with adopted
parking standards which will reflect the availability of alternative means of transport and
accessibility to services and facilities”.

Saved Policy T5 of the Gravesham Local Plan First Review (November 1994) requires that
the formation of new access or the intensification of use of existing accesses will not
normally be permitted except where no danger would arise.

Saved Policy P3 of the Gravesham Local Plan First Review (November 1994) requires
development to make provision for vehicle parking in accordance with the Kent County
Council Vehicle Parking Standards.

Any future planning application would need to demonstrate that any extra traffic movements
generated by this proposal would not impact upon highway safety and would be acceptable
in terms of the intensification of the existing access serving this part of the site. It would also
need to show provision for sufficient on-site car and cycle parking to serve the building. The
use of the proposed building does not fall conveniently within any of the uses set out in the
Kent County Council Vehicle Parking Standards. Any future application should therefore be
accompanied by information which justifies the level of proposed parking provision based
upon the nature of the use of the building.

Heritage assets

Section 16 of the NPPF relates to conserving and enhancing the historic environment.
Paragraph 199 requires that when considering the impact of a proposed development on the
significance of a designated heritage asset, great weight should be given to the asset’s
conservation.
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Policy CS20 of the Core Strategy places a high priority on the preservation, protection and
enhancement of the Council’s heritage and historic environment. Policy TC2 of the
Gravesham Local Plan First Review 1994 sets out the Council’s approach to applications
affecting listed buildings. It states that in the case of applications for development affecting
the setting of listed buildings, the primary consideration of the Borough Council will be the
maintenance of the integrity of the original listed building.

The following listed buildings are located in the vicinity of the proposed building:

 Jeskyns Court
 Jeskyns Court Granary

Both are Grade II Listed Buildings. Given the separation distance between these buildings
and the proposed new building, together with the existence of intervening buildings, it is
considered that the proposed new building would not impact upon the setting of these listed
buildings.

Summary

This letter sets out those circumstances where the proposed building may be considered
“permitted development” and the requirement to apply for a determination as to whether prior
approval is required for specified matters.

If the development does not constitute “permitted development”, a planning application
would be required. The most relevant issues for consideration are discussed in this letter
and would need to be addressed in any formal submission.

If planning permission is sought, an application can be made through the Planning Portal,
here:

https://www.planningportal.co.uk/applications

Please be aware that should you wish to submit an application it must be compliant with
local and national validation requirements. You can find the requirements at

https://www.gravesham.gov.uk/__data/assets/pdf_file/0007/922633/Local-List-of-Validation-
Requirements-full-list-ADOPTION-1-April-2020.pdf

You are advised that PRE20210302 is now closed.

Note: The comments contained herein are offered on an informal basis and without
prejudice to the determination of any subsequent planning application. The Borough
Council reserve the right to add to or amend the comments in the light of any further
information coming forward or matters that were not previously considered.
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