
 
 

 DRR3 – Delegated Report V3 

Delegated Report 
Outline Planning Application 

 

 
Planning Application No: 20240331 
 
Location: Lomas Sole Street Cobham Gravesend 
 
Description: Outline application with all matters reserved for the demolition of existing 

dwelling and erection of 2 new self build detached dwellings.   
 
Applicant: Reena Reeena Logan 
 
Site Visit Date: 11th June 2024 

 

 
Submitted Documents/Plans 
 
Planning Application Form; 
Drawing No. 001 – Location & Block Plan; 
Drawing No. 002 – Existing Site Plan; 
Drawing No. 003 – Proposed Site Plan; 
Drawing No. 004 – Proposed Street Scene; 
Drawing No. 005 – Sketch Perspectives; and 
Outline Planning Statement.  
 
Relevant Planning History 
 
None.  
 
Development Plan 
 
Gravesham Local Plan Core Strategy (September 2014): 

• CS01 – Sustainable Development 

• CS02 – Scale & Distribution of Development 

• CS11 - Transport 

• CS12 – Green Infrastructure 

• CS14 – Housing Type and Size 

• CS15 – Housing Density  

• CS18 – Climate Change 

• CS19 – Development & Design Principles 
 
Gravesham Local Plan: First Review (1994) 

• P3 – Vehicle Parking Standards 

• T1 – Impact of Development on Highway Network 
 
Paragraph 33 of the NPPF (2023) 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 
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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 (2023), the Council will also seek to replace these. 
 
National Planning Policy Framework (2023) 

• Section 2 – Achieving Sustainable Development 

• Section 5 – Delivering a Sufficient Supply of Homes 

• Section 9 – Making Effective Use of Land 

• Section 12 – Achieving Well-Designed and Beautiful Places 

• Section 15 – Conserving and Enhancing the Natural Environment 
 
Supplementary Planning Guidance 

• 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); 

• Householder Extensions/Alterations Design Guide (2021); and 

• Gravesham Landscape Character Assessment (2009).  
  
Other Relevant Guidance 

• Kent County Council Vehicle Crossing: - Guidance and Self-Assessment (2023) 
 
Consultations, Publicity and Representations 
 
Consultees 
 
External Consultees 
 
Dickens’ Country Protection Society 
The Society is strongly opposed to this application and has already lodged an objection.  The Society’s 
letter of 27th May 2024 refers. 
 
Th Society wishes to restate its objection on the following grounds:- 
 

(a) The proposal is in the form of undesirable high density, backland development out of character with 
the area. 

(b) The proposal would result in a cramped form of development with inadequate amenity land and 
poor access. 

(c) The proposal would impact adversely on the amenity of adjoining properties known as ‘Temperly’, 
‘The Gables’ and ‘Faincroft House’. 

 
KCC Biodiversity 
NO INFORMATION – MORE INFORMATION NEEDED  
No ecological information has been submitted with this application. As a result of reviewing the data we 
have available to us, and the information submitted with the planning application, we advise that further 
information is sought from the applicant with regards to the potential for ecological impacts to arise.   
 
Habitats and features (including the building for demolition) are present on and around the site, indicating 
ecological value and the potential for protected species presence that must be taken account of in the 
planning decision. As such, an Ecological Impact Assessment (EcIA) should be undertaken by a suitably 
qualified ecologist1, in accordance with good practice guidelines.    
 
The EcIA will include the following:  
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• Details of the impacts of development proposals on the ecological baseline established via a 
Preliminary Ecological Appraisal (PEA) and any necessary additional surveys undertaken; 

• Details of any necessary and achievable ecological mitigation and/or compensation measures;  

• Details of ecological enhancement measures, and;  

• Provision of sufficient information to determine whether the project accords with relevant nature 
conservation policies and legislation.   

 
To ensure that the planning determination is adequately informed in respect of all potential ecological 
impacts, we advise that the EcIA is sought prior to determination of the planning application. This is in 
alignment with paragraph 99 of the Office of the Deputy Prime Minister (ODPM) Circular 06/20052 which 
states “it is essential that the presence or otherwise of protected species and the extent that they may be 
affected by the proposed development, is established before the planning permission is granted, otherwise 
all relevant material considerations may not have been addressed in making the decision”.    
 
The EcIA will also ensure alignment with the National Planning Policy Framework (NPPF) 2023 and the 
Natural Environment and Rural Communities Act (NERC) Act 2006. Under section 40 of the NERC Act 
2006 and paragraphs 180 and 186 of the NPPF 2023 biodiversity should be maintained and enhanced 
through the planning system.    
 
Mandatory Biodiversity Net Gain  
This application was received by Gravesham Borough Council on 10th April 2024, and the application form 
declaration was signed 8th April 2024, according to the information available on the planning portal. The 
applicant has stated within the application form that 710 square metres (or 0.07ha) will be affected by 
proposals.   
 
Under the Environment Act 2021, all minor planning applications in England submitted on or after the 2nd 
April 2024 will have to deliver at least a 10% biodiversity net gain (unless exempt3,4).   
 
Having reviewed proposals we note that the applicant considers the proposals to be exempt from 
mandatory biodiversity net gain, so that a mandatory biodiversity net gain of 10% will not apply. The 
applicant has stated that proposals meet the following criteria:  

• consists of no more than 9 dwellings;  

• on a site that has an area no larger than 0.5 hectares; and     

• consists exclusively of dwellings that are self-build or custom housebuilding as defined in section 
1(A1) of the Self-build and Custom Housebuilding Act 2015   

 
It is not within our remit to verify that dwellings meet the definition of self-build or custom housebuilding as 
defined in the 2015 Act. Gravesham Borough Council should satisfy itself that proposals meeting the 
definition and that biodiversity net gain does not apply. 
 
KCC Highways and Transportation 
Thank you for your consultation in relation to the above outline planning application, with all matters 
reserved. Whilst the principle of the development is acceptable, it is appreciated that the detailed layout, will 
need to be assessed through a subsequent reserved matters application. 
 
It is proposed an additional dwelling will utilise the existing access from Sole Street, due to the 
intensification of this access, improvements should be made to improve the pedestrian visibility. 
I am satisfied that the traffic generation for the additional dwelling is unlikely to result in a significant impact 
on the highway network, Parking should be in accordance with Kent Residential Parking Standards (IGN3) 
as is shown on the submitted plans. All parking spaces should measure 5m in length x 2.5m in width, 
increasing to 2.7m if they are abutting a wall, fence or soft landscaping. Secure, covered, cycle storage and 
electric vehicle charging points would also be required for each dwelling. 
 
Overall, I would raise no objection, in principle, to this proposal on highway grounds, provided the following 
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conditions are applied to any consent granted: 
 

• Provision and maintenance of 2 metres x 2 metres pedestrian visibility splays behind the footway on 
both sides of the access with no obstructions over 0.6m above footway level, prior to the use of the 
site commencing. 

• Provision and permanent retention of vehicle parking spaces and/or garages in accordance with 
details to be submitted to and approved in writing by the Local Planning Authority prior to the use of 
the site commencing. 

• Provision and permanent retention of the cycle parking facilities in accordance with details to be 
submitted to and approved in writing by the Local Planning Authority prior to the use of the site 
commencing. 

• Provision and permanent retention of electric vehicle charging points in accordance with details to 
be submitted to and approved in writing by the Local Planning Authority prior to the use of the site 
commencing. 

• Submission of a Construction Management Plan before the commencement of any 

• development on site to include the following: 
(a) Routing of construction and delivery vehicles to / from site 
(b) Parking and turning areas for construction and delivery vehicles and site personnel 
(c) Timing of deliveries 
(d) Provision of wheel washing facilities 
(e) Temporary traffic management / signage 

 
All Electric Vehicle chargers provided for homeowners in residential developments must be provided to 
Mode 3 standard (providing a 7kw output) and SMART (enabling Wifi connection). Approved models are 
shown on the Office for Low Emission Vehicles Homecharge Scheme approved chargepoint model list: 
https://www.gov.uk/government/publications/electric-vehicle-homecharge-scheme-approved-ch argepoint-
model-list 
 
Informative: It is important to note that planning 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 
planning permission has been granted. For this reason, anyone considering works which may affect the 
public highway, including any highway-owned street furniture, 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 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 formal technical approval process for new or altered highway 
assets, with the aim of improving future maintainability. 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. 
 
Should the development be approved by the Planning Authority, it is the responsibility of the applicant to 
ensure, before the development is commenced, that 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 
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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. 
 
KCC Heritage 
Thank you for consulting us on this application. The site lies within the historic core of Sole Street and 
groundworks associated with the proposed development have the potential to impact surviving 
archaeological remains at the site. To mitigate any impacts I recommend that if planning permission were to 
be granted that the following condition is applied to any forthcoming consent:   
 
To ensure that features of archaeological interest are properly examined and recorded during development 
works:   
 
A) Prior to any development works the applicant (or their agents or successors in title) shall secure an 
archaeological watching brief so that excavations and other development groundworks are observed and 
heritage assets with archaeological interest are recorded. The watching brief shall be undertaken by an 
archaeologist approved by the Local Planning Authority and in accordance with a Specification which has 
been submitted to, and approved in writing, by the Local Planning Authority.  
B) The archaeological watching brief, recording, post excavation assessment, analysis and reporting shall 
be carried out in accordance with the agreed Specification.  
C) Within 6 months of the completion of the watching brief a Report shall be submitted to and approved in 
writing by the local planning authority.    
 
REASON: To ensure that features of archaeological interest are properly examined and recorded in 
accordance with local and national planning policy. 
 
Cobham Parish Council 
Cobham Parish Council feels that this is over development of this site.  
Adding the second property results in both residences having very little outside space, and not in keeping 
with the local area.  
 
Cobham Parish Council therefore objects to this application.  
 
Internal Consultees 
 
GBC Environmental Protection 
No objection to this application. The following is recommended.  
 
Lighting 
Artificial lighting can cause a statutory nuisance under the Environmental Protection Act 1990.  It is 
important that the applicants are not permitted to install external lighting that illuminate anything other than 
the ground within the curtilage of the new properties in order to assist in preventing a nuisance from 
occurring (which would be most likely if the bedrooms on neighbouring properties are illuminated). 
 
Code of Practice on Construction and Demolition 
Please apply as appropriate to minimise any disturbance through noise, dust etc as a result of the 
demolition and construction. 
 
Drainage/sewerage informative 
The foul sewage shall be removed by means of the mains drainage system and not by the use of non-
mains sewerage systems, unless connection to the drainage system is not reasonably practicable. 
 
GBC Waste and Recycling 
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The bin storage for each property needs to be large enough to hold 3 wheelie bins and a small food caddy.   
 
In terms of collection, the householders will have to be move the bins to Sole Street on collection day for 
them to be emptied, then moved back to the bin storage after collection. 
 
Neighbouring properties 
Consultation was by way of the displaying of a site notice, together with individual letters sent to fourteen 
surrounding properties with an overall expiry date of 05 July 2024.  One letter of support was received and 
six letters of objection were received in total, however these were from the same two people and therefore 
it is considered that only two objections were received making the following collated and summarised 
comments: 
 

• Overdevelopment 

• Inappropriate and contrary to local and national planning policy 

• Character and appearance - Incongruous and harmful to the distinctive character appearance layout 
and established pattern of the site and surrounding built environment 

• Highway safety – no vehicular access to the rear garden 

• Standard of accommodation – cramped, contrived and visually discordant 

• Inadequate garden space. 

• Impact on neighbour amenity – overlooking, loss of privacy, noise and disturbance 

• Light pollution 

• Loss of trees and natural environment, reduction biodiversity 

• Increase traffic 

• Loss of light 

• Overbearing 
  
Officer’s Analysis 
 
Procedural Matters 
 
The application submission includes an outline planning statement in support of the proposal. However it is 
highlighted that in paragraph 2.0.0 the Site Location refers to the village being “just east of Leicester and 
within the Harborough District Council.”  It is assumed that this is an error in this sentence only as the 
remainder of the paragraph and the rest of the statement appears to be accurate, with the exception of 
referring to the proposal as a pre app in paragraph 2.3.0. 
 
Proposal 
 
The proposal is an outline application, with all matters reserved, for the demolition of the existing bungalow, 
Lomas, and the erection of 2no. three bedroom detached dwellings, with associated parking, access and 
amenity areas.   
 
The proposed layout is as follows (proposed block plan): 
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The indicative plans shows the front house would be two storey and the rear property would be single 
storey. 
 
Proposed Streetscene 

 
 
Principle of Development 
 
At the heart of the NPPF 2023 there is a presumption in favour of sustainable development (paragraph 11), 
which for decision-taking means that planning permission for applications involving the provision of housing 
should be granted, unless, in line with the requirements of paragraph 11(d): 
 
i. the application of policies in this Framework (the NPPF) that protect areas or assets of particular 

importance provides a clear reason for refusing the development proposed; or  
ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in this Framework taken as a whole. 
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In this case, the application site is not protected or of particular importance. It is defined on the Policies Map 
of the Gravesham Local Plan Core Strategy 2014 as lying within the rural settlement boundary of Cobham, 
which is inset from the Green Belt. Policy CS02 of the Core Strategy 2014 states that in the rural area, 
development will be supported within those rural settlements inset from the Green Belt, providing all other 
policy considerations and principal issues are also deemed acceptable.  
 
In light of these considerations, there is no objection to the broad principle of residential development on 
this site, and particularly with regards to a frontage development due to the presence of an existing dwelling 
in that location, subject to the proposal being appropriate in terms of other planning issues. 
 
In determining applications for planning permission involving housing, the Council will therefore apply a 
weighted balance in favour of granting planning permission in accordance with relevant case law and 
guidance, having regard to the acceptability or otherwise of the proposals when evaluated against 
development plan policy, the need to make efficient use of land (paragraph 125(c)) in context, the 
relative contribution the proposal makes towards the alleviation of any shortfall in housing delivery at that 
time and any other considerations material to the proposed development. 

 
The proposed development for a net increase of ‘1’ residential unit would offer a minimal contribution 
towards meeting this local need and, accordingly, officers consider that this should be accorded 
appropriate weight in support of the application. However, this has to be balanced against other 
requirements of the Development Plan and NPPF (2023) which requires new development to contribute 
positively to the overall quality of the area, be visually attractive, sympathetic to local character and 
create acceptable amenity for future occupiers. 
 
Design, Character and Appearance 
 
Whilst it is recognised that development which makes effective use of land should be supported 
(paragraph 123), this comes with the proviso that it should safeguard and improve the environment and 
not conflict with other policies in the NPPF. Relevant to this proposal, paragraph 128 of the NPPF states 
that developments that makes efficient use of land should be supported, taking into account the 
identified need for different types of housing, the desirability of maintaining an area’s prevailing character 
and setting (including residential gardens), and the importance of securing well-designed places. 
 
The application proposes the subdivision of an existing residential plot, with the introduction of one 
replacement dwelling at the front and a new dwelling within the garden at the back of the plot. With 
regards to the latter element of the proposal, whilst there are no specific local planning policies which 
prohibit backland development in either the Core Strategy 2014 or those saved policies from the Local 
Plan First Review 1994, at a national level the NPPF addresses the issue of garden grabbing in 
paragraph 72, and states “plans should consider the case for setting out policies to resist inappropriate 
development of residential gardens, for example where development would cause harm to the local 
area.” This provides the initial policy context for such development. 

 
Consideration of the character of the area is a continuous thread throughout other policies relevant to this 
case. Policy CS14 of the Core Strategy 2014 sets out that new housing development is expected to provide 
a range of dwelling types and sizes, taking into account the existing character of the area as well as 
evidence of local need to create sustainable and balanced communities. The proposals detached dwellings 
in an area of similar sized properties and this would therefore be supported by Policy CS14 of the Core 
Strategy 2014, providing design and character is also acceptable. 
 
Policy CS15 of the Core Strategy seeks to achieve a minimum density for residential development in the 
rural area of 30 dwellings per hectare (dph), subject to the overriding consideration that it achieves good 
design and does not compromise the distinctive character of the area. In terms of the density of 
development currently proposed for this site, this would equate to 28dph; this is below the minimum 
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requirement but given the character of the area, which is generally made up of detached houses in good 
size plots, a higher density would likely be out of keeping.  This is shown and explored further in the below 
images and text. 
 
It is considered that the proposed size and density of the proposed dwellings alone could be acceptable, 
but their appearance and layout must be considered in the context of their surroundings which will be 
considered further below.   
 
Section 12 of the NPPF 2023 relates to achieving well-designed places and sets out the Government’s 
requirements in relation to design issues. Paragraph 131 emphasises the importance of achieving high 
quality, beautiful and sustainable buildings and places. 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 135 of the NPPF 2023 seeks to ensure that development will add to the quality of an area, be 
visually attractive, and sympathetic to local character and history. Policy CS19 of the Core Strategy 2014 
reflects these aims and requires that new development is well designed and respects the character and 
appearance of the surrounding area. 
 
The existing site contains a detached dwelling, Lomas, which is a modest detached bungalow which is not 
listed or within a Conservation Area. The property benefits from a large rear garden which extends to the 
rear of Ye Little Shop. Look at the special layout of the area, properties benefit from large plots with 
generous rear gardens. 
 
Existing Property 

 
 
Spatial Layout of the Area 
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With the plot being subdivided in the manner proposed, into one plot at the front and one at the rear, the 
garden sizes would be much reduced compared to the existing. This is compounded by the fact that such a 
subdivision into two plots in the manner proposed would be out of character with the area. It is noted that 
The Gables is a form of backland development, however this is a historic development and has a much 
more spacious plot and level of amenity space in comparison to the current proposal. As such the proposal 
would represent a comparatively cramped form of development.  
 
With regards to the design of the front property, whilst this would replace a modest bungalow, the design 
and bulk and massing of the property would not look at odds in the streetscene, considering the two storey 
buildings on either side.  The siting and size would allow adequate spacing between the adjacent buildings 
and would not appear cramped.  As such, it is considered that the front property would respect its setting 
and would not appear at odds within the street scene. 
 
The indicative plans of the proposed backland house show a height of 6.76m of a single storey dwelling, 
which would be clearly visible over a general 2m high garden boundary. In fact, this is only 1m less in hight 
that the replacement property to the front of the site. This arrangement would be exacerbated if the design 
were altered, under any reserved matters, to include rooms in the roof space or a two storey property. The 
proposed hip and gable roof arrangement would add to the bulkiness of the design of the dwelling, and its 
scale is not considered to be appropriate in relation to its backland location, where more generally in such a 
location at the bottom of a garden, outbuildings would be the more common form of development.  
 
This image shows the constrained nature of the rear of the site; 
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In terms of landscaping, from the proposed block which shows access and parking, there is also a large 
amount of hardstanding proposed within and around the proposed development, with more than half of the 
plot being taken up by buildings and hardstanding, which would be out of character with the soft 
landscaped nature of the of the properties in the area, especially when compared with the current rear 
garden as highlighted above. The existing garden area is dominated by soft landscaping with mature trees 
and hedging and whilst details of landscaping could be dealt with through the reserved matters, the 
proposal will unavoidably alter the current verdant nature of the site and result in a huge loss of biodiversity. 
 
Overall, the principal backland siting of the proposal, accentuated by the bulk, height and scale of the rear 
dwelling would appear as an incongruous and comparatively cramped form of development that would 
result in overdevelopment of the site.  It would be uncharacteristic to this part of Cobham, and would fail to 
integrate into its surroundings or enhance quality of the area. The proposal would therefore be contrary to 
the requirements of Policies CS14, CS15, and CS19 of the Gravesham Local Plan Core Strategy 2014 and 
paragraphs 127, 128, 131 and 135 of the National Planning Policy Framework 2023. 
 
Residential Amenity 
 
The NPPF 2023 states that planning decisions should aim to secure a high standard of amenity for all 
existing and future users (paragraph 135f). The impact on amenity is also considered with regard to the 
criteria within Policy CS19 of the Core Strategy 2014, which states that new development should be 
located, designed and constructed to safeguard the amenity, including privacy, daylight and sunlight, of its 
occupants, and those of neighbouring properties and land, and avoid adverse environmental impacts from 
pollution, including noise, air and odour pollution. 
 
Future Occupiers 
 
The Nationally Described Space Standard (NDSS) 2015 sets out the minimum gross internal floor area 
(GIFA) standard for new dwellings. Details relating to the internal layout of each proposed dwelling have not 
been provided as part of this outline application and therefore gross internal floor area and individual room 
sizes cannot be assessed. 
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With regard to garden size, the proposed block plan does provide an indication of the rear garden amenity 
space for each property.  The Council’s residential layout guidelines states that a 3 bedroom property 
should have a minimum garden area of 60m2 and a minimum depth of 10m. The rear garden area of the 
front house would have an area of 60.15m2 and a depth of 7.17m and the rear property would have an area 
of 122.14m2 and a depth of 13.1m.  Therefore, only the rear property would have sufficient garden space 
further reiterating the cramped form of development proposed.  
 
The indicative layout of the proposed properties is such that insufficient distance would be maintained 
between the buildings (12.4m), as well as there only being 19.12m between the front elevation of the rear 
dwelling and the rear elevation of Faincroft House to the west and only 4.53m from the rear elevation of the 
rear property and the side elevation of The Gables to the east. The Residential Layout Guidelines  require 
distances of between 21m and 26m depending on whether it is across a private garden area. As such, it is 
likely that the privacy of any future occupiers of the new dwellings would be compromised and there would 
be adverse harm from overlooking. 
 
It is therefore considered that in terms of occupier amenity, the proposal would be contrary to the 
requirements of the SPG2 Residential Layout Guidelines (2020), Policy CS19 of the Core Strategy 2014 
and paragraph 135 of the NPPF 2023 in respect of the standard of amenity and living conditions for future 
occupants of the proposed dwelling on the site. 
 
Neighbouring Properties 
 
The main neighbouring properties likely to be affected by the proposal are those detached dwellings either 
side of the site to the north (Faincroft House) and south (Temperly) and to the east (The Gables). The 
impact of the front property on the surrounding properties would be minimal due to the presence of the 
existing property Lomas and the separation distances involved between the existing and proposed 
properties (see image below).  It is acknowledged that the existing dwelling is a bungalow and the proposed 
front dwelling would have first floor windows which would result in the potential for overlooking, however the 
surrounding properties are two storey and so there would be a mutual overlooking. 
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In terms of the impact of the rear property, there would insufficient distance between the front and rear 
elevations of the proposed rear property and the rear elevation of Faincroft House (19.12m), to the east and 
side elevation of The Gables (4.53m) to the west. The Council’s residential layout guidelines states that 
new dwellings will be expected to comply with the privacy distances and guidance on overshadowing as 
shown in the image below: 

 
 
It is also considered that the proposal represents an unneighbourly form of development due to the 
proximity of the rear dwelling to The Gables. The indicative plans show the dwelling close to the boundary 
line, as well as a parking area. This is likely to materially impact on the living conditions of The Gable.   
 
Overall it is considered that the location and layout of the proposed rear dwelling would have a detrimental 
impact on the amenities of existing and future occupiers in terms of substandard garden amenity space, 
overlooking and overshadowing, as well as an unneighbourly form of development and the proposal is 
therefore contrary to the requirements of the SPG2 Residential Layout Guidelines (2020), Policy CS19 of 
the Core Strategy 2014 and paragraph 135 of the NPPF 2023. 
 
Parking and Highways 
 
Saved policies T1 and P3 of the Local Plan 1994, Policy CS11 of the Core Strategy 2014 and paragraph 
115 of the NPPF 2023 comprise the relevant highways considerations for this proposal. These policies 
ensure that development has an acceptable amount of parking, is not detrimental to the highway network 
and promotes sustainable transport methods. 
 
Whilst sufficient parking for the dwellings could be met on the site and the principle of the development is 
acceptable, it is appreciated that the detailed layout, will need to be assessed through a subsequent 
reserved matters application. 
 
It is proposed an additional dwelling will utilise the existing access from Sole Street. Due to the 
intensification of this access, improvements should be made to improve the pedestrian visibility, together 
with the provision of secure, covered, cycle storage and electric vehicle charging points being required for 
each dwelling.  The constraints of the width of the site is such that it may not be possible to achieve 
sufficient sightlines and visibility splays to address the concerns raised by KCC Highways and 
Transportation utilising the existing access. If the principle of developing the site for two dwellings were 
considered appropriate, the access would need to be relocated to ensure adequate sightlines.  
 
Any Other Material Planning Considerations  
 
Thames Estuary and Marshes Ramsar / Special Protection Area (SPA) – SAMMS Tariff:  
 
As the application site is within 6km of the Thames Estuary and Marshes SPA/Ramsar Sites and would 
provide additional residential accommodation, the proposed development is likely to have a significant 
effect, either alone or in-combination, on the coastal North Kent Special Protection Areas (SPAs)/Ramsar 
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sites from recreational disturbance on the over-wintering bird interest. On this basis a tariff of £328.27 is 
required (given there would be one additional dwelling proposed on the site). 
 
This tariff was not requested due to the recommendation for the application, and the applicant has therefore 
not paid this tariff. Without an agreement in place to secure this contribution or any evidence to inform an 
appropriate assessment, the Local Planning Authority cannot be satisfied that the proposal would put in 
place adequate measures to mitigate potential significant adverse effects on the Thames Estuary and 
Marshes SPA/Ramsar Sites, which is contrary paragraphs 180 and 186 of the NPPF 2023 and Policy CS12 
of the Core Strategy 2014. 
 
Biodiversity 
 
Policy CS12 of the Core Strategy 2014 seeks to maintain important landscape features for their aesthetic 
and ecological benefits. This policy also states that there will be no net loss of biodiversity and that the 
overall landscape character of the Borough will be conserved, restored and enhanced. The Gravesham 
Landscape Character Assessment (LCA) 2009 will be taken into account in determining applications.  
 
Net Gain 
Biodiversity net gain is a way of creating and improving biodiversity by requiring development to have a 
positive impact (‘net gain’) on biodiversity. 
 
In England, biodiversity net gain is required under a statutory framework introduced by Schedule 7A of the 
Town and Country Planning Act 1990 (inserted by the Environment Act 2021). This statutory framework is 
referred to as ‘biodiversity net gain’ in Planning Practice Guidance to distinguish it from other or more 
general biodiversity gains. 
 
Under the statutory framework for biodiversity net gain, subject to some exceptions, every grant of planning 
permission is deemed to have been granted subject to the condition that the biodiversity gain objective is 
met (“the biodiversity gain condition”). This objective is for development to deliver at least a 10% increase in 
biodiversity value relative to the pre-development biodiversity value of the onsite habitat. This increase can 
be achieved through onsite biodiversity gains, registered offsite biodiversity gains or statutory biodiversity 
credits. 
 
The application has been submitted with a self-build form, indicating that the applicant would undertake the 
building works themselves. The self-build of a development consisting of no more than 9 dwellings, on a 
site that has an area below 0.5 hectares and meets the definition of self-build housebuilding in section 
1(A1) of the Self-build and Custom Housebuilding Act 2015, is an exemption to the BNG requirement.  
 
The application seeks to construct two detached dwellings on a site of 0.071 hectares, and the construction 
of the dwellings is considered to meet the definition of self-build. Therefore, no additional information is 
required under Article 7 of The Town and Country Planning (Development Management Procedure) 
(England) Order 2015 for BNG.  
 
Impact 
There are well-established shrubs and trees on and around the site though they are not protected. 
Nevertheless, a tree survey and method statement would be considered important to assess the condition 
of the trees on the site and provide for their proper protection before any development takes place (ideally 
this should help inform the layout of development). This should be secured by condition. 
 
A Preliminary Ecological Appraisal (PEA) has not been undertaken and therefore the impact of the proposal 
has not been properly assessed.  If the proposal had been acceptable overall, this supporting information 
could and would have been requested and subsequently could also be secured by condition.  However, as 
the proposal fails in other areas, it was deemed unnecessary and unreasonable to request that the 
applicant be put to further expense of a PEA. 
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The site is located within the Meopham Downs Landscape Character Area. Concerns have been raised 
above in relation to the loss of soft landscaping on the site; however, as the site comprises an existing 
residential property within the rural settlement boundary of Meopham, the proposal is unlikely to have any 
adverse impact on the wider landscape character of the area. 
 
Archaeology 
 
The site lies within the historic core of Sole Street and groundworks associated with the proposed 
development have the potential to impact surviving archaeological remains at the site.  A condition should 
be imposed relating to a watching brief. The proposal therefore complies with Policy CS20 of the Core 
Strategy 2014 and paragraph 203 of the NPPF 2023. 
 
Environmental Protection 
 
As an existing residential property in a residential area, the application would have a low environmental 
risk. A condition should be imposed relating to a lighting and code of practice on construction and 
demolition. The proposal would therefore comply with Policy CS19 of the Core Strategy 2014 and 
paragraph 191 of the NPPF 2023. 
 
Conclusion and Recommendation 
 
The proposed development would provide a net increase of 1 dwelling on the site and would offer a 
minimal contribution towards meeting general housing need in the Borough. Accordingly, this weighs in 
support of the application, particularly where evidence has shown that the Council cannot currently 
demonstrate a five year housing supply. 

 
However, this has to be balanced against the proposal on layout, design and amenity impact, matters 
which are sought throughout the NPPF 2023, including in particular in paragraphs 127, 128, 131 and 
135. In this case, as discussed above, there are concerns relating to these matters, and the application 
is therefore recommended for refusal on the following grounds: 
 
1. The principal of the backland siting of the proposal, accentuated by the bulk, height and scale of the 

rear dwelling would appear as an incongruous and comparatively cramped form of development that 
would result in overdevelopment of the site.  It would be uncharacteristic of the development in this part 
of Cobham, and would fail to integrate into its surroundings or enhance the quality of the area. The 
proposal would therefore be contrary to the requirements of Policies CS14, CS15, and CS19 of the 
Gravesham Local Plan Core Strategy 2014 and paragraphs 127, 128, 131 and 135 of the National 
Planning Policy Framework 2023. 
 

2. The location and layout of the proposed rear dwelling would have a detrimental impact on the amenities 
of existing and future occupiers in terms of substandard garden amenity space, overlooking and 
overshadowing, as well as an unneighbourly form of development and the proposal is therefore contrary 
to the requirements of the SPG2 Residential Layout Guidelines (2020), Policy CS19 of the Core 
Strategy 2014 and paragraph 135 of the NPPF 2023. 

 
3. The proposal fails to secure a contribution towards strategic mitigation measures within the Thames 

Estuary and Marshes SPA/Ramsar Sites to resolve disturbance issues to wintering birds, and in the 
absence of this contribution or any evidence to inform an appropriate assessment, the development 
fails to comply with the requirements of the Habitat Regulations and paragraphs 180 and 184 of the 
National Planning Policy Framework 2023 and Policy CS12 of the Gravesham Local Plan Core Strategy 
2014. 

 
(For detailed reasons for refusal see draft Decision) 



 
 

 

 

Page 16 of 16 
 

 

 
 

Case Officer:  
 

Ms Amanda Cue Team Leader:  
 

Miss Faye Hobbs  

Signed: 
 

A Cue Signed:  
 

 
 Dated:  24th July 2024 Dated:   

 
25 July 2024 

 


