SUMMARY REPORT

Application Ref: 20251072

Site Address: Coachfields Northfleet Green Northfleet Gravesend

Application Conversion of an equestrian barn to a single dwelling with associated
Description: parking.

Applicant: Mrs A Arnold

Agent: Mr David Bedford, DHA Planning

Ward: Istead Rise, Cobham And Luddesdown

Parish: Non-Parish Area

Decision due date: 15 December 2025

Publicity expiry date: 24 November 2025

Decision Level: Planning Committee - 14 January 2026
Reason for referral: Councillor Call-In
Recommendation: Permission

Summary of Reasons for Recommendations

The proposed conversion of an equestrian barn to a single dwelling with associated parking is
deemed to comply with paragraph 154(g) of the NPPF (2024), which allows redevelopment of
previously developed land (including a material change of use to residential), which does not
cause substantial harm to the openness of the Green Belt.

In this case the proposal does not cause substantial harm to the openness of the Green Belt
and there is no conflict with paragraph 154(g) of the NPPF (2024) and the proposal complies
with policies of the development plan, as set out within the report, notably Policies CS01, CS02,
CS12 and CS19 (LPCS) (2014).

The proposal has no adverse impact on the Istead Arable Farmlands Landscape Character
Area, no adverse impact on the highway network or the amenity.

As the proposal complies with adopted Development Plan policies and the NPPF (20204)
planning permission is recommended subject to conditions.

MAIN REPORT

1. Background

1.1. A previous application was submitted in February 2025 and was refused by the Local
Planning Authority on 8" August 2025.



1.2.  The current application is a resubmission of this refused scheme with the private amenity
(garden) space enlarged along with an updated supporting planning statement.

1.3. The following block plans shows the differences between the previously refused proposal
and current submission;

Refused Scheme Proposed Block Plan (20250141) Current Proposal Proposed Block Plan

PROFOSED ALOCK FLAN PROFOSED BLOCK ALAN

2. Site Description and Surroundings

2.1. The site is located within Northfleet Green, which is a rural location within the
Borough, approximately 3.4 miles to the south-west of Gravesend town
centre/railway station and 1.7 miles from Istead Rise shopping parade.

2.2. The site is within the Metropolitan Green Belt and is surrounded by agricultural
land to the north, south, east and west.

2.3. The existing site is a feed barn and equipment store, as approved in 2019, under
planning application reference 20181154. The surrounding land is in use as
equestrian, with a detached stable building, horse exerciser and horse manage.

2.4. The site is accessed from an existing entrance from Northfleet Green, which has
secure gates.



2.5. Northfleet Green is a single track road that does not benefit from a footpath or
lighting. A Public Right of Way (PRoW) NU28 is approx. 350m from the site and
links Northfleet Green Road to the A227, and also links to NU27 which provides
access to Istead Rise. NU13 and NU26 separately provide pedestrian access
towards Southfleet.

3. Planning History

Reference | Description Decision Decision
Date

20250141 Change of use of an existing equestrian feed barn Refused 08.08.2025
and equipment store to a residential

20190766 Continued use of land for equestrian purposes and | Permission | 04.11.2019
the retention of a detached stable building, horse
exerciser and horse manége.

20181154 Erection of a detached feed barn and equipment Permission 09.01.2019
store.

20170912 Application for the approval of conditions 8 and 9 Refused 28.12.2018
attached to planning permission reference no.
20161114 relating to details of landscaping
proposals and refuse and waste arrangements.

20161114 Change of use of land from agricultural to Permission | 21.07.2017
equestrian and the erection of a detached stable
building, horse exerciser and horse manége

20130740 Application for the prior approval for erection of a Prior 05.09.2013
machinery storage building. Approval

Granted




4. Proposal

4.1. This application seeks permission for the conversion of the existing equestrian feed barn
and equipment store to a residential dwelling with associated works.

Existing and Proposed Block Plans
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4.2.

4.3.

4.4.

| ' ~—— - ¥ pr-n o e
: C [ — | =
[ | I | | g
i ﬁ]g[s A
! ! oo BT
O | | |
= | |
o I l

= @

[EEE|

The proposed dwelling would have a large entrance hall spanning from ground to first
floor level with full length glazing, open plan kitchen/dining area, separate utility and
shower room, tv/lounge and snug on the ground floor, and four bedrooms each with en-
suites on the first floor.

Parking would be to the front for three vehicles with EV charging.

A new fenced garden area surrounding the building is proposed with soft landscaping, bin
and cycle storage.

5. Planning Policy, Development Plan and other Material Considerations

5.1.

5.2.

The Development Plan for Gravesham currently comprises:

Gravesham Local Plan Core Strategy and Policies Map, September 2014;
Saved policies in the Gravesham Local Plan First Review, November 1994;
The Kent Minerals and Waste Local Plan 2024 to 2039, March 2025).

The relevant policies for this proposal are as follows:

Gravesham Local Plan Core Strategy (2014)
CS01 — Sustainable Development

CS02 — Scale and Distribution of Development
CS11 — Transport

CS12 — Green Infrastructure

CS14 — Housing Type and Design

CS15 — Housing Density

CS18 — Climate Change

CS19 — Design and Development Principles
CS20 — Heritage and the Historic Environment

Gravesham Local Plan: First Review (1994)
e C11 — Change of Use of Redundant Buildings in the Countryside




5.3.

5.4.

o P3 - Vehicle Parking Standards
¢ T1 —Impact of Development on the Highway Network
o T4 — Development outside the Built-Up Area

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 saved policies via the emerging Local Plan.

Other Material Considerations

National Planning Policy Framework (2024)

Section 2 — Achieving sustainable development

Section 5 — Delivering a sufficient supply of homes

Section 9 — Promoting sustainable transport

Section 11 — Making effective use of land

Section 12 — Achieving well-designed places

Section 13 — Protection Green Belt Land

Section 15 — Conserving and enhancing the natural environment
Section 16 — Conserving and enhancing the historic environment

Supplementary Planning Guidance

e SPG2 - Residential layout guidelines including Housing Standards Policy Statement
October 2015 Adopted 1996 — amended June 2020

Technical Housing Standards — National Described Space Standard (2015)

SPG4 — KCC Parking Standards (2006)

Gravesham Householder Extensions/Alterations Design Guide (2021)

Design for Gravesham — Design Code SPD (2024)

Gravesham Landscape Character Assessment (2009)

6. Consultations and Publicity Responses

External Consultees

KCC Heritage Conservation

Thank you for your letter consulting us on the above planning application. In this instance |
suggest that no archaeological measures are required.

KCC Highways and Transportation

Referring to the above description, it would appear that this development proposal does not
meet the criteria to warrant involvement from the Highway Authority in accordance with the
current consultation protocol arrangements. If there are any material highway safety concerns
that you consider should be brought to the attention of the HA, then please contact us again
with your specific concerns for our consideration.



KCC Public Rights of Way

Public Right of Way Footpath NU13 lies to the west of the proposed site, NU26 further to
the south, and NU28 to the east, all of which remain unaffected by the application. |
enclose a copy of the Public Rights of Way network maps showing the line of the paths for
your information.

The granting of planning permission confers no other permission or consent on the
applicant. It is therefore important to advise the applicant that no works can be undertaken
on a Public Right of Way without the express consent of the Highways Authority. In cases of
doubt the applicant should be advised to contact this office before commencing any works
that may affect the Public Right of Way. Should any temporary closures be required to
ensure public safety then this office will deal on the basis that:

* The applicant pays for the administration costs.

* The duration of the closure is kept to a minimum.

* Alternative routes will be provided for the duration of the closure.

* A minimum of eight weeks’ notice is required to process any applications for
temporary closures.

This means that the Public Right of Way must not be stopped up, diverted, obstructed (this
includes any building materials or waste generated during any of the construction phases)
or the surface disturbed. There must be no encroachment on the current width, at any time
now or in future and no furniture or fixtures may be erected on or across Public Rights of
Way without consent.

Internal Consultees

GBC Environmental Protection

The comments made for the previous (refused) application are re-iterated. No objection to
the application. The following to be considered:

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. If foul sewage is to be removed using non-mains sewerage
systems, a sewage treatment plant or septic tank system will be considered in preference to
a cesspool. Such a system may require the prior consent of the Environment Agency under
the terms of the Water Resources Act 1991. Applicants are therefore advised to discuss
their requirements with the Environment Agency at the earliest opportunity. It should be
ensured that the septic tank or cesspool is of adequate capacity to serve the proposed
development and suitable access and hardstanding area shall be maintained to it on site.

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 property in order to
assist in preventing a nuisance from occurring (which would be most likely if the bedrooms
on neighbouring properties are illuminated).



GBC Waste and Recycling

| have reviewed this planning application and | can confirm that | am happy with the refuse
storage proposal and access for the collection vehicles.

Neighbouring Properties

6.1. The application has been advertised by displaying of a site notice and individual
neighbour letters sent to 5 properties with an overall consultation period expired of
28" November 2025.

6.2. No comments have been received.
Planning Analysis and Head of Planning Comments
Principle of Development
7.1. The principle issues in determining this application are as follows:
Housing Need;
Green Belt;
The effect on the character and appearance of the area and landscape;
Residential Amenity;

Parking and Highways; and
Other matters.

7.2. The application site is located in the Green Belt and as such Local Plan Core
Strategy (LPCS) Policy CS02 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 LPCS.

Housing Need

7.3. In Hopkins Homes Ltd v Secretary of State for Communities and Local Government
[2017] 1 W.L.R. 1865, Lord Carnwath reemphasised that the National Planning
Policy Framework is only a material consideration in planning decisions and that
planning applications should be determined in accordance with the development
plan. Paragraph 12 of the National Planning Policy Framework (NPPF) (2024)
expressly states that the starting point for decision-making is the development plan.
Lord Carnwath as part of the Supreme Court decision, stated,

“It is important, however, in assessing the effect of the Framework, not to
overstate the scope of this policymaking role. The Framework itself makes clear
that as respects the determination of planning applications (by contrast with plan-
making in which it has statutory recognition), it is no more than "guidance" and as
such a "material consideration" for the purposes of section 70(2) of the 1990 Act...
It cannot, and does not purport to, displace the primacy given by the statute and
policy to the statutory development plan. It must be exercised consistently with,
and not so as to displace or distort, the statutory scheme.”



7.4.

7.5.

7.6.

7.7.

7.8.

It is a matter of law that all planning applications need to be considered in
accordance with the legislation and relevant policy that applies at the point a decision
is taken. The Council published a revised 5 year housing land supply statement in
February 2025, it demonstrates that based on data up for the period 2024-2029, the
Council can only demonstrate a land supply of 3 years.

Given the Council’s current inability to demonstrate a 5-year housing land supply,
and as the delivery of housing was substantially below (less than 75%) that required
by the Housing Delivery Test, the housing delivery element of Gravesham’s Local
Plan Core Strategy (LPCS) (2014) Policy CS02 must be regarded to be out of date,
as required by the Paragraph 11(d) of the National Planning Policy Framework
(NPPF) (2024). This requires that in regard to housing development, planning
permission should be granted unless:

i. the application of policies in this Framework 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.

In the Gravesham context, the policies referred to in paragraph 11(d)(i) above are
those set out in the NPPF at footnote 7 (rather than those in development plans)
relating to any of the following:

¢ habitats sites (and those sites listed in paragraph 194) and/or designated as
Sites of Special Scientific Interest;

¢ land designated as Green Belt, Local Green Space, a National Landscape, a
National Park (or within the Broads Authority) or defined as Heritage Coast;

e irreplaceable habitats;

o designated heritage assets (and other heritage assets of archaeological interest
referred to in footnote 75); and

e areas at risk of flooding or coastal change.

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 130(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 units would offer a
minimal contribution towards meeting this local need and, accordingly, officers
consider that this should be accorded limited weight in support of the application.
However, this has to be balanced against other requirements of the Development
Plan and material considerations such as the NPPF (2024), 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.



Green Belt

7.9.

7.10.

7.11.

7.12.

7.13.

7.14.

7.15.

Policy CS02 of the Gravesham Local Plan Core Strategy (LPCS) (2014) prioritises
development in the urban area as a sustainable location for development. In the rural
area it 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 (which is the case here), will only be supported where it is
compatible with national policies for protecting the Green Belt and policies in the
LPCS.

Green Belts are of great importance and the fundamental aim of Green Belt policy is
to prevent urban sprawl by preserving the open and permanent characteristics of
Green Belts (paragraph 142 of the NPPF 2024), with the Green Belt serving five
purposes (paragraph 143):

a) to check the unrestricted sprawl of large built-up areas;

b) to prevent neighbouring towns merging into one another;

c) to assist in safeguarding the countryside from encroachment;

d) to preserve the setting and special character of historic towns; and

e) to assist in urban regeneration, by encouraging the recycling of derelict and other
urban land.

Paragraph 153 of the NPPF (2024) states that inappropriate development is, by
definition, harmful to the Green Belt and should not be approved except in very
special circumstances. ‘Very special circumstances’ will not exist unless the potential
harm to the Green Belt by reason of inappropriateness, and any other harm resulting
from the proposal, is clearly outweighed by other considerations. A Local Planning
Authority should regard the construction of new buildings as inappropriate in the
Green Belt unless it falls within the specified exceptions of paragraphs 154 and 155
of the NPPF (2024).

In the case of this proposal, the applicant states the proposal needs to be considered
against paragraph 154 (h) (iv) which states

The re-use of buildings provided that the buildings are of permanent and substantial
construction;

Whereas the previously submitted application they stated that paragraph 154 (c) and
(h) applied along with paragraph 155 of the NPPF (2024).

For the purpose of this application the Local Planning Authority is of the view that the
correct exception to apply for this application is paragraph 154 (g) which states the
following:

limited infilling or the partial or complete redevelopment of previously developed land
(including a material change of use to residential or mixed use including residential),
whether redundant or in continuing use (excluding temporary buildings), which would
not cause substantial harm to the openness of the Green Belt.

Notwithstanding the applicant’s stance it is not considered that any other exceptions
provided under Paragraph 154 need to be considered.



7.16.

7.17.

7.18.

7.19.

7.20.

7.21.

7.22.

7.23.

7.24.

The NPPF (2024) defines previously developed land as land which is or was
occupied by a permanent structure, including the curtilage, and any associated fixed
surface infrastructure. The definition excludes land that is or was last occupied by
agricultural or forestry buildings but does not exclude equestrian buildings. As the
building and it’s curtilage has been in equestrian use (as permitted under 20181154),
the site is considered previously developed land and would fall to be considered
under Paragraph 154 (g).

In order for the exception to apply the impact of the proposal on openness needs to
be considered.

One of the most significant changes to the NPPF in December 2024 was the
loosening of restrictions on infill development and the redevelopment of previously
developed land (PDL).

The previous NPPF stated that PDL could not have any greater impact on openness
than the existing situation which essentially meant a like for like replacement. The
current version of the NPPF instead now allows redevelopment of PDL land which
would not cause Substantial Harm to the Openness.

There is no policy requirement for volumetric calculations between existing and
proposed development on PDL land and a development may be larger than the
existing development on the site until point where substantial harm threshold is
crossed.

Referring back to paragraph 154(g) of the NPPF, this allows for the limited infilling or
the partial or complete redevelopment of previously developed land (including a
material change of use to residential), which does not cause substantial harm to
the openness of the Green Belt. As set out previously, the site is previously
developed land and therefore it is relevant to consider if the proposal meets the
stated fundamental aim of Green Belt policy that is to prevent urban sprawl by
keeping land permanently open (paragraph 142). It also states that the essential
characteristics of Green Belts are their openness and permanence.

The openness of the Green Belt has both spatial and visual aspects and the Courts
have identified a number of factors to be taken into account when assessing the
impact of a proposed development on the openness of the Green Belt (PPG
Paragraph: 001 Reference ID: 64-001-20190722), which include both spatial and
visual consideration, as well as duration and remediability of the development, and
the degree of activity likely to be generated, such as traffic movement.

The application is therefore considered against the benchmark of whether the
development will cause substantial harm to the openness of the Green Belt.

The proposal involves the conversion of an equestrian barn to a single dwelling with
associated parking and residential curtilage. There is no doubt that the conversion of
the barn into a dwelling, with the introduction of doors and windows along with the
associated residential paraphernalia (lighting, car parking, etc), would give rise to
some degree of change to the site. The introduction of a residential use on the site
would run counter to the concept of openness, being the freedom from built
development. Therefore, officers acknowledge that a degree of harm to openness will
occur with this development.



7.25.

7.26.

7.27.

7.28.

In a spatial sense, the proposal would intensify the current use of the site and appear
more urban than the current use of the site. However, with the existing gates and
hedging adjacent to the highway in place there would be limited views of the site from
the highway. It is acknowledged that around the building there is some hardstanding
but no hedging or fencing. Under this proposal hedging and fencing is proposed
which will impact on the openness of the Green Belt.

Taking all these factors together, there would be a minimal erosive effect on the
openness of the Green Belt.

This stance is reflected in a number of appeal decisions such has
APP/T0355/W/24/3356463 where a replacement dwelling was considered but the
previous dwelling had already been demolished. In this appeal, the Inspector
considered the difference in impacts between the remaining foundations of the
dwelling and the proposed replacement dwelling. The Inspector found that there
would be an increased impact on openness, but that this would not breach the
substantial harm threshold, noting:

“Given the new building would be raised above ground level, and due to its width and
length, the proposed dwelling would be larger and taller than the demolished
bungalow, and it would have a greater volume and floor area. Therefore, there would
inevitably be a loss of openness in spatial terms. Due to its increased height, bulk
and mass, the new dwelling would partially inhibit views across the wider area from
neighbouring properties, and there would be a reduction in the upward views
towards the sky that can currently be gained from Bell Weir Close. Therefore, the
loss of openness would also occur in visual terms.

Nonetheless, the site lies within an established residential area with no through
traffic, and the proposed dwelling would be surrounded by existing buildings on three
of its sides. Consequently, whilst there would be some loss of openness resulting
from this single replacement dwelling, it would be of a moderate scale and localised
in nature. It follows that the harm caused to the openness of the Green Belt would be
less than substantial.”

Taking into account the various appeal decisions from Inspectors and the revised
wording of the NPPF, and considering both the spatial and visual dimensions of
openness, officers acknowledge there would be some harm to the openness of the
Green Belt. However, it is not considered that the proposal would cause substantial
harm to the openness of the Green Belt and would not constitute inappropriate
development in the Green Belt and complies with 154(g) of the NPPF (2024).

The Effect on the Character and Appearance of the Area and Landscape

7.29.

7.30.

In addition to being within the Green Belt, the application site falls within the Istead
Arable Farmlands Landscape Character Area. Paragraph 189 of the NPPF (2024)
states that great weight should be given to conserving and enhancing landscape and
Policy CS12 (LPCS) seeks to protect the Green infrastructure within the Borough and
states at 5.7.26 the overall landscape character and valued landscapes will be
conserved, restored and enhanced.

Policy CS19 (Development and Design Principles) (LPCS) states that new
development will be visually attractive and locally distinctive. It should also conserve
and enhance the character of the local built and natural environment and integrate
well with the surrounding area. Moreover, Section 12 (Achieving well-designed
places) of the NPPF (2024) sets out that developments should function well and add



7.31.

7.32.

7.33.

7.34.

7.35.

7.36.

to the overall quality of the area, be visually attractive and sympathetic to local
character.

Gravesham’s Householder Extensions/Alterations Design Guidance SPD (2021) set
out key principles for developments. Generally, the SPD highlights the importance of
new development complementing and corresponding to existing character and the
wider context. In this case, the rural character of the area and other surrounding
dwellings should be considered. This is corroborated by the Borough’s recently
adopted Design Code; Design for Gravesham (2024 ), which expects new
development to reflect the prevailing pattern of built form in rural villages, meet a
minimum density of 30dph in rural areas and pay close attention to materiality
amongst other key design concepts.

The surrounding properties on Northfleet Green Road are relatively large two storey
detached dwellings on generous plots. The proposed dwelling would be a large
detached two storey dwelling and it is not considered to be out of character with the
surrounding buildings within the vicinity.

There is no general objection to a modern, contemporary extension/adaptation to a
period feature; however, it is considered important in both local and national planning
policy for new development to complement and correspond to locally distinctive
features. The proposed conversion would have a large full length glazing entrance
lobby, however the remaining windows are smaller and more subtle. Overall, the
design of the proposed dwelling respects the original barn style and design.

The surrounding properties have relatively large plots with extensive gardens. The
proposed private amenity space is sufficient in size to provide future occupiers with
sufficient private amenity space without being intrusive in the wider landscape.

The proposals show the development having fencing and soft landscaping which is
acceptable. To ensure the hedging and fencing is appropriate to the character of the
area these details will be appropriately conditioned.

Subject to conditions the development complies with Policies CS12 and CS19 of the
Gravesham Local Plan Core Strategy (2014), Gravesham’s design code: Design for

Gravesham (2024) and Gravesham’s Householder Design Guidance SPD (2021), as
well as Sections 12 and 15 of the National Planning Policy Framework (2024).

Residential Amenity

7.37.

The NPPF (2024) states that planning decisions should aim to secure a high
standard of amenity for all existing and future users (paragraph 135f). Paragraph 198
of the NPPF (2024) seeks to ensure that new development takes into account the
likely effects of pollution on health, living conditions and the natural environment, as
well as the potential sensitivity of the site or the wider area to impacts that could arise
from the development. The impact on amenity is also considered with regard to the
criteria within Policy CS19 (LPCS), 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 impacts from pollution.

Future Occupiers

7.38.

Policy CS19 (LPCS) requires that all development should be ‘it for purpose’ and be
‘adaptable to allow changes to meet the need of users’ and that ‘the design and



7.39.

7.40.

layout of new residential development, including conversion, will accord with the
adopted Residential Layout Guidelines’ (RLG) (2020). Moreover, on 25 March 2015
the Government issued a written ministerial statement, which introduced new
technical housing standards in England and set out how these would be applied
through planning policy. These standards came into effect on 1 October 2015.

The gross internal area and rooms in the proposed dwelling are in accordance with
the Nationally Described Space Standards (2015) and Gravesham’s Residential
Layout Guidelines (2020). It is considered that all habitable rooms will receive
sufficient natural light by virtue of the window size and location.

The current proposal utilising the curtilage of the barn, has amended the private
amenity area, providing a larger area to the side (west) of the proposed dwelling,
resulting in an ‘L’ shaped rear/side garden area. The garden size exceeds the
requirement set out in the RLG, however the depth measures at 4.87m from the rear
elevation which is deficient, with the minimum standard being 10m. However, a depth
of 12m has been achieved from the west facing side elevation. Therefore, overall it
is considered that the proposal would provide sufficient internal and external
amenities which would safeguard the amenity of future occupiers in accordance with
Policy CS19 (LPCS), Section 12 of the NPPF (2024) and the Gravesham Residential
Layout Guidelines (2020).

Impact on Amenity of Surrounding Properties

7.41.

The proposed dwelling will be approx. 47m from Elm Tree Cottage and approx. 56m
from Abbotsview, both of which are residential properties. The proposed family
dwelling would therefore not result in any impacts in terms of loss of light, outlook,
noise or sense of enclosure impacts for the existing neighbouring properties.
Although introducing habitable windows at first floor level, there is sufficient distance
from the neighbours and at an obscure angle to private amenity space to safeguard
privacy. As such, the proposal is considered to safeguard the amenity of surrounding
properties in accordance with Policy CS19 (LPCS), Section 12 of the NPPF (2024)
and the Gravesham Residential Layout Guidelines (2020).

Parking and Highways

7.42.

7.43.

7.44.

The development should provide an acceptable amount of parking, not be
detrimental to the highway network and promote sustainable transport methods, to
accord with saved policesT1 and P3 of Gravesham Local Plan First Review (1994)
and Policy CS11 (LPCS) and Section 9 of the NPPF (2024).

The new dwelling would be accessed using the existing vehicle access from
Northfleet Green Road, which has been in situ for a number of years. The access is
formed of hardcore material and is sufficient to accommodate traffic associated with
the 4-bedroom dwelling, which would provide 3no. parking spaces within the site,
with EV charging. As such, there are no objections to the proposed development on
highways grounds in regard to vehicular access and parking provision.

The NPPF (2024), taken as a whole, represent the Government’s view of what
constitutes sustainable development. Paragraph 84 of the NPPF (2024) provides
specific advice on sustainable development in rural areas and seeks to avoid new
isolated homes in the countryside unless there are special circumstances, which are
listed as follows:



7.45.

7.46.

7.47.

7.48.

a) there is an essential need for a rural worker, including those taking majority control
of a farm business, to live permanently at or near their place of work in the
countryside;

b) the development would represent the optimal viable use of a heritage asset or
would be appropriate enabling development to secure the future of heritage assets;
c) the development would re-use redundant or disused buildings and enhance its
immediate setting;

d) the development would involve the subdivision of an existing residential building;or
e) the design is of exceptional quality, in that it:

i. is truly outstanding, reflecting the highest standards in architecture, and would help
to raise standards of design more generally in rural areas; and

ii. would significantly enhance its immediate setting, and be sensitive to the defining
characteristics of the local area.

This is continued in paragraphs 110 and 115 of the NPPF (2024) which seek to focus
significant development in locations which are or can be made sustainable, through
limiting need to travel or offer a genuine choice of transport modes, with safe and
suitable access for all users.

In this case, the closest settlements to the site are Istead Rise (approx. 1.7 miles)
and Northfleet (approx. 1.6 miles), a small village of Southfleet (approx. 0.7 miles)
with a small farmshop or Dene Holm Shopping Parade in Northfleet (approx. 1.8
miles). These settlements offer varied services and amenities. At Istead Rise the
services and amenities are more limited to a small parade of shops, with a greater
density and variety of choices within the urban area of Northfleet and Gravesend.

All of these settlements are served by bus, however the bus service within Istead
Rise does not operate frequently, and there are no public transport connections
directly linking the site to these or other settlements. The nearest bus stop is on New
Barn Road which is approx. 0.7miles from the site and has limited service, with a
maximum of 2no. buses per hour in either direction. The roads connecting the site to
nearby settlements are narrow, winding, undulating, unlit and lack footpaths. While
walking or cycling to access public transport is technically possible, the routes are
either along the aforementioned roads or via unpaved and unlit footpaths (including
Public Rights of Ways).

As such, it is considered that reliance of private vehicles would be likely for future
occupiers of the dwelling to access services and amenities, and that the development
is not in a sustainable location. Therefore, the proposal would not meet the exception
of paragraph 155 of the NPPF (2024) or Local Plan Core Strategy Policy CS11
Transport, which seeks to ensure that new developments are served by sustainable
opportunities for travel and provide travel choice.

Heritage and Archaeology

7.49.

Policy CS20 (LPCS) gives a high priority towards the preservation, protection and
enhancement of its heritage and historic environment as a non-renewable resource,
central to the regeneration of the area and the reinforcement of sense of place.
Particular attention in this regard will be focused on those heritage assets most at
risk. When considering the impact of a proposed development on a designated
heritage asset, the weight that will be given to the asset’s conservation value will be
commensurate with the importance and significance of the asset. For non-designated
assets, decisions will have regard to the scale of any harm or loss and the
significance of the heritage asset.



7.50.

7.51.

7.52.

7.53.

7.54.

Saved Policy TC7 (LPFR) 1994 indicates that planning permission may be refused
without adequate assessment of the archaeological implications in areas of
archaeological potential.

At a national level paragraph 214 of the NPPF (2024) advises that where a site on
which development is proposed includes, or has the potential to include, heritage
assets with archaeological interest (evidence of past human activity), local planning
authorities should require developers to submit an appropriate desk-based
assessment and, where necessary, a field evaluation.

The application lies within an area of multi-period archaeological potential and has
been reviewed by KCC Heritage who have recommended an archaeological planning
condition be attached, should permission be forthcoming.

However, as this is a change of use of an existing building and no substantial below
ground works are proposed the inclusion of an archaeological condition is not
required in this instance.

Therefore, it is considered that the proposal complies with Policy CS20 (LPCS),
Saved Policy TC7 (LPFR) and paragraph 214 of the NPPF (2024).

Recreational Pressures on the Thames Estuary and Marshes Special Protection Area
(SPA) and SAMMS

7.55.

7.56.

7.57.

The Thames Estuary and Marshes Ramsar site and Special Protection Area (SPA)
are internationally important for nature conservation as the area is a wetland and
supports important numbers of wintering water birds and migrating birds. There has
been a decline in the number of birds using these sites in recent years. Studies show
that this could be due to people using the estuary and marshes for recreation
purposes. The North Kent Bird Disturbance Report concludes that all new housing
development within 6km of the North Kent Ramsar Sites or Special Protection Areas
(including the Thames Estuary and Marshes) and larger housing development
beyond 6km from the sites could have an adverse impact on them. This is because
new housing development is likely to lead to further increases in recreational use of
the sites, which means that further declines in the bird population cannot be ruled
out. Possible mitigation measures are set out in the Thames, Medway and Swale
Estuaries Strategic Access Management and Monitoring Strategy. Having considered
a number of options, the Council have decided to impose a tariff on new housing
development. Developers will need to pay £337.49 for every new dwelling provided
within 6km of the Ramsar site and SPA and for larger housing developments beyond
6km from them. The money raised will be used to pay for schemes to avoid the
adverse impacts of new housing development on the birds.

In this instance, the proposed development would result in the creation of one
additional residential property and as such, additional recreational activity would
result. Therefore, it is considered that there would be an adverse impact to the
Thames Estuary and Marshes Ramsar Buffer Zone, which should be mitigated in line
with Policy CS12 (LPCS). In such cases the Borough Council has adopted a tariff
that is payable for each new dwelling unit within 6km of the SPA/Ramsar site of
£337.49 per new dwelling unit.

The applicant has made the SAMMS Mitigation Contribution for the new residential
property and therefore has met the requirements of the Habitat Regulations and



Section 15 (specifically paragraphs 192 and 193) of the NPPF (2024) and Policy
CS12 (LPCS) (2014).

Biodiversity Net Gain

7.58.

7.59.

7.60.

7.61.

7.62.

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 proposed development would be the conversion of an existing building with no
extensions. The proposed garden area would be soft landscaped. The land
surrounding the existing barn is currently mowed grass area. The supporting
planning statement states that the proposed development would not impact more
than 25 square meters of priority habitat or metres of linear habitat and would be
exempt from the statutory requirement of providing 10% net gain.

As such, the development is exempt from biodiversity net gain.

Overall Planning Balance

7.63.

7.64.

7.65.

Section 38(6) of the Planning and Compulsory Purchase Act provides that planning
decisions should be in accordance with the development plan unless material
considerations indicate otherwise.

The proposal is deemed to comply with paragraph 154(g) of the NPPF (2024), which
allows redevelopment of previously developed land (including a material change of
use to residential), which does not cause substantial harm to the openness of the
Green Belt.

In this case the proposal does not cause substantial harm to the openness of the
Green Belt and there is no conflict with paragraph 154(g) of the NPPF (2024) and the
proposal complies with policies of the development plan, as set out within the report,
notably Policies CS01, CS02, CS12 and CS19 (LPCS) (2014). It is acknowledged
that the proposed dwelling is in an ‘unsustainable location’, however, when
considering the Borough’s housing land supply shortfall, the reuse of a brownfield
site, and that the existing use in itself would generate trips on the highway network, it
is considered that these material considerations outweigh conflict with the
development plan and NPPF.



Human Rights

7.66. The application has been considered having regard to Article 1 of the First Protocol

of the Human Rights Act 1998, which sets out a person’s rights to the peaceful
enjoyment of property and Article 8 of the Convention of the same Act which sets out
his/her rights in respect for private and family life and for the home. Officers consider
that the proposed development would not be contrary to the provisions of the above
Articles in respect of the human rights of surrounding residents/occupiers

Equalities

7.67. The application has been considered in accordance with the Council’s Equality

Policy, which seeks to prevent unlawful discrimination, promote equality of
opportunity and good relations between people in a diverse community. In this case
the proposed development is not anticipated to have any potential impact from an
equality perspective.

8. Conclusion

8.1.

On balance it is considered that the proposal due to material considerations complies
with the adopted Development Plan policies and the NPPF (20204), as such planning
permission is recommended subject to conditions.

9. Recommendation

Permission.

10. Conditions and Informatives

Reason

The development to which this permission relates must be begun not later than the
expiration of three years beginning with the date on which this permission is granted.

In pursuance of Section 91 of the Town and Country Planning Act 1990, as amended by

Section 51 of the Planning and Compulsory Purchase Act 2004.

The development hereby permitted shall be carried out in accordance with the following
approved plans:

Planning Application Form;

Site Location Plan;

Drawing No. 10 - Proposed Scheme Floor Plans;

Drawing No. 11 - Proposed Scheme Elevations;

Drawing No. 12 - Location Plan;

Drawing No. 13 - Block Plan Existing and Proposed Block Plan;
Drawing No. 15 - BNG Calculation Proposed Block Plan; and
Planning, Design and Access Statement.

Reason

For the avoidance of doubt and in the interests of proper planning.



Reason

Reason

Reason

Reason

Prior to above ground works commencing, details and samples of all windows and doors
are to be submitted to and approved in writing by the Local Planning Authority; the
development thereafter shall be carried out in accordance with the approved details.

To ensure a satisfactory visually attractive development which preserves and enhances the
character of the area in accordance with Policy CS19 (Development and Design Principles)
of the Gravesham Local Plan Core Strategy (2014).

Notwithstanding the provisions of Article 3, and Part 1 Classes A and G of Schedule 2 to
the Town and Country Planning (General Permitted Development) (England) Order 2015,
as amended, or any provision equivalent to those Classes in any statutory instrument
revoking and re-enacting that Order, with or without modification, no window, door or other
form of opening shall be formed in any elevation of the dwellings hereby permitted.

In order to protect the amenity and privacy of the occupants of the neighbouring properties
in accordance with Policy CS19 of the Gravesham Local Plan: Core Strategy (2014).

Notwithstanding the provisions of Classes A, B, C and Class E of Part 1 to Schedule 2 of
the Town and Country Planning (General Permitted Development) (England) Order 2015
(as amended) (or any provision equivalent to that Class in any statutory instrument
revoking and re-enacting that Order with or without modification), no extension,
enlargement or other alteration of the dwelling or the erection of buildings incidental to the
enjoyment of the dwelling hereby permitted, shall be carried out.

In order to ensure adequate private amenity space is maintained for the occupants of the
proposed dwelling and the amenity of neighbouring properties in accordance with Policy
CS19 (Development and Design Principles) of the Gravesham Local Plan Core Strategy
(2014).

Prior to any part of the permitted dwellings being occupied or used, a scheme detailing the
proposed soft landscaping scheme shall be submitted to and approved, in writing, by the
Local Planning Authority. The scheme shall then be carried out in full within the first
planting season. Any trees or plants that die, are damaged, removed or become diseased
within five years from implementation shall be replaced with a similar size and species
during the next planting season.

To ensure that the landscaping is maintained in the long term in the interests of the visual
amenity of the site and biodiversity, in accordance with Policies CS12 (Green
Infrastructure) and CS19 (Development and Design Principles) of the Gravesham Local
Plan Core Strategy (2014).

Prior to any part of the permitted development being occupied or used, and notwithstanding
the details shown on the approved plans a scheme of hard landscaping shall be submitted
to and approved in writing by the Local Planning Authority. For the avoidance of doubt the
details shall include the following:

e proposed boundary treatments,

hard surface finishes to the vehicle parking areas, pedestrian accesses, private gardens
and amenity areas. .

The approved works shall be completed in accordance with the approved details prior to
first occupation of any of the residential units hereby permitted.



Reason:

Reason:

Reason:

10.

Reason:

11.

Reason:

To ensure that the landscaped elements of the scheme as proposed are properly designed
and suitably implemented in the interests of visual amenity and highway safety in
accordance with Policy CS11 and Policy CS19 of the Gravesham Local Plan Core Strategy
(September 2014) and saved Policy T5 of the Gravesham Local Plan First Review (1994).

Prior to any part of the permitted development being occupied or used, and notwithstanding
the details shown on the approved plans, submitted documents and application form, the
vehicle parking areas shown on the approved plans shall be formed, surfaced, drained and
marked out in accordance with a scheme first to be submitted to and approved in writing by
the Local Planning Authority. Thereafter, notwithstanding the provisions of the Town and
Country (General Permitted Development) (England) Order 2015 (as amended), or any
provision equivalent to it in any statutory instrument revoking and re-enacting that Order,
with or without modification, no development shall be carried out on the site in such a
manner or in such a position as to preclude the use of or access to the reserved vehicle
parking and turning areas.

To ensure sufficient off street car parking provision is available to serve the development,
in accordance with Policy CS11 of the Gravesham Local Plan Core Strategy (September
2014) and saved Policy P3 of the Gravesham Local Plan First Review (1994).014).

Prior to any part of the permitted development being occupied or used, cycle storage
facilities as shown on the approved plans should be provided prior to the residential unit
hereby permitted first being occupied and thereafter be retained for such purposes at all
times.

In order to encourage options for sustainable travel in accordance with Policy CS19 of the
Gravesham Local Plan Core Strategy (September 2014) and saved Policy P3 of
Gravesham Local Plan First Review (1994).

Prior to any part of the permitted development being occupied or used, the refuse storage
facilities as shown on the approved plans should be provided and thereafter be retained for
such purposes at all times.

In order to ensure the development is served by a suitable refuse storage area in the
interest of amenity and in accordance with Policy CS19 of the Gravesham Local Plan Core
Strategy (September 2014).

No external lighting, whether temporary or permanent, shall be placed or erected within the
site unless details are submitted to and approved in writing by the Local Planning Authority.
Any details to be submitted shall be in accordance with the Bat Conservation Trust/Institute
of Lighting Professional's 'Guidance Note 8 Bats and Atrtificial Lighting', and shall include a
layout plan with beam orientation and a schedule of light equipment proposed (luminaire
type; mounting height; aiming angles and luminaire profiles) and an ISO lux plan showing
light spill. The development shall be carried out in accordance with the subsequently
approved details and maintained as such thereafter.

To limit the impact of light pollution from artificial light on local amenity, intrinsically dark
landscapes and nature conservation in accordance with paragraph 191(c) of the NPPF
2023.



INFORMATIVES:-
1 DEVIATION FROM APPROVED PLANS

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

2 BUILDING REGULATIONS AND PARTY WALL ACT

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

3 PUBLIC RIGHTS OF WAY INFORMATIVE

Public Rights of Way xxx runs to the xxx border of the property and may be affected by the
application. Please be advised that a public right of way must not be stopped up, diverted, obstructed
or the surface disturbed and there must be no encroachment on the current width, at any time now or
in the future. This includes any building materials or waste generated during any of the construction
phases. Please note that no furniture or fixtures may be erected on or across Public Rights of Way
without the express consent of the Highways Authority.

4 MAINS DRAINAGE

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. If foul sewage is to be removed using non-mains sewerage systems, a sewage
treatment plant or septic tank system will be considered in preference to a cesspool. Such a system
may require the prior consent of the Environment Agency under the terms of the Water Resources
Act 1991. Applicants are therefore advised to discuss their requirements with the Environment
Agency at the earliest opportunity. It should be ensured that the septic tank or cesspool is of
adequate capacity to serve the proposed development and suitable access and hardstanding area
shall be maintained to it on site.

DOMESTIC REFUSE ARRANGEMENTS: SINGLE DWELLINGS
The dwelling should have sufficient storage capacity to cope with the waste generated in between
collections (1 week).

DOMESTIC REFUSE ARRANGEMENTS: ADVISORY NOTES

Plastic sacks are issues for solid waste storage and collection will be from the front entrance to the
property adjacent to the road or footpath.

5 WORKS OF CONSTRUCTION

Hours of work of construction site plant, equipment and machinery, should be restricted to not earlier
than 7.00 a.m. and not later than 6.00 p.m. weekdays and Saturday working should be restricted to



not earlier than 8.00a.m. and not later than 1.00 p.m. No work shall be carried out on Sundays, Bank
or Public Holidays.

i. Suitable sound attenuation shall be used at all times in respect of all plant, machinery and
equipment in operation on site in order to aid prevention of noise nuisance. Compliance with BS
5228: Part 1: 1984 and subsequent amendments regarding the use of equipment on site will be
required in appropriate cases.

ii. A suitable method of control shall be used in order to aid prevention of dust nuisance arising from
work activities on site.

iii. Burning of waste materials shall not be carried out on site. Such materials are to be stored in a
suitable receptacle, as far from residential accommodation as reasonably practicable, pending
disposal off site.

iv. Adequate arrangements shall be made to remove all waste material from the site on a regular
basis and to dispose of it at a suitably licensed waste disposal site.

6 NAMING & NUMBERING

As a result of the changes to this property, it appears that a change has to be made to the national
property gazetteer. Itis a legal requirement that a property or premises is registered.

The Naming and Numbering Certificate, when issued, will reduce location or delivery problems via
Royal Mail or other carriers, and importantly for the Police, Ambulance, and Fire & Rescue services.
Registration is also necessary to register to vote, for utility connections, and will avoid duplicate
addresses.

The Naming and Numbering service is provided by the Borough Council. The on-line form is
available at the Planning/House Numbering page of the council's web-site
http://www.gravesham.gov.uk/street-naming. Please submit the application and the requisite fee in
accordance with the guidance on the form.

7 SOUTHERN WATER

A formal application for connection to the public sewerage system is required in order to service this
development, please contact Southern Water, Sparrowgrove House, Sparrowgrove, Otterbourne,
Hampshire SO21 2SW (Tel: 0330 303 0119) or www.southernwater.co.uk.

Please read their New Connections Services Charging Arrangements documents which has now
been published and is available to read on their website via the following link
https://beta.southernwater.co.uk/infrastructure-charges.

8 KENT COUNTY COUNCIL HIGHWAYS AND TRANSPORTATION

It is the responsibility of the applicant to ensure, before the development hereby approved is
commenced, that all necessary highway approvals and consents where required are obtained and
that the limits of highway boundary are clearly established in order to avoid any enforcement action
being taken by the Highway Authority.

Across the county there are pieces of land next to private homes and gardens that do not look like
roads or pavements but are actually part of the road. This is called 'highway land'. Some of this land



is owned by The Kent County Council (KCC) whilst some are owned by third party owners.
Irrespective of the ownership, this land may have 'highway rights' over the topsoil.

Information about how to clarify the highway boundary can be found at
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-
enquiries

The applicant must also ensure that the details shown on the approved plans agree in every aspect
with those approved under such legislation and common law. It is therefore important for the applicant
to contact KCC Highways and Transportation to progress this aspect of the works prior to
commencement on site.



