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INntroduction

1.1 This Planning Statement (incorporating the SCI),
prepared by Gillings Planning on behalf of Frontier
Estates (‘the Applicants’), is submitted in support of an
application for full planning permission for a 65-bed
care home on land at the Former Battle of Britain Site,
Coldharbour Road, Gravesend, DA11 8NT.

1.2 The description of development for which
planning permission is sought is as follows:

‘Construction of a care home (within Class C2),
parking, access, hard and soft landscaping and
other associated works.

1.3 This Statement provides a planning analysis
to demonstrate that the submitted proposals are
acceptable in planning terms and in accordance
with relevant planning policy and guidance.

1.4 Table 1.1 sets out the documents submitted in
support of the planning application which should be
read alongside this Planning Statement and the plans
and drawings are listed within the covering letter for
the planning application submission.

Table 1.1: Schedule of Supporting Documentation

Document Technical Consultant

Air Quality Assessment

Hawkins Environmental

Architect Plans

HIA

Biodiversity Net Gain Metric

TLP

Daylight and Sunlight Assessment

Hawkins Environmental

Drainage Strategy

Fairhurst

Ground Investigation

Applied Geology

Landscaping Plan

TLP

Noise Assessment

Hawkins Environmental

Planning Application Form and Ownership Certificate

Gillings Planning

Preliminary Ecological Appraisal TLP
Sustainability Report Turley
Transport Statement RHDHV
Travel Plan RHDHV
TS / AIA / AMS TLP

1.5 The remainder of this statement is structured
as follows:

e Section 2: Site Location and Description
(including Planning History)

e Section 3: Development Proposals

e Section 4: Statement of Engagement
e Section 5: Planning Policy Context

e Section 6: Planning Analysis

e Section 7: The Planning Balance



Site Location and Description

Site and Surrounding Area

2.1 The application site extends to 0.4%ha in area
and forms a previously developed site located
within the defined urban boundary of Gravesend,
Northfleet and Ebbsfleet. The site is located to the
east of Coldharbour Road and to the south of New
House Lane. It is currently vacant and secured with
hoardings along all boundaries.

2.2 The site was formerly occupied by the Battle of
Britain public house which was demolished in 2016
by the previous owner of the site. Frontier Estates
have since purchased the site. Prior to Frontier
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granted for the erection of 20 residential dwellings e 3§ Petshzay®
on the site on the 9th December 2020 under
application ref. 20171245.

2.3 Existing access is from Coldharbour Road,
close to the junction with New House Lane. There
is a historic pedestrian access along New House
Lane which was once served by a set of steps due
to the levels difference between the site and the
road. There is a bank along the New House Lane

boundary with trees close to and on the corner )
Image courtesy of Google




of New House Lane and Coldharbour Road. The
Beech tree on the corner is protected by a TPO
(ref. TPO_1994_003).

2.4 The site is located within Flood Zone 1 and
so is at the lowest risk of flooding. It is not within
a Conservation Area and there are no Listed
Buildings on site. The closest Listed Buildings in
the surrounding area are a significant distance
from the site.

2.5 To the south of the site is St Clement’s Catholic
Church. This comprises a 1.5 / 2 storey detached
building accessed from St Clement'’s Close that
operates as a satellite to the main Catholic Church
at The Hill Northfleet. To the rear of the church
are residential properties at 1 - 12 St Clements
Close. These properties are 2-storeys in height and
arranged in a back to back layout with a shared
parking court in front.

2.6 On the opposite side of St Clement’s Close is
the Kent Fire and Rescue Service Thames Side Fire
Station. This is an active fire station accessed from
Coldharbour Road which includes ancillary office
accommodation and a training tower.

2.7 Further along Coldharbour Road and next to

the fire station is the Thameside Ambulance Station.

As with the fire station, this is an active ambulance
station accessed from Coldharbour Road which also
includes ancillary office accommodation.

2.8 On the opposite side of Coldharbour Road is
the large Durndale recreation ground.

2.9 To the east of the site is Shears Green Infant
School and its associated playing field which backs
onto the site and extends up to Peckham Road.

2.10 Further to the north east, is the Lawrance
Square Local Centre which provides local facilities
for the community.

2.11 With the exception of these uses, the surrounding
area is predominantly residential in character.
Residential properties within the surrounding area
are typically 2-storeys in height, comprise a mixture
of brick and render and include a range of terraced,
semi-detached and link-detached properties.

2.12 The closest bus stops are located along New
House Lane and Coldharbour Road and are served
by the following:

e No. 305 operated by 1st Bus Stop which provides
a connection between Trosley Country Park and
Gravesend specifically to serve the Northfleet
Girls School and Mayfield Girls School.

e No. 481 operated by Arriva which provides a
connection between Riverview and Bluewater
Shopping Centre, including Northfleet and
Gravesend.

o No. 483 operated by Arriva which provides a
connection between Kings Farm and Bluewater
Shopping Centre, including Northfleet and
Gravesend.

e No. 736 operated by Redwing Coaches which
provides a connection between Lower Higham
and Temple, including Northfleet and Gravesend.

2.13 There is a grass verge and footpath outside the
site along Coldharbour Road. Along New House Lane
is a bank which leads to a footway next to the bus stop.

Planning History

2.14 Works to a tree covered by a TPO (the Beech
tree on the corner of Coldharbour Road and New
House Lane) were approved under ref. 20211091 on
the 25th October 2021.

2.15 Planning permission was granted under ref.
20171245 for the construction of 20 residential
properties on the 9th December 2020. This included
6 houses and 14 flats with a new access from New

House Lane.

Approved site plan for former housing scheme




2.16 Planning permission was granted under ref.
20120373 for the erection of a pair of semi-
detached 3-bedroom dwellings on the 25th
September 2012. This included a new access from

New House Lane.
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Approved site plan for former housing scheme.

2.17 Outline planning permission was refused under
ref. 20040296 for the erection of 18 flats in the car
park of the former pub on the 25th August 2004.



Development Proposals

Overall Concept

3.1 This planning application seeks approval for the
re-use of this previously developed site through
the construction of a 65-bed care home within use
class C2. The proposed development is described
in full in the Design and Access Statement, which
accompanies the planning application, but is set out
in broad terms below.

3.2 The proposed care home will provide high
quality accommodation for the elderly, with

the capability for all care needs to be met on
site. It is likely to be dual-registered, so that it
can deliver both nursing and residential care,
enabling the provision of dementia-specific care.
The 65 bedrooms are single occupancy, exceed
CQC standards and all have wetroom provision,

something which is required for a care home to be

considered as ‘market standard’.




Proposed Site Plan




3.3 The care home is designed to respond

to differing resident needs and is likely to be
occupied by individuals requiring advanced care
and, in many cases, end of life care. As such, each
floor benefits from lounge and dining space as
well as a nurse’s office and a drugs store to ensure
that residents can access the care that they need.
In addition, the home benefits from communal
facilities in the form of a café, family room, activity
rooms, a hair and beauty salon and a cinema.
These provide a variety of environments and
experiences to ensure that residents are able to
lead a varied and enjoyable life.

3.4 Internally, the proposal includes 25 bedrooms
at ground floor, 25 bedrooms on the first floor and
15 bedrooms at second floor level.

Ground Floor Plan First Floor Plan

Second Floor Plan



3.5 As well as the internal environment, the
proposal provides high-quality external amenity
space for residents. The residents garden will be
located in the centre of the site, positioned behind
the building and set away from New House Lane
and Coldharbour Road. This area will provide
seating and a multipurpose lawn for events and
games. Most bedrooms on the ground floor will
have individual patios separated by planting and
leading to the residents garden. Terraces will be
provided throughout to serve as an alternative
outdoor amenity space for residents.

3.6 The proposed facility allows individual residents
to receive varying degrees of support and care,
which will be provided by the on-site care team
that will be present 24-hours a day. The work will
comprise shift patterns of c. 22 staff during the

day (1 staff member per 3 residents) reducing to

c. 13 staff during the evening (1 staff member per

5 residents). The care team will not sleep on site.

It is anticipated that the care home will employ

c. 70 staff equating to 53 FTE positions.

3.7 The design approach to the building is for it

to be dementia friendly so it will allow for easy
navigation both inside and outside ensuring a

safe environment. Level access will be provided
throughout, to the bedrooms as well as the lounges
and dining areas. Lifts will also be provided to all
floors to allow easy access for all residents.

3.8 The proposed care home will take the
form of an ‘L’ shaped building positioned along
both Coldharbour Road and New House Lane,

responding to the corner location of the site. The
proposed building will be set back from these
frontages with a larger set back on the corner to
allow for provision of an attractive landscaped edge.

3.9 A new vehicle access will be provided from New
House Lane in a similar location to the access for
the approved residential scheme and car parking will
be provided in the north eastern corner of the site.

3.10 The proposals also include the extension of the
public footway along New House Lane to connect
with the existing footway that begins at the bus
stop outside the school playing fields.

Scale and External
Appearance

3.1 This proposal seeks to effectively utilise a
previously developed site within the built-up area
of Northfleet.

3.12 The overall design concept responds to

the characteristics of the application site which
forms a corner site at the junction of Coldharbour
Road and New House Lane. The result is a highly
attractive scheme that responds to the commercial
requirements of a care home and which will provide
an excellent standard of accommodation for
residents. Importantly, the proposal makes effective
use of the space that is available.

3.13 Attention has been given to incorporating and
addressing comments raised by the Local Planning

Authority at the pre-application stage to ensure
that the building is well designed, makes effective
use of the site and is an appropriate addition in this
location.

3.14 The overall scale, height and massing

of the building has been reduced as much as
possible to ensure sympathetic integration with
its surroundings whilst still responding to and
celebrating the corner location of the site to
make effective use of the site and enhance the
streetscene.

3.15 The massing of the building has been broken
up through the subtle use of articulation in the
elevations, provision of gable features, provision of
a corner turning feature and variations within the
roof height of the building sections.

3.16 Aninteresting and varied palette of materials
is proposed including red brick, grey tiles, grey
cladding and grey window frames. This will provide
visual interest.

3.17 Importantly, this proposal provides an
opportunity to better utilise this site, which is
currently vacant and covered by large areas of
hardstanding, to develop an attractive corner
building in this location.



South East Elevation
North East Elevation



North West Elevation from New House Lane

South West Elevation from Coldharbour Road
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School Playing Fields

St Clements
Church

Tree Survey
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Trees, Landscaping and
Boundary Conditions

3.18 A detailed landscaping strategy has
been prepared by TLP and accompanies the
planning application submission. This shows
the proposed layout and general character
of the landscaping scheme for the proposed
care home. An Arboricultural Impact
Assessment and Arboricultural Method
Statement prepared by TLP provides further
detail on trees.

Key

Tree categories
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“Tree canopy

Coloured symbol indicating
BS category as shown left
Category B tree
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Group (Group of similar trees
| Category Ctree  recorded together in schedule).
) esses 2012 Colours same as BS5837 2012
” categories for trees (left)

Category U e CHD
855837 2012 Hedge Colours same as BS5837
2012 categories for trees (left)

The above BS categories are judgements of quality and value based
on the contribution each tree would be expected to make over a given
period of time, categories A, B and C being high, moderate and low
respectively. Category U represents trees that, in their current
context, should be removed for sound arboricultural reasons. For
exact definition of BS categories refer to notes accompanying
schedule.

Note: Underlined tree number denotes tree located by eye. Locations
should be checked on site and if necessary drawings amended.



Trees

3.19 There are 10 trees / groups of trees / groups
of shrubs on site and the accompanying Tree Survey
Report, Arboricultural Impact Assessment and
Arboricultural Method Statement provides further
detail.

3.20 T1 as referred to in the accompanying report
is a Beech tree which is covered by a TPO. A recent
application to undertake crown lifting was approved
on the 25th October 2021 under ref. 20211091.

3.21 The majority of trees are to be retained in the
proposed scheme.

3.22 Itis proposed to remove a tree and a hedge to
accommodate the proposed development. Of these,
G3 (Elm) is Category U and G8 (Privet) is Category C1.

3.23 Other trees which may be affected by the
proposed development are:

e T1 (Beech), potentially affected by the
construction of a path and boundary railings.

o T2 (Pear), potentially affected by the
construction of a path.

e T9 (Silver Birch), potentially affected by the
construction of a path.

o T10 (Goat Willow), potentially affected by the
construction of a proposed path and utilities.
The proposal is to coppice this tree to enable its
retention and avoid the collapse of its crown.

3.24 Pruning work on this tree should be
undertaken at an early stage.

3.25 The sections of path within the root protection
area of T1, T2, T9 and T10 will be of ‘no-dig’
construction. The same applies for the railings
within the root protection area of T1 and T2.

3.26 Tree protection barriers will be erected to
protect trees during construction.

Landscaping

3.27 The majority of the existing site comprises
rough made ground, following the demolition
of the former pub and removal of its associated
hardstanding areas.

3.28 The landform is predominantly flat with a steep
bank forming the northern boundary along New
House Lane. The greatest level difference is in the
northern most corner of the site, where there is a
c.2m level difference.

3.29 A large, Category A Beech tree forms a
prominent feature within the site, and is a focal
point along New House Lane and Coldharbour
Road. Vegetation within the site is predominantly
located to the boundaries, with an area of scrub

in the northern corner of the site. A mixed native
species hedgerow forms an effective screen
between the site and the school playing fields
located beyond the north-east boundary of the site.
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3.30 The site is currently secured by temporary
hoarding along its south-western and north-
western boundaries. Along the south-eastern
boundary, metal railings are located adjacent to
the church, and close board fencing adjacent the
existing residential properties.

3.31 The proposals aim to provide an attractive
garden setting for the residents, staff and visitors
to enjoy, whilst enhancing and strengthening the
landscape character of the local setting.

3.32 There are two access points into the site. A
stepped pedestrian path and vehicular access road
leads from New House Lane into the car park which
is located within the east of the site. A separate
pedestrian access without steps is provided off
Coldharbour Road, leading along the south-eastern
boundary of the site into the car park.

3.33 Additional native species tree planting is
proposed within the car park and around the
boundaries of the development, to promote
biodiversity net gain, and enhance ecological
connectivity. An avenue of native trees is proposed
along Coldharbour Road, to provide partial
screening of the development and to enhance the
character of the road.

3.34 The majority of bedrooms on the ground
floor are to be provided with level access out onto
individual patios, separated by planting and leading
to circulation footpaths, and communal areas.



Landscaping Plan
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3.35 The café garden is split into two halves, public
and private. A public, courtyard style garden is
provided adjacent to the car park and lobby access
path, with access provided from the café. A central
water feature and benches is provided within the
space, with low clipped hedgerows and pleached
trees providing privacy, and shelter. A private café
garden with seating and canopy sail is provided
within the central courtyard garden.

3.36 The central courtyard garden comprises a
multi-purpose lawn for events and games with a
circular path leading through ornamental planting
promoting physical and mental well-being. A
‘growing garden’ with raised planters is provided
forming an activity space for residents.

3.37 Planting within the car park area aims to create
a robust but ornamental setting.

3.38 A 1.8m timber close board fence is provided
along the south-eastern boundary, to provide
separation between the existing church and the
Site. The metal railings located adjacent to the
church car park are to be retained.

3.39 The metal railings located along the north-
eastern boundary are to be retained.

3.40 Along the north-western and south-western
boundaries and to the perimeter of the central
courtyard, metal railings 1.8m height are proposed
to form a secure boundary to the residential
gardens. An evergreen hedgerow is proposed to the
rear of the railings, to provide screening and privacy
to the development.

3.41 Boundaries will ensure that the site is safe and
secure for residents.

3.42 The proposals include scope to provide public art
to honour the former Battle of Britain public house
which once occupied the site. This is proposed to be
in the form of a decorative railing next to the main
entrance and the applicant is open to discussions on
this during the lifetime of the application.

Access, Servicing
and Parking

3.43 A detailed Transport Statement and Travel
Plan have been prepared by RHDHV and submitted
alongside this application. These provide further

information in relation to access, servicing and parking.

3.44 Existing access is from Coldharbour Road,
close to the junction with New House Lane. This
will be removed and replaced by landscaping and
appropriate boundary treatments.

3.45 A new access will be provided along New House
Lane. This will be in a similar location to the access
for the approved residential scheme albeit positioned
slightly further to the east along the frontage.

3.46 Appropriate visibility splays will be provided
and will measure 2.4m x 39m to the west and
2.4 x 79m to the east.

3.47 Vehicle tracking has been undertaken and

demonstrates that the proposed site access is
suitable for use by refuse collection vehicles,
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servicing vehicles and emergency vehicles which are
likely to require access to the site. This would allow
vehicles to enter and leave the site in forward gear
made possible by provision of an on-site turning
head adjacent to the service entrance.

3.48 Pedestrian access will be provided from both
Coldharbour Road and New House Lane.

3.49 The proposals include the extension of the
public footway along New House Lane to connect
with the existing footway that begins at the bus
stop outside the school playing fields. This will

be achieved by cutting into the bank along New
House Lane and supporting the remaining section
with a retaining wall. This footway will extend

from the eastern side of the proposed access up to
the existing footway at the bus stop. A section of
footway will also be introduced on the western side
of the proposed access alongside a dropped kerb
crossing along New House Lane.

Esting bus siop—__

EXTRACT 1, 1:500

Proposed path to tie into existing
asphalt assccated with bus stop

ty rail

Proposed retaining wall
rear of proposed path, (o accommadate changes
in levels

Existing grass verge located to rear of
proposed retainng wal to be retained




3.50 27 car parking spaces including 2 disabled
spaces are proposed. An ambulance drop off space
is also provided.

3.51 In order to encourage travel to the site by
sustainable modes, a Travel Plan has been prepared
and accompanies the application. This seeks to set
preliminary targets to reduce vehicular trips to and
from the site.

Drainage

3.52 A full drainage strategy has been prepared for
the site by Fairhurst and should be referred to for
full detail. A summary is however, provided below.

3.53 This document confirms that the site is located
within Flood Zone 1 and is therefore, at the lowest
risk of flooding.

3.54 The site is underlain by a layer of made ground
of varying thicknesses across the site, with Thanet
Sand Formation beneath this. The only deviation
from BGS records is the indication that there is
potentially a layer of head deposits within the north
western corner of the site.

3.55 Based on the detail provided in the
accompanying Ground Investigation, it is
anticipated that soakaways would be feasible for
on-site drainage. Infiltration testing will however,

be required to confirm this. Permeable paving is
proposed in the car park with geocellular infiltration
blankets underneath to provide an increase in water
quality from runoff.

3.56 The intention is to connect to an existing

foul connection that historically served the pub.

A drainage trace will be required in order to discover
the connection and route. If this is not possible, a
new foul connection will be required and will

3.57 pass through 3rd party land. If this is required,
it will be necessary to requisition a sewer to be
constructed by Southern Water. This could take
the form of a small section of foul sewer into the
adopted highway, which will open up the possibility
of constructing a foul sewer in the highway by the
developer, or a sewer can be requisitioned right up
to the site boundary.

3.58 The proposed drainage infrastructure will be
designed to ensure that the proposals do not cause
flooding offsite for the 1 in 100 plus 40% climate
change rainfall event.
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Statement of Community Engagement

4.1 In accordance with national and local policy
and guidance, a full programme of community and

m |l
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R

stakeholder engagement has been undertaken.

Principal activities included:

e Pre-Application discussions with Gravesham
Borough Council (GBC);

e Pre-Application discussions with Kent County
Council (KCC) Highways;

e Engagement with Ward Councillors; and

e A community consultation event in the form

Of a pUth eXhibiﬁOn. (1) North Facing View (2) East Facing View

Pre-application
Discussions

4.2 Inline with Government Guidance on best
practice, pre-application discussions were
undertaken with planning officers at GBC.

4.3 A request for pre-application advice was
submitted on the 23rd July 2021 under ref.
PRE20210313. This included basic massing HARRIS |7/ Vassin page 11
models but no detailed CGls. architects 9

(3) West Facing View (4) South Facing View

Original pre-app submission, July 2021
16



4.4 The first pre-application meeting with the case
officer was held on the 10th September 2021. This
was a positive meeting which confirmed that:

e There are no issues with regards to the
proposed use and nothing to prevent the
proposed use coming forwards in this location.

¢ The layout is the most beneficial regarding the
relationship with St Clement’s Close.

e The preference is to have the care home
provided as a single unit.

* Any scheme should reinforce the street line.

e Consideration should be given to reducing the
bulk and mass through provision of rooms in
the roof.

o |f a 3-storey section is provided on the corner,
it needs to be of a higher quality and enhance
the area.

4.5 Following the meeting, the design team
reviewed the pre-application scheme and amended
plans were submitted on the 26th October 2021.
These included detailed CGls which allowed for a
better interpretation of the proposals.

Additional images submitted for the pre-app, October 2021
17



4.6 This amended scheme:

Relocated bedrooms internally to the ground
and first floor from the second floor to allow for
the massing to be reduced.

Included accommodation within the roof served
by dormer windows.

Proposed a more varied roof form including
pitched and flat roof sections, gables and hipped
sections.

Provided detailing in the form of projecting
bays, recessed terraces, dormer windows and
variation in materials to break up the elevations.

Maintained the layout to reinforce the street line.

4.7 Upon submission of this amended information,

further discussions took place with the case officer

and the details were shared with Ward Members

and Design South East.

4.8 Design South East made suggestions for

amendments which are summarised below.

Design and Visual Impact

Consideration should be given to breaking up the
mass, introducing more variation in height and
creating gaps in the perimeter was suggested.

Consideration should be given to reconfiguring
the development as several smaller buildings
connected via covered bridges.

There is an opportunity to improve the quality
of the public realm around the site, providing
high quality footpaths and some public amenity.

The main entrance could be clearer and more
celebrated.

Provision of public art should be considered.

There is a huge potential for provision of high-
quality landscaped features on site and the
central communal space is welcomed. Separation
with the parking area should be provided and
consideration should be given to how this visually
relates to the surrounding streets.

Connections and Highways Considerations

Ideally a generous footpath would be provided
along New House Lane, connecting the bus stop
to the junction of Coldharbour Road and New
House Lane.

Consideration should be given to the provision
of two pedestrian accesses, one on Coldharbour
Road and one on New House Lane with the main
entrance.

Clarification is required on how emergency
services, delivery and refuse collection vehicles
will move around the site.

Other Considerations

Consideration should be given to mitigating the
impact of noise from Coldharbour Road.

The design should be driven by sustainability
considerations.

Consideration should be given to opening the
café for public use.
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4.9 The comments did acknowledge that the
submission of further drawings would allow for
further understanding of the site and the proposals.

4.10 A follow up discussion with the case officer took
place and the formal pre-application response was
issued on the 25th April 2022. This confirmed that:

Principle of Development

e The site is within the urban area which is considered
to be a sustainable location for development.

e There is no objection to the broad principle of
development in this location which would bring
back into use a vacant site.

e The Council is unable to demonstrate a 5-year
housing land supply with delivery substantially
below that required by the Housing Delivery Test.
The housing delivery element of the local plan is
regarded as being out of date and the presumption
in favour of sustainable development applies. This
means granting permission unless (i) the application
of policies in the NPPF protecting areas or assets
of particular importance indicate otherwise or (ii) if
adverse impacts of doing so would significantly and
demonstrably outweigh the benefits.

e In determining applications for housing, the
Council will apply a weighted balance in favour of
granting permission.



Design and Visual Impact

e Thereis no residential building line along the
junction of Coldharbour Road and New House
Lane.

e The site is visually prominent in the streetscene.

e The proposal would introduce a 2 - 3 storey
building with a variety of roof types immediately
alongside the frontage.

e The need for the design and layout for the C2
operation is noted but consideration should be
given to further refining the proposal to consider
how it could sympathetically integrate with its
surroundings whilst also celebrating the sites
prominent location.

e Aclear reasoning for the design rationale is
required in the design and access statement.

Highways

e [tisimportant to demonstrate that safe access
can be provided.

e Parking standards for C2 need to be considered,
including for cycling, mobility scooters and
electric charging.

e There is no footway link to New House Lane
adjacent to the access and consideration should
be given to introducing a link and to providing
pedestrian access from both frontages.

4.11 The response concluded that further refinement
should overcome the points raised in the pre-
application response.

4.12 Section 6 of this planning statement sets
out how these points have been addressed in this
submission.

Highways
Pre-application Enquiry
4.13 A highways pre-application enquiry was
submitted to KCC on the 19th May 2022. A

response was provided on the 7th July 2022
and key points can be summarised as:

e The site is a reasonable walking distance from
most facilities and bus services.

e The location of the access onto New House Lane
is acceptable. The maximum gradient should be
reduced from 1:10 to 1:15 to ensure access is
acceptable for elderly residents. If possible, steps
should be supplemented with a ramp.

e The proposed footpath link is an essential link.
o The provision of 27 spaces is acceptable.

* An ambulance space should be provided
primarily for that purpose.

o Trip generation should consider a comparison
between the proposed and previous use.

e Atravel plan will be required.
o Updated traffic speed surveys are required.

e KCC crash data should be used.
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414 Section 6 of this planning statement sets
out how these points have been addressed.

Engagement with
Ward Councillors

4.15 A virtual meeting with Councillor Mochrie-Cox
was held on the 12th May 2022 to introduce the
proposals. Ward Councillors were also invited to and
attended the public consultation event.

Public Consultation

4.16 Following the pre-application discussions, it was
agreed with all parties that an exhibition would be
the most appropriate way to encourage community
involvement with the proposal. A copy of the leaflet
can be viewed at Appendix 1.

4.17 As such, an exhibition was arranged for the 4th
July 2022 at St Mary’s Church of England, Wrotham
Road, Gravesend, DA11 7LL. 891 invitations

were sent to local residents and other potentially
interested parties. An advert was also placed in the
Dartford & Gravesend Messenger on Thursday 30th
June 2022. A copy of the advert can be viewed at
Appendix 2.

4.18 The exhibition comprised boards which set

out the background to the proposals and included
images of the proposed development. A copy of
these exhibition boards can be found at Appendix 3.



419 Members of the development team were
present at the exhibition, to answer questions from
those who attended. A total of 26 people attended
the exhibition, including Councillor Mochrie-Cox
and Councillor Rolles.

4.20 Feedback forms were provided at the event
and contact details were also provided so that
attendees could submit comments at a later date, or
ask any further questions. Attendees were asked to
submit any further responses by the 15th July 2022
and an online survey was also set up for comments
to be provided.

4.21 Atotal of 14 responses were received either
directly at the exhibition, or afterwards via email or
the online survey. Of those responses, 8 supported
the proposals (57%), 4 supported the proposals
with reservations (29%) and 2 requested further
information (14%). No responses objected to the
proposals.

4.22 Of those who responses, and notwithstanding
the overall support for the proposals, the main
comments raised were as follows:

Comment Response

Highways

Concerns over access.

The accompanying Transport Statement confirms that the proposed access is safe. KCC highways also confirmed no
safety concerns with this in the recent highways pre-application enquiry.

Query over whether enough parking is provided
for visitors. New house lane is not suitable for
parking as it is busy throughout the day.

Sufficient parking will be provided on site to accommodate the parking demand of the care home. KCC highways also
confirmed they are happy with the proposed provision in the recent highways pre-application enquiry. Parking will only
be required for staff and visitors as residents will be highly unlikely to be able to drive due to their advanced needs.

Query over whether the proposal will generate
extra traffic onto New House Lane.

The accompanying Transport Statement confirms that the proposed trip generation is not significant to cause harm to
New House Lane.

Design and Appearance

Consideration should be given to provision of a
sensory garden.

The landscaping proposals incorporate measures to enhance physical and wellbeing including a multi-purpose lawn
for events and a growing garden with raised planters. It is common for care home operators to also incorporate
sensory planting for residents.

Provision of an RAF memorial would be
welcomed.

The proposals include scope to provide public art to honour the previous Battle of Britain public house. This is
proposed to be in the form of a decorative railing next to the main entrance and the applicant is open to discussions
on this during the lifetime of the application.

3 storeys is out of context with the local area.

The surrounding area is largely 2-storeys but the corner location of the site and the space available provides an
opportunity for a 3-storey building. It is considered that the proposed layout and design is appropriate for this
location and that it will enhance what is currently a vacant and derelict site.

Residential Amenity

Concern over noise and dust associated with
construction. There have been ongoing issues
with the site since the pub was demolished.

The construction process will be managed appropriately to consider the impact on neighbouring residential
properties.

Query over whether noise from the school,
ambulance station and fire station has been
taken into account.

These have been taken into account and the application is accompanied by a noise assessment which concludes that
noise is not a constraint to development.

Disturbance to local residents should be kept to
a minimum during construction.

The construction process will be managed appropriately to consider the impact on neighbouring residential
properties.

Care Provision

Provision of affordable units for local elderly
people would be welcomed.

This is at the discretion of the operator who has yet to be determined.

Comments in Support

. The proposal is exactly what the area needs and the care home will be a great asset to the community.

. This is a very good use for the site with less traffic impact than residential flats.

. Very impressed and would like a care home in this location.

. Good to see something benefitting local residents being proposed for this site.

. Fully support the re-use of this site with a local facility.

. Hope the Council approves the proposals.

. The building is attractive and nicely landscaped
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4.23 In response to these comments amendments
have been made to the proposed scheme. These are
outlined in full in section 6.

4.24 In summary, the applicant has actively engaged
with the local community and stakeholders to
communicate and develop the proposals. This has
met the requirements of the NPPF and the local
guidelines, as set out in the Council’s SCI. The
pre-application engagement has ensured that the
local community and key political stakeholders are
well-informed of the proposals. Communication
with interested parties remains on-going. As such,
the applicant considers that the pre-application
engagement undertaken with the local community
and key stakeholders has been timely, meaningful,
and effective.
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Planning Policy Context

5.1 Section 38 (6) of the Planning and Compulsory
Purchase Act 2004 requires that the determination
of planning application be made with regard to the
Development Plan, unless material considerations
indicate otherwise.

5.2 This is reiterated at paragraph 47 of the
National Planning Policy Framework (NPPF), which
also makes it clear that the NPPF is a material
consideration in decision making.

5.3 The site is situated within the administrative
area of Gravesham Borough Council where the
Development Plan comprises the Core Strategy
(September 2014) and the saved policies of the

Gravesham Local Plan First Review (September 2014).

5.4 Emerging documents comprise the Local Plan
Core Strategy Partial Review and Site Allocations
(October 2020) and the Draft Development

Management Policies Document (October 2020).

5.5 The main planning policy considerations
pertinent to the proposed development are
considered below.

Core Strategy
(September 2014)

5.6 The site is not subject to any designations
according to the adopted local plan.

5.7 This notes that Coldharbour Road and New House
Lane are both local distributor roads (dashed line). It
also notes the key site to the east (pink shading) and
the local centre to the north east (purple star).

5.8 The following adopted policies are considered
to be relevant.

5.9 Policy CS01 (Sustainable Development)
advises that planning applications that accord

with the policies in the development plan for
Gravesham will be approved without delay,

unless material considerations indicate otherwise.
The Council will take a positive approach when
considering development proposals that reflects the
presumption in favour of sustainable development
in the NPPF. Where there are no policies relevant to
the application or relevant policies are out of date,
the Council will grant permission unless:
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Extract from local plan proposals map

o Any adverse impacts of granting permission would
significantly and demonstrably outweigh the benefits,
when assessed against the policies in the National
Planning Policy Framework taken as a whole; or

e Specific policies in that Framework indicate that
development should be restricted’.



5.10 Policy CS02 (Scale and Distribution of
Development) seeks to provide at least 6,170 new
dwellings. Currently, a rate of at least 363 dwellings
per year applies between 2019 / 2020 - 2023

/ 2024. Development within the urban area is
prioritised as it is the most sustainable location.
This will be achieved including by:

‘Promoting regeneration by prioritising the redevelopment
and recycling of underused, derelict and previously
developed land in the urban area. This will be principally
through redevelopment of former industrial sites in

the Opportunity Areas of Northfleet Embankment and
Swanscombe Peninsula East, and Gravesend Riverside
East and North East Gravesend to create new residential
neighbourhoods and employment areas’

‘Bringing forward a range of suitable sites in other
parts of the urban area for residential and employment
development, including Land at Coldharbour Road Key Site’

5.1 The supporting text notes that Gravesend /
Northfleet / Ebbsfleet, i.e. the urban area is the
first-tier settlement in the borough and the location
which is considered to be most sustainable.

5.12 Policy CS21 (Land at Coldharbour Road Key
Site) seeks to secure a mixed used development
including 500 dwellings, open space, community
facilities, office and light industrial.

5.13 Policy CS07 (Economy, Employment and
Skills) seeks to secure new employment floorspace.

5.14 Policy CS10 (Physical and Social
Infrastructure) expresses support for proposals
and activities that protect, retain or enhance

existing physical and social infrastructure or provide
additional infrastructure that improves community
wellbeing. Where new development leads to a

need for improved physical or social infrastructure,
contributions will be sought.

5.15 Policy CS11 (Transport) requires development
to mitigate its impact on the highway and public
transport network. Sufficient parking should be
provided in new development in accordance with
adopted standards. Improvements to walking and
cycling facilities and networks will be sought.

5.16 Policy CS12 (Green Infrastructure) seeks

to secure a multifunctional linked network of
green spaces, footpaths, cycle routes and wildlife
stepping stones and corridors. Adverse impacts on
priority habitats or species should be avoided on
development sites and opportunities to enhance
biodiversity will be encouraged.

5.17 Policy CS14 (Housing Type and Size) seeks

to secure a mix of housing including provision of
sheltered housing and extra care housing for people
with special needs on suitable sites in locations with
access to a range of services.

5.18 The supporting text notes that the
concentration of residential institutions should be
controlled to protect local character.

5.19 Policy CS15 (Housing Density) advises that
sites will be developed at a variety of densities
depending on their location and accessibility to
public transport. Proposals are required to make
effective use of land.
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5.20 Policy CS18 (Climate Change) directs
development to areas at the lowest risk of flooding
and seeks to ensure the impact of drainage from new
development is minimised. This includes a requirement
that surface water run off from new development has
no greater adverse impact than the existing use. The
use of sustainable drainage systems where technically
and financially feasible is also encouraged. Regarding
water demand, this policy seeks to ensure that non-
residential developments of 1000 sg. m or more meet
the BREEAM Excellent standard for water efficiency
and include provision for the collection of rainwater.
Regarding carbon reduction, this policy seeks to
support proposals which lead to a reduction in the
carbon footprint.

5.21 Policy CS19 (Development and Design
Principles) seeks to ensure that new development
is visually attractive, fit for purpose and locally
distinctive. Development is required to:

o Conserve and enhance the character of the local
built, historic and natural environment.

o Integrate well with the surrounding local area and
meet anti-crime standards.

e Incorporate sustainable construction standards.
* Be adaptable to changing lifestyles.

e Use the collaborative approach in Building for
Life 12 and in Kent Design guidance to ensure a
positive contribution to the streetscene is made.
This will include taking account of scale, height,
building lines, layout, materials and architectural
features of adjoining buildings. Consideration of
wider context including strategic views and site
topography is also required.



o Be located to safeguard the amenity of its
occupants and neighbours including privacy,
daylight and sunlight. Adverse impact from
noise, air, odour, light pollution and land
contamination should also be avoided.

o Be accessible to all members of the community.
e Include hard and soft landscaping and public art.

e Provide appropriate levels of public and private
amenity space.

e Provide car parking that is well related to the
area it serves.

e Enhance biodiversity and deliver environmental
enhancements where opportunities arise.

o Take opportunities to build in resilience to
climate change.

* Provide appropriate facilities for the storage and
recycling of waste.

e Create a safe and secure environment.

5.22 Policy CS20 (Heritage and the Historic
Environment) places high priority on the
preservation, protection and enhancement of
heritage and the historic environment.

Saved policies of the
Gravesham Local Plan First
Review (September 2014)

5.23 Policy Hé6 relates to provision to meet
special housing needs and advises that the
Council will support in principle, proposals from
housing associations, the private sector and other

organisations. It advises that for residential hostels
and homes, clusters will be avoided to ensure harm
to character doesn’t occur.

5.24 Policy T1 advises that the impact on the
transport network will be assessed in proposals for
new development.

5.25 Policy T5 advises that new accesses or the
intensification of accesses to the highway network
will be permitted where no danger will arise and
where a properly formed access can be created in a
location and to a standard that is acceptable to the
local planning and highway authorities.

5.26 Policy P3 requires provision for vehicle
parking in accordance with Kent CC Vehicle Parking
Standards as interpreted by Gravesham Borough
Council unless justified as an exception. All parking
should be provided on the development site.

Regulation 18 Stage 2
Consultation

5.27 Regulation 18 Stage 2 consultation was
undertaken in October 2020 in response to a review
of the adopted Core Strategy which indicated that
there is a need to update the following policies:

o Local Plan Core Strategy Policy CS02: Scale and
Distribution of Development,

e Local Plan Core Strategy Policy CSO7: Economy,
Employment and Skills and

e Local Plan Core Strategy Policy CS08: Retail,
Leisure and the Hierarchy of Centres
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5.28 This consultation included Part 1: Local Plan Core
Strategy Partial Review and Site Allocations (October
2020) and Part 2: Draft Development Management
Policies Document (October 2020).

5.29 Submission of these documents for examination
was targeted for October 2021 but there have been
no updates since this stage 2 consultation.

Part 1: Local Plan Core
Strategy Partial Review and
Site Allocations (October 2020)

5.30 This document notes the following:

e The Borough's population aged 65-84 will increase
by 25% between 2018-36, while those 85+ will
increase by 50% during the same period.

e Anincrease in those over 65 and therefore those
in retirement will increase demand for goods
and services linked to meeting the needs of
older people, e.g. handy person services, garden
maintenance, cleaning, cooking, health services,
social care, specialist housing, etc.

e The 2018 based Household Projections identify that
the number of households in the Borough will increase
by 2% between 2020-2036, with the greatest
increase in household growth being attributable to
older (65+) person households (26.5%).

e Given the increase in older person households,
especially those aged 85+, there will be an
increased need for sheltered housing and care
home provision in the Borough over the plan
period (2036).



e The Council are looking to revise the settlement
hierarchy but the urban area of Gravesend and
Northfleet will still form the top tier and the
main focus for development.

Regulation 18 Stage 2
Consultation Part 2:

Draft Development
Management Policies
Document (October 2020).

5.31 This document includes development
management policies and asks for views on these.

5.32 Relevant policies are set out below but it is
noted that these are at an early stage and have not
been through the examination process.

5.33 Proposed Policy INF 2 (Transport Design
Principles) includes a focus on walking, cycling
and public transport and requires consideration
of people with disabilities and reduced mobility. It
notes that provision should be made for the safe
and efficient delivery of goods, access for service
and emergency vehicles and the requirements of
plug in and other ultra-low emission vehicles.

5.34 Proposed Policy INF3 (Understanding and
Mitigating Transport Impacts) requires development
proposals to meet their transport needs in a
sustainable manner. It notes that sufficient parking
should be provided for new developments in
accordance with the Council’'s adopted standards and
that proposals resulting in an unacceptable highway
safety impact will not be permitted.

5.35 Proposed Policy INF 4 (New Accesses and
Junctions) requires all new accesses and junctions
to be sited appropriately having regard to the levels
of development, traffic and types of vehicle that are
likely to use them. New accesses should accord with
relevant highway design, construction and safety
standards; provide sufficient manoeuvring space so
vehicles can enter and leave the site in forward gear
and; not result in an unacceptable impact on the
highway network.

5.36 Proposed Policy INF 5 (Electric Vehicle
Charging Points) requires a single bay and charging
point for electric vehicles for schemes proposing
less than 50 parking bays.

5.37 Proposed Policy Gl 4 (Trees, Hedgerows and
Woodland) advises that development should be
designed to retain trees, hedgerows and woodland
that contribute positively to the amenity of a site
and the surrounding area. Where proposals resulting
in the loss of trees, hedgerows or woodland are
approved, conditions will be imposed to require a
final landscaping scheme to be submitted.

5.38 Policy Gl 6 (Biodiversity) advises that
proposals should seek to secure measurable net
gains for biodiversity. Applications resulting in
significant harm to biodiversity will not be permitted
unless material considerations indicate otherwise.
All new dwellings within a ém radius of the outer
boundary of the Thames Estuary and Marshes
Ramsar / SPA will be required to mitigate the
potential cumulative impact on the designated

are through the North Kent Strategic Access
Management and Monitoring Strategy (SAMMS) or
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as an alternative legally binding mechanism unless
otherwise justified as an exception.

5.39 Policy FW 1 (Managing Water Quality)
advises that proposals that enhance water quality
will be supported.

5.40 Policy FW 2 (Managing water supply in new
development) advises that major development
proposals will need to demonstrate that there

will be an adequate water supply to serve the
development. Proposals for all non-residential
developments of 1,000 sq. m or more must be
designed to meet the BREEAM Excellent standards
for water efficiency unless justified as an exception.

5.41 Policy FW3 (Managing Flood Risk) advises
that applications will be assessed in accordance with
national policy and guidance on flood risk.

5.42 Policy FW 4 (Managing Waste Water
Drainage) advises that a presumption will be applied
that all new developments requiring discharge

of waste water should do so to a public sewer to

be treated at a public treatment works operated

by a water company, unless it is not feasible to

do so on grounds of cost or practicality. Where
alternative means of dealing with waste water are
proposed, this will only be permitted where it is
demonstrated that this is not feasible and that there
are no adverse impacts on the water environment,
amenity or highway network. Major development
proposals will be required to demonstrate that there
will be adequate waste water capacity to serve the
development.



5.43 Policy FW5 (Managing Surface Water
Drainage) advises that the Council will

require the use of sustainable drainage within
developments where appropriate. In the case of
major development, there is a presumption that
sustainable drainage systems will be used to manage
surface water run off unless this is not feasible.
In all cases, the Council will require that surface
water run-off from all new development has, as
a minimum, no greater adverse impact than the
existing use.

5.44 Proposed Policy AM 1 (Air Quality) requires
an air quality assessment for all proposals which are
in areas of poor air quality.

5.45 Proposed Policy AM 2 (Contaminated
Land) requires a contaminated land assessment
for proposals on sites which may be affected by
contamination.

5.46 Proposed Policy AM 4 (Sunlight and Daylight
within New Development) advises that new
development should ensure that there are adequate
levels of daylight and sunlight for occupants of the
development and neighbouring properties. It notes
that the Council will apply a flexible approach where
a proposal optimises the use of the site with public
benefits weighed against any resulting deficiency in
daylight or sunlight.

5.47 Proposed Policy AM5 (Noise and Vibration)
requires a noise assessment for proposals on sites
which may be affected by noise.

5.48 Proposed Policy DES3 (Tall and Bulky
Buildings) sets design criteria for larger buildings
requiring an assessment of:

o Topography.

e The existing urban grain including scale, form
and massing.

« Any existing public or private open spaces.
e Any significant views.

e Existing landmark buildings and their
significance.

e QOvershadowing and reduction of daylight and
sunlight.

e Permeability and the ability to move within the
public realm on foot or by cycle.

e The amenity and security of adjoining residential
and other buildings regarding overlooking or
other impacts.

5.49 It notes that the design of tall buildings should
consider how they relate to the public realm at
ground level.

5.50 Proposed Policy HER1 (Development
Involving Heritage Assets) requires proposals
to protect, conserve and enhance the historic
environment of the borough.
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Other Material Considerations

5.51 The following documents also form material
considerations of relevance to this application:

o National policy (primarily set out in the National
Planning Policy Framework and Planning Practice
Guidance).

+ Additional guidance contained in Supplementary
Planning Documents (SPD) and other guidance.

National Planning Policy Framework

5.52 [The National Planning Policy Framework (“NPPF”)
was originally published in March 2012, revised in July
2018 and updated in February 2021, June 2019 and
most recently in July 2021. It is a material consideration
in planning decisions.

5.53 The purpose of planning is to contribute to the
achievement of sustainable development and Paragraph 8
outlines the three overarching objectives of this:

An economic objective - 'to help build a strong,
responsive and competitive economy, by ensuring

that sufficient land of the right types is available in the
right places and at the right time to support growth,
innovation and improved productivity; and by identifying
and coordinating the provision of infrastructure;

e Asocial objective - to support strong, vibrant and healthy
communities, by ensuring that a sufficient number and
range of homes can be provided to meet the needs of
present and future generations; and by fostering well-
designed, beautiful and safe places, with accessible
services and open spaces that reflect current and future
needs and support communities” health, social and
cultural well-being; and



e Anenvironmental objective - to protect
and enhance our natural, built and historic
environment; including making effective use of
land, improving biodiversity, using natural resources
prudently, minimising waste and pollution, and
mitigating and adapting to climate change,
including moving to a low carbon economy’.

5.54 Paragraph 9 advises that these three objectives
are interdependent and should not be treated

in isolation in consideration of planning issues.
Clearly, this includes making provision for the older
generation, as a key part of any healthy community.

5.55 Paragraph 10 establishes that at the heart of
the NPPF is a presumption in favour of sustainable
development and Paragraph 11 sets out that plans
and decisions should apply a presumption in favour
of sustainable development. For decision-taking,
this means:

‘Where there are no relevant development plan policies, or
the policies which are most important for determining the
application are out-of-date, granting permission 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”.

5.56 Chapter 4 (Decision Making) advises that local
planning authorities should approach decisions on
proposed development in a positive and creative

way and work proactively with applicants to secure
developments that will improve the economic, social
and environmental conditions of the area. Decision-
makers should seek to approve applications for
sustainable development where possible.

5.57 Paragraph 39 encourages early engagement as
this has the potential to improve the efficiency and
effectiveness of the planning application system.

5.58 Paragraph 47 confirms that applications should
be determined in line with the existing development
plan, unless material conditions indicate otherwise.

5.59 Paragraph 55 advises that the use of planning
conditions (and obligations) should be considered
for development that would otherwise be
unacceptable. Paragraph 57 goes on to confirm
that planning obligations can only be used where
they are necessary, directly related and fairly and
reasonably related to the development.

5.60 Chapter 5 relates to the delivery of a sufficient
supply of homes and emphasises the Government's
objective to significantly boost the supply of homes.
Paragraph 62 advises that the size, type and

tenure of housing for different groups (including
older people) should be assessed and reflected in
planning policies.

5.61 Paragraph 69 advises local planning authorities
to support the development of windfall sites
through policies and decisions giving great weight
to the provision of housing on suitable sites within
existing settlements for homes.
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5.62 Chapter 6 (Building a strong, competitive
economy) seeks to support economic growth and
productivity accounting for local needs and wider
opportunities and considering the needs of different
sectors.

5.63 Chapter 8 (Promoting healthy and safe
communities) seeks to deliver healthy, inclusive and
safe places which promote social interaction; are
safe and accessible; and enable and support healthy
lifestyles. Local authorities should guard against
the unnecessary loss of local services to enhance
the sustainability of communities and residential
environments. An integrated approach to the
location of housing, economic uses and community
facilities and services should be adopted.

5.64 Chapter 9 (Promoting sustainable transport)
seeks to ensure that transport matters are
considered at the earliest stages of development.
Paragraph 111 advises that development should
only be refused on highway grounds if there would
be an unacceptable impact on highway safety,

or the residual cumulative impacts on the road
network would be severe.

5.65 Chapter 11 (Making effective use of land)
gives substantial weight to the value of using
suitable brownfield land. Paragraph 120 notes

that policies and decisions should promote and
support the development of under-utilised land and
buildings especially where it would help to meet
identified needs for housing and where land supply
is constrained.



5.66 Chapter 12 (Achieving well-designed places)
advises that the creation of high-quality buildings
and places is fundamental to the planning and
development process.

5.67 Chapter 14 (Meeting the challenge of climate
change, flooding and coastal change) seeks to
secure a transition to a low carbon future ensuring
that climate change adaptation, flood risk and

coastal change is considered in in new development.

5.68 Chapter 15 (Conserving and enhancing the
natural environment) seeks to contribute to and
enhance the natural and local environment, protect
and enhance habitats and biodiversity and consider
ground conditions and pollution.

5.69 Chapter 16 (Conserving and enhancing the
historic environment) advises that in determining
proposals that affect heritage assets, authorities
should describe the significance or any heritage assets
affected, including their setting with the level of detail
required proportionate to the assets importance.

Planning Practice Guidance (PPG)

570 On 6 March 2014, the Department for
Communities and Local Government (“DCLG”)
launched the Planning Practice Guidance web-
based resource.

Housing for Older People

571 There is a specific section of the PPG that
addresses housing for older and disabled people and
Paragraph 001 (Reference ID: 63-001-20190626)

states that: ‘The need to provide housing for older people
is critical. People are living longer lives and the proportion
of older people in the population is increasing’. This
paragraph continues by stating: ‘Offering older people
a better choice of accommodation to suit their changing
needs can help them live independently for longer, feel
more connected to their communities and help reduce
costs to the social care and health systems’.

5.72 The PPG confirms that "..The health and

lifestyles of older people will differ greatly, as will their
housing needs, which can range from accessible and
adaptable general needs housing to specialist housing
with high levels of care and support. For plan-making
purposes, strategic policy-making authorities will need to
determine the needs of people who will be approaching
or reaching retirement over the plan period, as well as
the existing population of older people’ (Paragraph 003,
Reference ID: 63-003-20190626).

5.73 Paragraph 006, Reference ID: 63-006-
20190626 also notes that ‘Plan-making authorities
should set clear policies to address the housing needs

of groups with particular needs such as older...people.
These policies can set out how the plan-making
authority will consider proposals for the different types
of housing that these groups are likely to require. They
could also provide indicative figures or a range for the
number of units of specialist housing for older people
needed across the plan area throughout the plan period’.

5.74 Paragraph: 007, Reference ID: 63-007-
20190626 advises that local planning authorities
can include provision of housing for older people in
their annual monitoring reports.
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5.75 The PPG goes on to note (at Paragraph 012,
Reference ID: 63-012-20190626) that ‘Plans need
to provide for specialist housing for older people where
a need exists’.

5.76 Paragraph 013, Reference ID: 63-013-
20190626 notes that: ‘It is up to the plan-making body
to decide whether to allocate sites for specialist housing
for older people. Allocating sites can provide greater
certainty for developers and encourage the provision

of sites in suitable locations. This may be appropriate
where there is an identified unmet need

for specialist housing’.

5.77 Paragraph 016, Reference ID: 63-016-
20190626 advises decision makes to consider the
following when assessing applications for specialist
housing for older people: ‘Decision makers should
consider the location and viability of a development
when assessing planning applications for specialist
housing for older people. Local planning authorities can
encourage the development of more affordable models
and make use of products like shared ownership. Where
there is an identified unmet need for specialist housing,
local authorities should take a positive approach to
schemes that propose to address this need’.

5.78 Paragraph 016a, Reference ID: 63-016a-
20190626 advises plan making authorities to count
housing provided for older people in their housing
requirement.



5.79 Paragraph 019, Reference ID: 63-019-
20190626 advises that the characteristics of
a dementia friendly community include:

e ‘Easy to navigate physical environment
e Appropriate transport

o Communities shaped around the views of
people with dementia and their carers

e Good orientation and familiarity
e Reduction in unnecessary clutter

¢ Reduction in disorienting visual and auditory
stimuli’.

5.80 In the PPG Housing supply and delivery chapter,

Paragraph 035 (Reference ID: 68-035- 20190722)
advises that housing for older people including Class
C2 residential institution can be included within

the housing land supply, based on the amount of
housing released as a result. The Housing Delivery
Test Measurement sets a ratio of 1.8 for communal
households, including residential institutions.
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National Design Guide

5.81 The National Design Guide was published by
the Ministry of Housing Communities and Local
Government. It builds on the guidance set out in the
NPPF and its accompanying Guidance, and outlines
the Government’s priorities for well-designed places
in the form of ten characteristics. As follows:

Supplementary Planning Documents
and Guidance

5.82 The following Supplementary Planning
Documents (SPD) and guidance have been
considered in developing the submitted proposals:

o KCC Development Contributions Guide (March
2007)

o Kent Design Guide (except the supplementary
guidance on residential parking)

o SPG2: Biodiversity Conservation (July 2006)

e SPG4: Kent Vehicle Parking Standards (July 2006)

KCC Development Contributions Guide
(March 2007)

5.83 This document provides the methodologies
and calculations for contributions and notes that
contributions will be considered on a site by site basis.

Kent Design Guide (except the supplementary
guidance on residential parking)

5.84 This document is intended to provide a starting
point for good design whilst still allowing for
creative and innovative approaches.
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SPG2: Biodiversity Conservation (July 2006)

5.85 This document provides guidance on what
biodiversity is, why it needs to be considered, how
it can be considered through the development
process and who can help planners and
developers further consider biodiversity in the
development process.

SPG4: Kent Vehicle Parking Standards
(July 2006)

5.86 This document sets out vehicle parking
standards.




Planning Analysis

6.1 This section analyses the suitability of the
proposed development in the context of local and
national planning policy. Reference is made within
this section to assessments within technical reports
that have been submitted in support of the planning
application.

Principle of Development

6.2 This section sets out how the proposed
development is acceptable in principle in terms of
location and use and includes consideration of the
following:

Location of the site;
Land use;
Housing land supply; and

Provision of older persons accommodation.

Location of Site L
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6.3 With regards to the adopted local plan policies,

policy CSO2 relates to the scale and distribution of

development within the borough with priority given

to the urban area as a sustainable location. The
site is located within Northfleet which, along with




Gravesend and Ebbsfleet, forms the defined urban
area and a first-tier settlement. As such, the site is
located within one of the most sustainable parts of
the borough with access to a wide range of services,
facilities and public transport and is a location where
development is directed in general terms. This has
been confirmed within the pre-application response.

Land Use

6.4 Policy CS02 also promotes the redevelopment
of derelict and previously developed land in the
urban area. Policy CS15 further requires the
effective use of land. The site was formally occupied
by the Battle of Britain public house which was
demolished in 2016 by the former site owner.

The site has remained vacant since this time.
Frontier Estates purchased the site and have since
undertaken regular maintenance to keep itin a
tidy condition. Redeveloping previously developed
land is an inherently sustainable approach to
development. This proposal offers a significant
opportunity to bring back into use this vacant site
with a use that will meet an identified demand

for care accommodation as discussed later in this
section. The proposal seeks to effectively reuse
the site whilst respecting the character and layout
of the area and surrounding uses, as is addressed
further in this section.

6.5 The principle of re-developing of the site

has also been established through the granting
of planning application ref. 20171245 in 2020
for 20 residential units. The approved scheme
indicates that the principle of developing the site

is acceptable and the pre-application response
welcomed the proposals to bring a vacant
brownfield site back into effective use.

Housing Land Supply

6.6 Policy CSO2 of the Core Strategy sets out the
Boroughs objectively assessed need for housing
over the Plan period (up to the year 2028) and

finds that there is a need for at least 6,170 new
dwellings during this period. At present, the Local
Authority is unable to demonstrate a 5-year housing
land supply, currently standing at 3.27 years. The
Council also scored 57% in the 2021 Housing
Delivery Test. As the delivery of housing is less than
75% of what is required by the Housing Delivery
Test, the Council are subject to the presumption in
favour of sustainable development and paragraph
11 (d) of the NPPF applies. This advises that:

‘Where there are no relevant development plan
policies, or the policies which are most important for
determining the application are out-of-date, granting
planning permission unless:

i The application of policies in this Framework
that protect areas or assets of particular
importance provides a strong reason for
restricting the overall scale, type of distribution
of development in the plan area; or

i 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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6.7 As such, when determining planning applications
involving uses such as this, the Local Authority
should 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 proposal when evaluated against
development plan policy. This was confirmed by the
Council in their pre-application response.

6.8 With respect to the contribution of this
proposal towards the housing shortfall, the NPPG
advises that Local Planning Authorities can count
housing provided for older people, including uses
within Class C2, as part of their housing land

supply (Paragraph 035, Reference ID 68-035-
20190722). Based on the Housing Delivery Test
calculation, which applies a 1.8 ratio for communal
accommodation including care homes, the proposed
65-bed care home would provide for the equivalent
of 36 new dwellings in the borough and given the
current 5-year housing land supply position, this

is of particular importance and should be assigned
significant weight.

Provision of older persons accommodation

6.9 Policy CS14 seeks to secure a mix of housing
types and particularly establishes support for C2
uses including sheltered housing and extra care
housing on suitable sites in areas with access to a
range of services that provide for the future needs
of occupants. This includes provision of care homes
for elderly people who have more advanced needs
and who require more advanced care.



6.10 The Gravesham Borough Council Strategic
Housing Market Assessment, states that:

‘The most significant growth is forecast in the age bands
over 65. Growth is particularly marked in the 85+
household age band, which is projected to increase by
2,030 householders (1447%) over the 25 years from
2012 2037

6.11 This change in the population profile results in
the greater need for all forms of housing and care
provision for older people.

6.12 An independent assessment has been
undertaken and indicates that within a 3-mile radius
there is a current shortfall of 193 en-suite beds

and 517 wet room beds, including all planned beds.
As such, there is a significant unmet need in the
catchment area and a pressing need for care home
accommodation within the local area which this
proposal seeks to address.

6.13 The provision of care homes remains an
important part of the overall care provision in the
area and is particularly important for those with
advanced needs such as dementia.

6.14 The proposed care home will provide
accommodation for those living with dementia

and other complex physical needs, many who will
sadly be in the last years of their life. Residents will
require 24-hour specialist care and help and support
in undertaking everyday tasks that many of us take
for granted.

6.15 Discussions are progressing with a care home
operator for the proposed care home. Residents will
benefit from a tailored care package, determined
according to their individual needs. A wide range

of care services will be provided by on-site staff
24-hours a day and by visiting medical professionals
from local doctors’ surgeries. There will also be a
dedicated ambulance drop off / pick up space within
the car park to assist with hospital trips where
required.

6.16 The proposed facility allows individual
residents to receive varying degrees of support
and care and an on-site care team will be present
24-hours a day to help deliver this.

6.17 This scheme proposes a care home for nursing
and residential care where the needs of residents
will be advanced. As needs become more advanced,
demand to utilise local services and facilities
reduces due to resident’s reliance on care and
services provided on-site. Due to their complex
needs, the majority of residents are highly unlikely
to be able to leave the facility unaccompanied
meaning there will be very limited demand from
residents to travel independently.

6.18 The site is accessible by the road network and
in close proximity to bus stops on Coldharbour Road
and New House Lane which serve the surrounding
area and these could be used by staff and visitors
travelling to and from the proposed care home. The
Lawrance Square Local Centre is a short distance
away and provides local facilities. As such, the
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site has access to a range of services as required
by policy and does form a sustainable location in
accordance with policy CS14.

6.19 There are significant social benefits arising
from a care home proposal, including significant
savings to the NHS as a result of removal of ‘bed
blocking’ within hospitals and reduced falls at home,
improved wellbeing and a reduction in loneliness.

6.20 It is also important to note the wide-ranging
health and wellbeing benefits that can occur when
someone moves into specialist care accommodation,
improving their overall quality of life. In particular,
residents benefit from a wider range of social
interactions and access to events on-site which
include consideration of their individual needs.

Importantly, residents have access to specialist care.




6.21 A further benefit of this type of
accommodation is the potential to free up existing
homes owned by older people who require
specialist care, releasing them back into the market
for family accommodation.

6.22 Saved policy H6 seeks to avoid an
overconcentration of uses to protect the character
of the local area. The emphasis of this point is set
out with the supporting text of policy CS14. On
assessment the closest care homes would appear
to be as follows;

¢ Dene Holm Care Home, Dene Holm Rd,
Northfleet, Gravesend DA11 8JY approximately
0.2 miles away.

* Mayflower Care Home, Hartshill Rd, Northfleet,
Gravesend DA11 7DX approximately 0.5 miles
away.

o Wombwell Care Home, Wombwell Gardens,
Northfleet, Gravesend, Kent, DA11 8BL
approximately 0.6 miles away.

6.23 These are not within the immediate vicinity
of the site and it is not considered that the
provision of a care home on this site would result
in an overconcentration of uses in this location. It
would instead, deliver a much-needed care home,
diversifying the mix of residential uses in the
immediate vicinity and leading to an improved mix
of accommodation overall.

Conclusion on Principle of Development

6.24 In light of the matters discussed above, through
the redevelopment of a previously developed site
within a defined urban area, this proposal would
deliver much-needed care beds in an area where
there is an identified need for them. The site is
located within a highly accessible and sustainable
location to which development is directed and will
not impact on the local character of the area in terms
of over concentration. The proposal is therefore
considered to comply with development plan policies
CS02, CS14, CS15, Hé; chapter 2, 5 and 11 of the
NPPF and the principle of development is acceptable.

6.25 In line with paragraph 11 (d) of the NPPF, it

is considered that planning permission should be
granted for this proposal. The planning balance is
addressed further detail in section 7 below however
it is considered that significant weight should be
applied to the following significant social benefits:

e The delivery of 65 care beds within Class C2
in response to a significant unmet need within
the local area.

o Significant savings to the NHS, as a result of
reduced ‘bed blocking” within hospitals and falls
at home, improved wellbeing and a reduction
in loneliness for local people.

¢ A considerable contribution of 36 units to the
5YHLS contributing to housing delivery in an
area where there is a presumption in favour of
sustainable development. The provision of care
accommodation would also free up housing
elsewhere in the district.
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Other Material
Considerations

6.26 The principle of development is supported by
the development plan and the remainder of this
chapter examines material planning considerations
to demonstrate that in all other regards the proposal
conforms with the policy framework including the
development plan and the NPPF. Namely, these
considerations relate to;

o Design;

¢ Neighbouring amenity;

e Access and Parking;

e Landscape and Ecology;

e Ground Conditions and Drainage; and

e Sustainability.

6.27 The following sections explore each of these
in further detail.

Design

6.28 The design approach is set out in the Design
and Access Statement which accompanies the
planning application. This provides an analysis of

the site context and should be referenced in full. In
brief, however, the design approach demonstrates
that the proposal represents a high standard of
design which respects the local context, meets all
relevant standards and provides a high-quality design
approach which will enhance the visual appearance
of this site.



6.29 Adopted policy CS19, the Kent Design

Guide and the National Design Guidance require
development to adhere to the principles of urban
design and sustainability in order to achieve a high
quality of development.

6.30 This scheme has evolved following a
comprehensive pre-application and consultation
process which included discussions with officers,
Design South East, elected Members and local
residents.

6.31 The original pre-application submission of
July 2021 received comments mainly relating to its
layout and design. During the first pre-application
meeting with the officer, it was acknowledged

that the proposed layout was beneficial regarding
its relationship with St Clement’s Close and the
preference was to have the care home provided
as a single unit with the building reinforcing the
street line. In addition it was considered necessary
to reduce the bulk and mass of the building and
consider the design presence of the building
located on the corner of Coldharbour Road and
New House Lane.

6.32 Following these comments, the design was

carefully considered and updated in October 2021.

As noted previously, amendments included:

e Relocating bedrooms internally to the ground
and first floor from the second floor to allow
for the massing to be reduced. This included
provision of accommodation within the roof
served by dormer windows.

e A more varied roof form including pitched and
flat roof sections, gables and hipped sections.

¢ Detailing in the form of projecting bays,
recessed terraces, dormer windows and
variation in materials to break up the elevations.

* Maintaining the layout to reinforce the street
line.

6.33 Subsequent to this, further discussions

were held with the Case Officer and the updated
scheme was presented to Design South East (DSE)
who made additional suggestions. These additional
comments were reviewed by the project team and
the following further changes were made:

Coldharbour Road Elevation

e Further measures to break up the massing of
the Coldharbour Road elevation, breaking down
a continuous hipped section into 2 hipped
sections with a recessed central element and
adding a flat roofed section on the corner of
the building. The roofs were also adjusted to
reduce overall ridge height.

¢ Reduction in the bulk of the roof of the
elevation adjacent to the St Clement’s Close
boundary, replacing a large hipped section with
a flat roof section.
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Above: Previous pre-app visual from Coldharbour Road.

Above: Updated visual from Coldharbour Road for this planning application submission.



Coldharbour Road / New House Lane Corner New House Lane Elevation / Care Home Entrance

e Introducing a curved corner feature on at the e Further measures to break up the massing of the o Reduction of the flat roof section above
junction of Coldharbour Road and New House New House Lane elevation including reduction the care home entrance from 3 to 2 storeys
Lane to increase the set back from the frontage. of the 2 hipped sections to make them narrower including amending the materials from white
The appearance of this corner feature has been with 2 dormer windows instead of 3. The ridge cladding to brick.
simplified with brick used at ground and first floor heights in this area have also been reduced.

e Changing the proposed roofing materials from

level and the second floor finished using metal . . . ) )
) } : ) ¢ Reduction of the roof adjacent to the site metal cladding to tiles.
cladding and recessed behind the main elevation to ) ) ) )
access, replacing a hipped section with a flat

allow for a terrace to be provided. This has helped

roof section.

to work better with the levels, introduce a path
within the garden adjacent to the building and to

better ensure that the root protection area of the
existing tree is maintained.

o Changing the proposed roofing materials from
metal cladding to tiles.

Above: Updated visual from Coldharbour Road / New House Lane Junction. Above: Updated visual from New House Lane for this planning application submission.
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6.34 This scheme was presented at the public
consultation event and comments on design were
largely positive. Further minor changes have been
made to the scheme and are reflected in this
planning application submission. The Design and
Access Statement provides a detailed analysis of the
submitted scheme.

6.35 Overall, the design approach has been
carefully considered to reduce the visual scale
and mass of the proposed care home so that it
responds positively to the site, the existing street
scene and neighbouring residential properties.
The surrounding area is predominantly residential
in character with heights typically around two
storeys. Whilst the building is three storeys in
part, the majority of the accommodation has been
provided within the first two storeys to reduce
the footprint of the second storey. In addition the
second storey has been set back from the main
building line to break down the building form,
creating a more primary presence of the two-
storey element with a secondary lightweight roof
element. The mass of the building is also further
broken down through articulated blocks, creating
a sense of separate structures whilst still providing
a single building which is preferable operationally
for this use. As such it is considered that the overall
height and massing of the building is appropriate
in this location, having been reduced as much

as possible to ensure sympathetic integration

with its surroundings whilst still responding to
and celebrating the corner location of the site to
make effective use of the site and enhance the
streetscene.

6.36 The building has an ‘L’ shaped footprint and
this considers the context of the site being on a
corner plot, allowing for the creation of a dual
street frontage. The layout has also considered the
landmark protected Copper Beech tree located at
the corner of the junction between New House
Lane and Coldharbour road with the curved corner
feature responding effectively to this. This provides
a distinctive separative architectural element
providing a break between the two frontages and a
green edge to the site.

6.37 The building is contemporary in design with

a strong form and the use of subtle detailing. The
location of the site on this corner location has been
celebrated through a design which creates a clear
sense of place rather then just simply blending

in with the surrounding suburban residential
development. Overall, it is considered that this
scheme will significantly improve the streetscene in
this location given that the site has remained vacant
and underused for a considerable period of time.

6.38 The proposed site layout has also been made
more legible and readable with the main entrance
more clearly defined through changing proportions
and detailing. As a whole, the scheme is considered
to sympathetically integrate with its surroundings
whilst also celebrating the sites prominent location.

6.39 As a result of Case Officer, DSE, ward Member
and local resident feedback, improvements have
also been made to the public realm through the
provision of footpaths and public amenity space
surrounding the prominent corner beech tree. This
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also includes an extension of the public footpath
along New House Lane to connect with the existing
footpath next to the bus stop and significantly
enhancing pedestrian connections in this location.

6.40 Public art is to be incorporated into the
proposed boundary treatment for the site and a
high-quality landscape scheme has been designed,
including internal footpaths. The landscaping
scheme ensures a good relationship with the
surrounding area and a clear separation with the
associated parking area. The position of the resident
garden means it is shielded from the road and this
helps to provide a quiet space for residents to enjoy.

6.41 Overall, this proposal seeks to deliver a 65-bed
care home which accords with policy and which the
submitted plans demonstrate can be comfortably
accommodated in this location. The site is highly

visible from the street scene and is currently vacant




and underused, providing little value in terms of its

contribution to the character and appearance of
the wider area. Importantly, this proposal seeks to
effectively re-use a previously developed site which
will lead to significant environmental enhancements
for the surrounding area.

6.42 Having regard to the above considerations,

the design, layout and form of the development

has been carefully considered in terms of the local
context and provides a positive contribution to the
street scene and character of the area. The proposal
is therefore considered to accord with adopted
policy CS19; Chapter 11 and 12 of the NPPF; and
the National Design Guide.

Neighbouring Amenity

6.43 Due consideration has been given to the
amenities of residents occupying neighbouring
properties through the positioning of the building,
associated landscaping and boundary treatments.

6.44 The design team has paid particular attention
to the residential amenity of properties immediately
adjoining the site from the early design stages to
ensure that the proposed development respects
and is sympathetic to these. The proposed site
layout has been designed to avoid harmful impacts
on residential amenity, in accordance with adopted
local plan policies.

6.45 Through the ‘L’ shaped design of the
development, the building is positioned towards
the road frontages, away from the immediate north
east and south eastern boundaries of the site, in
which existing and proposed planting along with
hard landscaping features, such as fencing, will
provide screening. With respect to the residential
properties located to the north west and south
west, considering the separation afforded between
them and the proposal, by virtue of the roads and
garden frontages in conjunction with existing tree
screening, it is considered there will be minimal
impact on the neighbouring residential amenities.

6.46 A daylight, sunlight and overshadowing
assessment has been undertaken by Hawkins
Environmental and submitted in support of the
application. This also confirms that the proposed
development will not have a detrimental impact on
neighbouring residential amenity with a negligible
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impact in respect to overshadowing or loss of
daylight or sunlight occurring to the adjoining school
playing fields and gardens of St Clements Close.

6.47 In terms of the users of the development, the
proposed accommodation will be of a high quality
and will provide a high-quality living environment,
tailored to individuals with advanced needs. Access
will be available to outdoor amenity space which
includes a large, spacious garden. This will be
landscaped to ensure that the garden itself as well
as the building and neighbouring properties are not
unduly impacted with regards to shade.

6.48 Overall it is considered that the proposed
development will safeguard the amenity of its
occupants and neighbours in respect to privacy,
loss of daylight and sunlight or other impacts and is
therefore in accordance with adopted policy CS19
and Chapter 12 of the NPPF.

Access and Parking

6.49 A Transport Statement prepared by Royal
Haskoning DHV is submitted alongside the planning
application, and should be referred to in full.

6.50 Access is proposed from New House Lane
and is located slightly further east compared to the
consented access under the previously permitted
residential scheme. The level difference between
the highway and the ground level of the site varies
along the length of New House Lane, butis c. 2.2m
in the vicinity of the previously consented access.
The proposed will therefore ramp into the site at

a gradient of 1 in 10. The visibility splays are in



accordance with those previously accepted under
the approved residential scheme. The existing New
House Lane embankment will be cut back and a
retaining wall and associated footpath provided the
along the site frontage will ensure visibility splays
are unimpeded. The footpath will also provide a
connection to the existing footway on the southern
side of New House Land and the local bus stop,
something which was suggested by both the
Council and DSE at the pre-application stage. Kent
County Council also welcomed this in the highway's
pre-application enquiry.

6.51 The Kent Vehicle Parking Standards (July 2006)
requires up to 1 space per resident staff; 1 space
per 6 residents; and up to 1 space per 2 other staff.
There will be no resident staff. The proposal seeks
to provide 27 parking spaces, including two disabled
spaces. An ambulance space will also be provided.
A car parking accumulation assessment has been
undertaken to determine whether the level of car
parking provision is sufficient. This established

that up to 13 cars can be expected to park on

site at any one time which equates to 50% of the
proposed car parking capacity during peak demand.
As such the proposed level of parking is considered
to be acceptable in meeting the parking demand
associated with the proposed care home.

6.52 It is noted that residents are highly unlikely to
have their own car or be able to drive due to their
advanced needs. Parking provision will therefore be
for staff and visitors only.

6.53 The site occupies a sustainable location with
good access to public transport services which
could also be used by staff and visitors.

6.54 Deliveries and servicing will take place on site,

away from New House Lane and Coldharbour Road.

The accompanying Transport Statement includes
swept path analysis to show that this is feasible.

6.55 |t is anticipated that the proposed care home
will generate 4 two-way trips in the AM peak travel
period and 8 two-way trips in the PM peak travel
period. Over the course of a 12-hour day, a two-
way total of 100 vehicle movements to / from the
site are predicted, incorporating 49 arrivals and 51
departures. These represent an acceptable number
of trips which are not considered to give rise to
harm the local highway network.

6.56 The NPPF sets out the Governments planning
policies for England and notes that:

‘Development should only be prevented or refused on
transport ground where the residual cumulative impacts
of development are severe’.

6.57 In accordance with the NPPF it has been
demonstrated that proposals will not result in a
severe residual transport impact.

6.58 The proposal does therefore comply with

adopted policies CS11, CS19, T1, T5, P3, SPG4 and
Chapter 9 of the NPPF.
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Landscape, Trees and Ecology

6.59 The application is supported by an
Arboricultural Impact assessment, a Preliminary
Ecological Appraisal, a landscaping plan and a
Biodiversity Net Gain Assessment prepared by TLP.

6.60 There are few trees within the site boundary,
and these are located to the south eastern and
north eastern boundary with the neighbouring
school grounds. A dead/dying Elm is to be removed
by the proposed access as well as Privet which is
considered to be of low value, contributing little to
the character of the area.

6.61 A Silver Birch and a Goat Willow, located along
the eastern boundary of the site may be affected by
the proposed development as well as the Pear and
Beech tree, located to the north west. Sections of
footpath proposed adjacent to these trees fall within
their root protection areas and will therefore be
constructed utilising ‘no dig’ principles. All excavation
works associated with the construction of the
boundary railings will also be undertaken by hand.

6.62 As well as the retention and protection of
existing trees, the site will be enhanced through

the provision of a high-quality landscaping scheme
which will consist of new tree planting as well as
native and ornamental planting, as shown on the
submitted landscaping scheme. This has considered
the existing context and views of the site from
neighbouring properties with the intention of
creating an attractive setting for the new building,
whilst also providing attractive usable garden spaces
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for future residents. Overall the site, will achieve a
biodiversity net gain, which has been calculated at
48.50% for habitats and 4234.03% for hedgerows.

6.63 In terms of ecology, the submitted Preliminary
Ecological Appraisal undertaken by TLP concludes
that the value of the site to wildlife is to be lower at
the Parish scale. The site has been assessed for its
potential to support bats and one of the trees within
the site boundary was assessed as providing low bat
roost potential, requiring no further survey work.

6.64 It is anticipated that no negative impacts to
the Ramsar and SPA are likely to result due to

the distance from the proposed development,

its context in an already developed area and the
purpose and type of residents that will occupy

the care home. This will consist of the elderly

with complex physical and care needs, such that
residents will not be active or keep any pets onsite.
They will also not have access to or need to use
vehicle parking spaces as they will be unable

to drive. On this basis it is not considered that
mitigation is required in this regard in accordance
with the approach that was undertaken for the care
home recently approved on the former Ascot Arms
site by the Council under application ref. 20220207.

6.65 The impact of the proposal is therefore
considered to be neutral whilst the adoption of all
or most of the enhancement measures suggested
would give rise to a neutral-minor beneficial impact.
These include bat and swift boxes, habitat piles and
the creation of hedgehog highways through fences.



6.66 Overall, the ecological implications of the proposed
development have been properly considered and it is
demonstrated that subject to the recommendations
outlined in the reports, any ecological impacts can
be appropriately managed. There will be an overall
enhancement in local biodiversity resources as part
of the proposal and therefore the development will
be in accordance with adopted policies CS12, CS19
and Chapter 15 of the NPPF.

Sustainability

6.67 This application is supported by a Sustainability
and Energy Statement prepared by Turley Associates.

6.68 The development will be designed to minimise
environmental impacts associated with energy,
resource consumption, water and air pollution.

A fabric first approach will be adopted to reduce
energy use and subsequent carbon emissions
through careful consideration of ventilation, building
orientation, layout, efficient lighting and the use of
appropriate building management systems at the
operational stage.

6.69 Consideration will be given to Building
Regulation requirements and appropriate
sustainability initiatives and principles will also

be applied potentially including implementing a
waste hierarchy, sourcing sustainable construction
materials and selecting sanitaryware that has a
lower water rate. A full list of measures are set out
within the Sustainability Statement supporting the
application and it is anticipated that a standard
condition relating to sustainability would allow for

the final sustainability scheme to be approved
at the detailed design stage.

6.70 It is therefore considered that the
development accords with policies CSO1, CS18,
CS19; Chapter 12 and 14 of the NPPF; and the
National Design Guidance.

Noise

6.71 This application is supported by a noise
assessment prepared by Hawkins Environmental.

6.72 The study has shown that based on the
surrounding environment, the site is considered a
‘medium risk’ site under the ProPG: Planning and
Noise Professional Practice Guidance (2017). The
noise levels recorded when applied to the noise
exposure hierarchy indicate that noise must be
considered, mitigated and reduced to a minimum.

6.73 Using the guidance and calculation methods
contained within BS 8233: 2014 ‘Guidance on
sound insulation and noise reduction for buildings’,
it can be shown that the recommended maximum
internal noise levels for each room can be achieved
through the provision of suitable glazing and
ventilation. The proposal will therefore include
appropriate glazing and ventilation.

6.74 Consideration is also given to noise within the
external amenity areas. The report concludes that
suitable noise levels can be achieved in gardens
meaning that all residents will have access to quiet
external amenity space.
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6.75 The report concludes that noise should not

be a constraint to the development of the site for

a care home. As such the proposal minimises noise
levels to an acceptable level and the development
will not have an unacceptable adverse impact upon
the living conditions of future occupiers and users
of the development in accordance with policy CS18
and Chapter 15 of the NPPF.

Air Quality

6.76 This application is supported by an air quality
assessment prepared by Hawkins Environmental.

6.77 At present, and in the opening year of the
development (2024), concentrations of all pollutants
are below air quality objectives. Due to the size of
development, a full assessment of impacts on local
air quality is not required.

6.78 Regarding air quality during construction, the
site is considered to be a ‘medium risk’ site but with
appropriate mitigation, residual effects will not be
considered significant.

6.79 The assessment concludes that the proposals
meet relevant guidance and that air quality should
not be a constraint to development in accordance
with policy CS18 and Chapter 15 of the NPPF.



Ground conditions

6.80 A ground investigation report, prepared by
Applied Geology has been undertaken and should
be referred to in full.

6.81 Contaminants were found within the upper
granular made ground. Due to the proposed use of
the site it is recommended that the made ground
affected is stripped and removed or if left in situ.

A suitable inert cover layer is then recommended
within the proposed garden spaces and other areas
of soft landscaping.

6.82 In addition, contaminants within the made
ground may impact on the type of water supply
pipes used depending on the location of the routes.
The applicant would welcome any such condition
regarding this matter should it be considered
necessary.

6.83 The site is not considered to pose a significant
risk to controlled waters and no precautionary gas
protection measures are required.

6.84 Having regard to the above it is considered that
an appropriate ground contamination assessment
has been undertaken demonstrating that no adverse
impact will be caused on future occupiers and users
of the development, neighbouring development or
the wider environment. The proposal is therefore

in accordance with policies CS18 and CS19 and
Chapter 14 and 15 of the NPPF.

Drainage

6.85 The application is accompanied by a Drainage
Strategy prepared by Fairhurst.

6.86 This document confirms that the site is located
within Flood Zone 1 and is therefore, at the lowest
risk of flooding. It includes details of a surface
water drainage strategy and concludes that the site
is underlain by a layer of made ground of varying
depths with Thanet Sand Formation beneath

this. The only deviation from BGS records is the
indication that there is potentially a layer of head

deposits within the north western corner of the site.

Based on the detail provided in the accompanying
Ground Investigation, it is anticipated that
soakaways would be feasible for on-site drainage

of surface water. Infiltration testing will however,

be required to confirm this. Permeable paving is
proposed in the car park with geocellular infiltration
blankets underneath to provide an increase in water
quality from runoff.

6.87 The intention is to connect to an existing

foul connection that historically served the pub.

A drainage trace will be required in order to discover
the connection and route. If this is not possible,

a new foul connection will be required and will
pass through 3rd party land. If this is required,

it will be necessary to requisition a sewer to be
constructed by Southern Water. This could take
the form of a small section of foul sewer into the
adopted highway, which will open up the possibility
of constructing a foul sewer in the highway by the
developer, or a sewer can be requisitioned right up
to the site boundary.
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6.88 The proposed drainage infrastructure will
be designed to ensure that the proposals do not
cause flooding offsite for the 1 in 100 plus 40%
climate change rainfall event.

6.89 Having regard to the above, this proposal
seeks to provide an appropriate drainage
strategy which provides for the satisfactory
disposal of surface and waste water in
accordance with adopted policies CS18 and
CS19; and Chapter 14 of the NPPF.




The Planning Balance

7.1 On the basis of the analysis set out in the
above section, it is considered that the proposed
development comprises sustainable development in
the context of the policies set out within the NPPF
and accords with the Development Plan.

7.2 In line with paragraph 11 (d) of the NPPF, it

is considered that planning permission should be
granted for this proposal. In summary, the proposal
is considered to give rise to:

Social Benefits

7.3 There is a significant shortfall of market standard
beds (with wet room provision) in the local area
which this proposal seeks to address. This proposal
provides an opportunity to enhance provision with
the borough, ensuring that there are enough care
beds for local people in the context of an ageing
population.

7.4 It is also noted that the provision of care beds
contributes to overall housing land supply (the
equivalent of 36 dwellings in this case) and the
release of family accommodation in the open

market. This is of particular importance given
the current lack of a 5-year housing land supply
in the borough and the presumption in favour of
sustainable development which applies.

7.5 There are further social benefits in the form
of savings to the NHS as a result of ‘bed blocking’
within hospitals and reduced falls at home in
addition to improved wellbeing and a reduction in
loneliness for residents

7.6 It is considered that significant weight should
be assigned to the wide-ranging social benefits of
the scheme.

Environmental Benefits

7.7 The site is located in a sustainable location,
within walking distance of local amenities and
accessible by non-car modes. It seeks to make
effective use of previously developed land and to
deliver a high-quality design which will significantly
enhance this site which has remained vacant and
underused for a considerable period of time.
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7.8 The proposal comprises a well-designed and
high-quality building, which is entirely appropriate to
its context in terms of urban form and materials. The
building is of a scale that responds to the surrounding
area and respects the amenity of neighbouring
properties. Residential amenity of both existing and
proposed residents is protected and a high-quality
building is proposed for this location.

7.9 The proposal seeks to secure a biodiversity

net gain of 48.50% for habitats and 4234.03% for
hedgerows. These figures are significant and will be
delivered through new landscaping and ecological
enhancements.

710 The proposals also seek to provide an extension
to the public footpath along New House Lane,
enhancing pedestrian connections overall in this area.

711 Itis considered that significant weight should
be assigned to the wide-ranging environmental
benefits of the scheme.



Economic Benefits

712 The proposed development will result in short-
term construction jobs and a subsequent uplift in
general productivity within the local area.

713 Circa 70 (53 FTE) long-term jobs will be
associated with the care home in addition to further
indirect jobs in a range of positions including
administration, management, care and maintenance.

7.14 The proposal will also generate wider economic
impact including income generated in the local
economy. In the current climate, this is particularly
important.

715 It is considered that significant weight should
be assigned to the wide-ranging environmental
benefits of the scheme.

7.16 The proposed use is acceptable in principle

in this location and the technical assessment work
undertaken in support of the application confirms
that there are no other material considerations
which suggest any harm would outweigh the
benefits of the proposed development. The benefits
are extensive and weigh heavily in favour of the
scheme, allowing the presumption in favour of
sustainable development to be applied in line with
paragraph 11 (d) of the NPPF.

717 On this basis, and taking into account the
significant benefits arising from the scheme, it is
respectfully considered that planning permission
should be granted.
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Public Exhibition Invite Ap p@ﬂdx

FRONTI

m

R

Public Exhibition

Frontier Estates are developing proposals for a care home for
the elderly on the site of the former Battle of Britain Public House,
Coldharbour Road, Northfleet.

The plans are at an early stage and we are keen to involve local people in shaping
the final development.

To find out more please come along to our public exhibition:

St Marys Church Of England If you are unable to attend, please contact

Laura or Kate for more information using the
details below. We look forward to meeting you.

Monday 4th July Contact

laura@gillingsplanning.co.uk

1.30pm to 7.30pm 02382 358870

Wrotham Road, Gravesend, DA11 7LL
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Newspaper Advert Ap p@ﬂd

Newsdestk 01474 564327 wwkentonlinecouk June 30-uly 62022 Trusted News 7

Pub cooking
oil stolen

Two men have been

n
who claimed they were

collecting cooking of, but
inquiries established there
was no arrangement in
place with the pub.

“ehicle,polic found

The Gearge and Dragan pub in Swanscombe has been on the market for ~The Wheatsheaf pul s
many years without success Tints ater beng ooty for Some time R
° since linked the vehicl to
other thefts.
Two men, aged 39 and
36, both from London,
L] have since been released
from custody pending
° D ° ’ further nguires.
ub into Domino’s takeaway | seisms
p needed
donors are needed
By Sean Delaney itappearanceandsizetsoon. - Ing i thoarea fobesubjct o The prvious andlord and | o il sezsiona Ghurch
sdelaney@thekmaroup.co.uk I that the with the v
eiDartiord ossof AllSaints Ch and Dragon back in 2011 and | Pelham Roa, Gravesend,
fed in national and local plan- ing infortunes, | on Fiday, July 8, which s
ning policy terms.” "The Alma in Swanscombe _Only cight years ago it was ol
Plans have resurfaced to trans- re-emergence of the High Street was demolished
ormanistorc 0 year il pub Doming's Pizza plans have

to make way for homes and ~realale pubs in the country,win- | call 030012323 23 or
sparked more than 30 comments The Wheatsheaf, also in the
on the EDC planning portal, High Street, has been tipped to  Darent Valley CAMRA pub of | Blood app.

¥ row.

into a pizza takeaway - just
years after they were terned

Pt George and Dragon has against the proposals.
been sat on the corner of the reasons cited
Junction between London Road traffccongestion, poor eccese
‘and Swanscombe High Street Historian Christoph Bull is. rovision and the -
Since 1891 against the plans. Toss o a community faclty. FRONTIER
‘As a former Victorian coach- ‘One commented: “This should
ing inn the vintage boozer attempts tofindabuyerfellflat, ot be allowed. The town needs
wou ! ities, not pizza

w a weary
traveller and in more recent 2019andhas been on themarket - restaurants of which there are

e Mmoo | Public Exhibition

CAMRA pub of the year:
But despite its reputation it bosi-
" has been RO
alishirereshmentincesper - shown nreusing hosiieasa Anoiheradied: W bave far Frontier Eataies arm dekelopkig SOpHERS 107 a cars homs for
i in2019 pub, n was. too many lowratoloodplace | 11 ey 01 the i ofthe orer Bt o B Pubic House,
Brovasd ~why o carth would we want Road, floot,
e b e ‘building ino Coldharbaur 1, North
appheationwas atormade 1t savs. “Fve months have amother oneh wapng
to the Ebbsfleet Development ~elapsed following the target issu
Corporation (DC) o change  market campaign with o fur-at his junction and put more
orpor A

talkeaway businss with Domi- -1n addition to the initial _ Kent bistorian Christoph Bull
no's Pa poised totak over, - 12-month marketing period, - said: 1 want the buiding fobe
is is ample ti i thing but I don't
the deci- -

sion refused by the Planning  site tobe reoccupied in commu- ~ oped into a takeaway.

nity use. com s not
Flatiers Said he proposal  As such, the franchisee moresammedmmnsblood
s the change of the stream than it already

of a“com-believe:

‘manityfaclty for mon-commu. of the site s in ine with EDC's ~ Hoadded his pre{emnnewml.ld
nity purposes” and deemed it development poley be for it to be converted into a
an German restaurant but said
insufficient parking. posed change of use will have whatever s use it would face

Undettered, pizza posseshave _ Sighihcant eeonomio Denefts issues over parking and access
now submitted a fresh applica- - for thelocalarea, with the ‘Swanscombe and Greenhithe
tion which i “Town Council jced i
sion for usetoa

tion of
3 Jobs for local people, together A statement read: “Members
Plans outine anew layout o With other benefits arising of the Town Counil, as local

i it people, know that the proposal
with a limited amount of seat- hundmg and impvwemems to - would bring more traffic flow to
i the i

immediate vicinity which mom ph

‘behind. already fers from

st willbecisntcarparking ‘SWaNScombe does Gt ' | [
a2 ot need more ol hat s spphcaton s

‘The proposed takeaway would init enough to mitigate the reasons
upem!ebetween T saturated fat in its the previous application was Monday 4th July
‘night daily refused with the refusal being

e restbmited pans come D100 stream’ upheld on appeal by The Plan. | [SSREELE TR ER 2 L]

— ning!

torate.
Iis not the frst historic build-

fresh off the back of new
‘updated market evidence after
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Exhibition Boards

Appendi

Proposed Care Home
FRONTIER Coldharbour Road | NORTHFLEET

m I

FRONTIER

Welcome to today’s exhibition to find out more about our proposals for a Care Home

Frontier Estates

The Applicant

i i We understand there is a long planning history associated

sector with extensive experience of elivering nursing and  with the site and are keen to engage with local people to

residential care accommodation for the elderly. Frontier understand local views on this care home proposal. This will

deliver carefully designed healthcare facilities that offer  help us to shape the final development before submitting a
g of care, servi ity for residents.  planni ication to Gravesham Borough Council.

The Development Please take some time to review the displays and ask our
Frontier Estates are working to bring forward a new high  team any questions that you have.

quality care home for the area on the site of the former
Battle of Britain Public House. The proposal s for a 65 bed

form provided 50 we can understand your views on our
Laura Grimason Kate Chapman Max Paddick Ben Garlick

will e registered with the Care Quality Commission (CQQ) Associate Director Senior Planner Development Director Architect
and will provide an excellent standard of lving for future  Thankyou.
residents. Gilings Planning Gilings Planing Frontier Estates Harts Inwin Associates

HARRIS iwin Gillings
architects  Planning

Proposed Care Home
Coldharbour Road | NORTHFLEET

Opposite Site - Coldharbour Road

St Clements Close

HARRIS [RWIN
architects

Location

View of Site - New House Lane.

Opposite Site - New House Lane

SITE LOCATION PLAN

Rear of Site

Coldharbour Road WIDER SITE LOCATION PLAN
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Appendix 2

Proposed Care Home
Coldharbour Road | NORTHFLEET

m lll
b=

FRONT

Site Plan

o o _gen
HARRIS N

architects SCMLE 1200 AT

Proposed Care Home
Coldharbour Road | NORTHFLEET

Landscaping Features

+ Amenity Lawns with wildflowers/bulb planting located either side of the
vehicular entrance, to accommodate existing level changes, and proposed
visibiity splays.

2+ Trees with upright form located either side of the site entrance to form

3. Alowretaining
wall the rear of date level
changes.

+ Agroup of three features trees located within the centre of the parking area
create a sense of character and arrval

with groups of native and ornamental shrubs planted adjacent to the
hedgerow.

+ An informal crossing point highiighted by contrasting feature paving,
increases the q
area o the south-west pedestrian path.

planting and trees.

an atiractive arrival space.
+ Main communal terrace area leading from internal rooms, with surrounding

creating a softshaded environment,
10 + Growing garden for residents and staffto use.
11 + Central multi-purpose amenity lawn for events and activiies with a crcular

physical movement and improve mental well-being.

footpaths,
3 + Omamental evergreen hedgerow, maintained to an approximate height of
1.6m,

the gardens and a soft visual appearance when viewed from the adjacent

roadipavements.
14+ Upright I
15 + Apedest

offCe
adjacent existing retained tree.
6+ Existing Category A Beech tree to be retained, boundary fence to step into

A~ Fronti

9
with evergreen hedgerow located to rear of ralings.
B+ Proposed 1.8m high timber close board fence to be located along existing

C + Existing railings within vegetation to be retained.
D - A18m high metal vertical raiing with secure gates for maintenance access
separates the car park from the central courtyard garden

(CARE HOME - PROPOSED SITE | LANDSCAPE PLAN

HARRIS [EWIN
architects

Proposed Care Home
R Coldharbour Road | NORTHFLEET

m

FRONT

Floor Plans

Ground Floor First Floor Second Floor

RoomTgesiss  Schedule of Acommodation  Communal Facilities

S
p Ground Floor = 25 Bedrooms. Lounge, Family Room, Cfe, Dining
g oo

Gty FitFloor =25 Bdraoms vy Hak & Sty Prvate i
Lk

-t Second Floor = 15 Bedrooms Cinema, Lounge. Dining,Seating Areas.
g

Torwex Total = 65 Beds

HARRIS
architects

FRONTIER

Proposed Care Home
Coldharbour Road | NORTHFLEET

Dementia Friendly Design

The home i designed ntia
best practice guidance from the Universiy of Stirling, Dementia Services Development Centre:
(scknowledged leaders in this area of research)

Key Design features include:
+Obvious entrance with clear wayfinding through the site.

«Discrete Staf and service areas

«Staggered bedroom doors wherever possible.
«Multiple dayspaces allowing a varietyof choice to residents.

« Additonal communal

«Destinations provided at the end of corridors.

«Lowswindow ils to alow views out from a seated positon.

+Bedroom sizes exceed statutory minimums with Level access en suites

«An assisted, communal bathroom i provided in each care group.

*Asssted WCs.

tothe

1 being both but

FRONTIER EXAMPLES

HARRIS [RWIN
architects
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Appendix 2

Proposed Care Home = Proposed Care Home
FRONTIER Coldharbour Road | NORTHFLEET FRONTIER Coldharbour Road | NORTHFLEET
Elevations

Elevations

SOUTHWEST ELEVATION

NORTH EAST ELEVATION SOUTH EAST ELEVATION

HARRIS [RWIN

HARRIS [RWIN
architects architects
= Proposed Care Home = Proposed Care Home
FRONTIER Coldharbour Road | NORTHFLEET FRONTIER

Coldharbour Road | NORTHFLEET

‘CARE HOME - COMPUTER GENERATED IMAGE OF THE PROPOSAL FROM NEW HOUSE LANE

‘CARE HOME - COMPUTER GENERATED IMAGE OF THE PROPOSAL FROM COLDHARBOUR ROAD
HARRIS [WIN

¥ 5 HARRIS |71
architects A 3 architects
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Proposed Care Home
Coldharbour Road | NORTHFLEET

Development Benefits

‘CARE HOME - COMPUTER GENERATED IMAGE OF THE PROPOSAL FROM ST CLEMENTS CLOSE

Next Steps

ery for which

there a local need.

g our extibiton. ifyou would sper it possible

our 202

+ Creation o job opportunities at a range of skl evels.

e
ndscaping.
+ Release of mature housing stock from local area

+ Potential for enhanced pedestrian connections to Coldharbour Road and New.

House Lane.

HARRIS (12N
architects

Once the application will hld their the proposed development, which we would
encourage you to participate in.
Thankyou for your feedback.

1f you have any questions or would ke to tell us about any further local issues,

please do not hesitate to contactus on:

B weguingspaming ok

e 02362 358855
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