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2.

INTRODUCTION

2.1.1.

The National Planning Policy Framework indicates that planning authorities should
deliver a sufficient supply of homes and that the need for different groups in the
community should be assessed and reflected in planning policies.

2.1.2.

This Background Paper has been produced to provide evidence on why the Council
considers it appropriate to adopt the Government’s Nationally Described Space
Standard for residential properties and the need for a proportion of new housing
stock to meet the option standards on access set out within parts M4(2) (accessible
and adaptable dwellings) and M4(3) (wheelchair user dwellings) of the Building
Regulations.

2.1.3.

These standards are set out in more detail later in this paper.

3.

GOVERNMENT APPROACH TO HOUSING
STANDARDS SINCE 2015

3.1.1.

Government recognises that new homes need to be of a high quality, accessible
and sustainable. A Ministerial Statement1 issued on the 25 March 2015 established
a new approach for setting technical standards for new housing through the local
plan process. Behind this was an ambition to rationalise the many differing local
standards that had developed into a simpler, streamlined system that reduced
burdens on the development industry and thereby accelerated building.

3.1.2.

These standards included the optional standards on access and water (dealt with
elsewhere) and the new Nationally Described Space Standard.

3.1.3.

As a result of this initiative, local planning authorities were precluded from adopting
any local technical standards or requirements relating to the construction, internal
layout or performance of new dwellings other than the above standards. This had
to be done based on evidence of need and viability through the Local Plan process.

3.1.4.

Following the Ministerial Statement, Government policy was that planning
permission should not be granted requiring, or subject to conditions requiring,
compliance with any technical housing standards other than for those areas where
authorities had existing policies on access, internal space, or water efficiency.

3.1.5.

Where councils had policies relating to technical standards and these required
revision as a result of the Ministerial Statement, they were advised to set out clearly
how the existing policies would be applied in the interim.

3.1.6.

Gravesham Borough Council’s position statement in respect of this is available online at:

See https://www.parliament.uk/business/publications/written-questions-answersstatements/written-statement/Commons/2015-03-25/HCWS488/
1

https://www.gravesham.gov.uk/__data/assets/pdf_file/0003/1012197/SPG2-Residentiallayout-guidlines-inc-Housing-Standards-Policy-Statement-2015.pdf
3.1.7.

This document also includes the Council’s adopted Residential Layout Guidelines,
originally adopted in February 1996.

4.

NATIONAL POLICY AND GUIDANCE

4.1.1.

National policy is set out in the National Planning Policy Statement (NPPF, 2019)
and Planning Practice Guidance (PPG).

4.1.2.

In terms of achieving well designed places, the NPPF advises that planning policies
and decisions should create places that are safe, inclusive and accessible and
which promote health and well-being, with a high standard of amenity for existing
and future users (NPPF paragraph 128).

4.1.3.

In particular, the footnote to this paragraph states that planning policies for housing
should make use of the Government’s optional technical standards for accessible
and adaptable housing, where this would address an identified need for such
properties. Policies may also make use of the nationally described space standard,
where the need for an internal space standard can be justified.

4.1.4.

Planning Practice Guidance sets out how the need for policies on adoption of the
above standards should be assessed through the plan making process.

Internal Space Standards
4.1.5.

Local authorities are only allowed to adopt the Nationally Described Space
Standard setting out internal space standards for general needs housing. They can
only do so through the local plan process where justified based on evidence relating
to:
 need – evidence should be provided on the size and type of dwellings currently
being built in the area, to ensure the impacts of adopting space standards can be
properly assessed, for example, to consider any potential impact on meeting
demand for starter homes;
 viability – the impact of adopting the space standard should be considered as
part of a plan’s viability assessment with account taken of the impact of
potentially larger dwellings on land supply. Local planning authorities will also
need to consider impacts on affordability where a space standard is to be
adopted; and
 timing – there may need to be a reasonable transitional period following
adoption of a new policy on space standards to enable developers to factor the
cost of space standards into future land acquisitions.

4.1.6.

Where the Nationally Described Space Standard has been adopted, it is for those
bodies responsible for development management within the area covered by the
plan to apply and enforce. Within Gravesham, this responsibility falls to Gravesham
7

Borough Council and the Ebbsfleet Development Corporation, in their respective
areas of jurisdiction.
4.1.7.

The term ‘starter home’ under ‘need’ in paragraph 3.8 above should be understood
by reference to the definition set out in Annex 2 to the NPPF as a particular form of
affordable housing product – i.e.
Starter homes: is as specified in Sections 2 and 3 of the Housing and Planning Act
2016 and any secondary legislation made under these sections. The definition of a
starter home should reflect the meaning set out in statute and any such secondary
legislation at the time of plan-preparation or decision-making. Where secondary
legislation has the effect of limiting a household’s eligibility to purchase a starter
home to those with a particular maximum level of household income, those
restrictions should be used2.

Accessibility standards
4.1.8.

Subject to justification based on evidence, the Council is also allowed to introduce
policy through its Local Plan to ensure a proportion of new dwellings meets the
additional accessibility standards set out in parts M4(2) (accessible and adaptable
dwellings) and M4(3) (wheelchair user dwellings) of the Building Regulations. New
dwellings are required in any event to meet the basic standard set out in part M4(1)
(visitable dwellings).

4.1.9.

Planning Practice Guidance reiterates the NPPF by makes it clear that local
planning authorities should plan to create safe, accessible environments and
promote community cohesion. This includes a consideration of buildings and their
surrounding space. Evidence demonstrating a clear need for housing for people
with specific needs should be taken into account when setting policy on housing
needs will be met.

4.1.10. In considering the approach to be taken in this area, Councils are advised to
consider:
 the likely future need for housing for older and disabled people (including
wheelchair user dwellings);
 the size, location, type and quality of dwellings needed to meet specifically
evidenced needs (for example retirement homes, sheltered homes or care
homes);
 the accessibility and adaptability of existing housing stock;
 how needs vary across different housing tenures; and

The Housing and Planning Act 2016 is available on line at
http://www.legislation.gov.uk/ukpga/2016/22/contents/enacted . Whilst there was a
consultation on secondary legislation in relation to Starter Homes in 2016/17, this has yet to
be introduced. The Government policy statement on starter homes from 2015 is also
available on-line at
https://publications.parliament.uk/pa/cm201415/cmhansrd/cm150302/wmstext/150302m000
1.htm#1503022000006
2

 the overall impact on viability.
4.1.11. When considering whether or not to apply the higher accessibility standards, site
specific factors should also be taken into account that make them less suitable for
M4(2) and M4(3) compliant dwellings – i.e. vulnerability to flooding and the
topography of the site etc. In particular, where step-free access cannot be achieved
or isn’t viable, then these standards should not be applied.
4.1.12. Part M of the Building Regulations also makes a distinction between wheelchair
accessible (a home readily useable by a wheelchair user at the point of completion)
and wheelchair adaptable (a home that can be easily adapted to meet the needs of
a household including wheelchair users) dwellings. Local Plan policies for
wheelchair accessible homes should be applied only to those dwellings where the
local authority is responsible for allocating or nominating a person to live in that
dwelling.
4.1.13. Non-lift serviced residential development also raise issues because Building
Regulations require M4(2) and M4(3) compliant dwellings to have step free access.
Where step-free access in this type of development is not viable, neither of the
optional requirements in Part M should be applied.
4.1.14. Where there is a very specific and clearly evidenced accessibility need, which is
outside of what is provided for by the wheelchair accessible standard, a local
planning authority can have different requirements in order to meet that need.
However, this should only be required to meet the needs of a specific individual and
should only be required of a home where a local authority allocation policy applies.
Any such requirement would also be subject to viability considerations.

5.

EXISTING RESIDENTIAL LAYOUT GUIDELINES

5.1.1.

The Council’s existing Residential Layout Guidelines were adopted in 1996. A link
to the document is provided in section 2 above.

5.1.2.

This document provided guidance on internal space standards for different types of
residential property; set out minimum recommended sizes for private gardens and
amenity space for flats; and established how issues related to privacy and
overlooking would be approached, along with sunlight and daylight.

5.1.3.

It is intended that some of these issues will be dealt with by separate policy in the
revised Local Plan. This paper deals solely with the issue of internal space
standards unless otherwise stated.

5.1.4.

For dwelling houses, the guidelines set out minimum room sizes as per Table 1
below and the following basic design principles in terms of internal layout:

9

 Dwellings with three or more bedrooms will be expected to have separate dining
facilities, or be provided with kitchen/diners or lounge/diners which are
significantly larger than the minimum floorspace requirements; and
 Access to a bedroom, bathroom and WC should be arranged without having to
pass through another room (other than a living room) on a separate floor. In an
existing dwelling, where a bathroom or WC cannot otherwise be provided,
access may be gained through a kitchen.
Table 1 Minimum Room Sizes (Dwelling Houses)
Function of Room

5.1.5.

Floorspace sq.m

Double Bedroom

11.2

Single Bedroom

6.5

Living Room

13.2

Dining Room

9.5

Kitchen

7.2

Kitchen/Diner

12.0

Lounge/Diner

18.0

Bathroom and WC

3.6

Bathroom only

2.8

WC only

1.3

For flats, maisonettes and bedsits, the guidelines set out minimum room sizes as
per Table 2 below and the following basic design principles in terms of internal
layout and access:
 Units with three or more bedrooms will be expected to have separate dining
facilities, or be provided with kitchen/diners or lounge/diners which are
significantly larger than the minimum floorspace requirements;
 Access to a bedroom, bathroom and WC should be arranged without having to
pass through another room, other than a living room, on a separate floor. In a
conversion, where a bathroom or WC cannot otherwise be provided, access may
be gained through a kitchen;
 Access to units should not involve a climb through more than two storeys to the
entrance doors, unless access is also provided, or the second storey is
comprised of individual units on two levels;
 No unit of accommodation shall be wholly below ground level. Basements should
normally be combined with ground floors, to form “family” maisonettes; and

 Rooms shall be arranged so that living rooms and bedrooms of different units do
not directly adjoin each other, whether on separate floors, or on either side of a
party wall.
Table 2 Minimum Room Sizes (Flats, Maisonettes and Bedsits – new build or
conversion)
Function of Room

Floorspace sq.m

Double Bedroom

11.2

Single Bedroom

6.5

Living Room

13.2

Dining Room

9.5

Kitchen

7.2

Kitchen/Diner

12.0

Lounge/Diner

18.0

Bathroom and WC

3.5

Bathroom only

2.8

WC only

1.3

Bedsits (including kitchen/bathroom/WC)

30.0

Hallways and landings
5.1.6.

900mm width

The Residential Layout Guidelines also provide advice on the minimum areas for
private gardens and amenity space to be provided. For new dwellinghouses, and
existing houses where extended, the area minimum standard for private gardens is
as per Table 3 below. This excludes any parking area or space taken up by a
garage. A greater area may be required depending on the characteristics of the site
and the functionality of the space. For communal dwellings, such as sheltered
housing or retirement homes, a minimum area of 25 sq.m per dwelling for private
amenity space reasonably related to the dwellings is considered acceptable.

Table 3 Private amenity space for dwellinghouses
Minimum garden area
(sq.m)

Minimum depth from rear
wall of house (metres)

1 – 2 bedrooms

37.2

7.6

3 bedrooms

60.0

10.0

4 or more bedrooms

100.0

10.0

Accommodation with:
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5.1.7.

For new flats or maisonettes etc., space about buildings is required appropriate to
the area and type of unit. This is in addition to any space required for parking,
drying grounds, footpaths or access ways. For communal flats, a communal garden
area equivalent to a minimum of 10 sqm per unit is required for amenity space. For
self-contained units which have two or more bedrooms and are capable of providing
family accommodation, an area of amenity space in excess of 10 sq.m is expected.
This is in addition to any play space or public open space on the development.

5.1.8.

The existing Residential Layout Guidelines provide no advice on private amenity
space comprised in balconies to flats or apartments or their size.

6.

THE NATIONALLY DESCRIBED SPACE
STANDARD

6.1.1.

The Government’s Nationally Described Space Standard is set out in the document
Technical housing standards – nationally described space standard (2015)3.
The standard deals with internal space within new dwellings and is intended to be
applied across all tenures. Requirements are set out for the Gross Internal (floor)
Area of new dwellings at a defined level of occupancy as well as floor areas and
dimensions for key parts of the home – notably bedrooms, storage and floor to
ceiling height.

6.1.2.

The document states that the requirements of the standard for bedrooms, storage
and internal areas are relevant only in determining compliance with the standard in
new dwellings.

6.1.3.

The standards are based on the number of occupants the unit is designed to
accommodate (based on minimum bedroom sizes) and the storey height, with an
additional allowance for circulation space given additional storeys above one level.

6.1.4.

The standards themselves are set out below, along with a number of associated
ground rules for their use. Unit sizes are expressed in terms of number of
bedrooms and number of potential occupants based on the size of those bedrooms
– i.e. 2b3p = 2 bedroom 3 person dwelling.

See
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/524531/160519_Nationally_Described_Space_Standard____Final_Web_version.pdf
3

Table 4 Minimum gross internal floor areas and storage (m2)

Technical requirements: the standard requires that:
a. the dwelling provides at least the gross internal floor area and built-in storage
area set out in the table above;
b. .a dwelling with two or more bedspaces has at least one double (or twin)
bedroom
c. in order to provide one bedspace, a single bedroom has a floor area of at least
7.5m2 and is at least 2.15m wide
d. in order to provide two bedspaces, a double (or twin bedroom) has a floor area of
at least 11.5m2
e. one double (or twin bedroom) is at least 2.75m wide and every other double (or
twin) bedroom is at least 2.55m wide
f. any area with a headroom of less than 1.5m is not counted within the Gross
Internal Area unless used solely for storage (if the area under the stairs is to be
used for storage, assume a general floor area of 1m2 within the Gross Internal
Area)
g. any other area that is used solely for storage and has a headroom of 9001500mm (such as under eaves) is counted at 50% of its floor area, and any area
lower than 900mm is not counted at all
h. a built-in wardrobe counts towards the Gross Internal Area and bedroom floor
area requirements, but should not reduce the effective width of the room below
the minimum widths set out above. The built-in area in excess of 0.72m2 in a
double bedroom and 0.36m2 in a single bedroom counts towards the built-in
storage requirement
i. the minimum floor to ceiling height is 2.3m for at least 75% of the Gross Internal
Area
13

6.1.5.

It should be noted that the Nationally Described Space Standard does not apply to
all forms of residential property, only single dwellings with separate bedrooms as
per Table 4 above. It does not apply to bedsits with no separate bedroom, for
which there is no minimum standard.

6.1.6.

Houses in Multiple Occupation (HMOs) fall within a separate use class (C4) from
dwellinghouses (C3).4 HMOs are licenced by the Council under powers contained
in the Housing Act 1985. Details of process and a guide to the standards used by
the Council in relation to HMOs is available on-line.5

6.1.7.

Where no adopted standard applies, the overarching requirement under national
policy to achieve well designed places remains and proposals stand to be
determined on their individual merits.

7.

OVERCROWDING AND ITS RELATIONSHIP TO
PLANNING

7.1.1.

The purpose of adopting internal space standards for dwellings through Local Plan
policy is to ensure that new dwellings are fit for purpose through design having
regard to the number of intended occupants and that they offer a high standard of
amenity for users.

7.1.2.

How the premises are subsequently used or occupied is a matter for the
owner/landlord/occupier, subject to legal provisions on overcrowding that were first
introduced by legislation in 1935 and are now contained in the Housing Act 19856.

7.1.3.

These rules operate in a completely different way to planning space standards, in
that they are based upon whether the number of people sleeping in a dwelling
contravene either the ‘room standard’ or the ‘space standard’ set out in sections
325 and 326 of the Act.

7.1.4.

Of these, the ‘space standard’ is of most relevance to the subject of this paper, in
that it sets out the minimum size of rooms relative to the number of occupants. This
does not mean per se that a dwelling is deemed to be overcrowded where these
room sizes are not met. However, it does give an indication of what successive
Governments have considered to be the absolute minimum size for single and
double bedrooms over many years.

See Planning Practice Guidance at https://www.gov.uk/guidance/when-is-permissionrequired
5
See https://www.gravesham.gov.uk/home/licensing/houses-in-multipleoccupation/overview
6
See http://www.legislation.gov.uk/ukpga/1985/68/contents For a more recent overview of
previous attempts to deal with the issue of overcrowding see the 2020 Parliamentary Briefing
Paper at https://researchbriefings.files.parliament.uk/documents/SN01013/SN01013.pdf
4

Table 5 Minimum room sizes relative to occupancy for the purposes of overcrowding
assessment under the Housing Act 1985
Floor area of room (converted to sq.m)

Number of persons

10.2 sq.m or more
8.4 sq.m or more but less than 10.2 sq.m
6.5 sq.m or more but less than 8.4 sq.m
4.6 sq.m or more but less than 6.5 sq.m

2
1.5
1
0.5

For the purposes of the above, rooms under 4.6 sq.m are disregarded, as are children under the
age of 1 year. Children aged between 1 – 10 are counted as 0.5 of a person.

8.

OPTIONAL ACCESSIBILITY STANDARDS
UNDER PART M4 OF THE BUILDING
REGULATIONS.

8.1.1.

The optional accessibility standards under Part M of the Building Regulations are
set out in the Approved Document at
https://www.gov.uk/government/publications/access-to-and-use-of-buildingsapproved-document-m . Reference should be made to this document for further
details on additional features and specifications needed to meet the optional
standards.

8.1.2.

The ‘requirements’ of the differing standards as set out in Building Regulations are
reproduced below to provide an indication of both approach and the needs they are
intended to address.

Table 6 Part M4(1) – Visitable dwellings – i.e. the basic statutory requirement
Requirement
Requirement

Limits on application

Category 1 – visitable dwelling
Access and use
M4(1) Reasonable provision should be made for
people to –
(a) Gain access to; and
(b) Use the dwelling and its facilities.

8.1.3.

Requirement M4(1) does not apply to:
(a) An extension to a dwelling; or
(b) Any part of a building that is used solely
to enable the building or any service or
fitting in the building to be inspected,
repaired or maintained.

It should be noted that a ‘visitable dwelling’ should still make reasonable provision
for most people, including wheelchair users, to approach and enter a dwelling and
to access habitable rooms and sanitary facilities on the entrance storey. The
15

approach route to the dwelling should be safe and convenient for everyone,
including older and disabled people and some wheelchair users and should adopt
the shallowest gradient that can reasonably be achieved and be step-free where
possible.
8.1.4.

Exceptions are allowed where a plot is steeply sloping, where a stepped approach
can be used – although the term ‘steeply sloping’ does not appear to be defined.
Where the requirement cannot be achieved at the principal private entrance, a
suitable alternative entrance is acceptable.

8.1.5.

Where a driveway forms all, or part of, the approach route to the dwelling, and
additional allowance of at least 900mm wide should be provided so that a
wheelchair user can pass a parked car.

Table 7 Part M4(2) – Accessible and adaptable dwellings (optional standard)
Requirement
Optional requirement

Limits on application

Part M Access to and use of buildings
Category 2 – accessible and adaptable
buildings
M4(2) optional requirement
(1) Reasonable provision must be made for
people to (a) gain access to; and
(b) use the dwellings and its facilities.
(2) The provision made must be sufficient to –
(a) meet the needs of occupants with
differing needs, including some older
and disabled people; and
(b) to allow adaptation of the dwelling to
meet changing needs of occupants over
time.

8.1.6.

Optional requirement M4(2)
(a) may apply only to a dwelling that is
erected;
(b) will apply in substitution for
requirement M4(1);
(c) does not apply where optional
requirement M4(3) applies;
(d) does not apply to any part of a
building that is used solely to enable
the building or any service or fitting
in the building to be inspected,
repaired or maintained.

The optional standard M4(2) is effectively the equivalent of the Lifetime Homes
standard, recently updated and re-issued as ‘Building for a Healthy Life’ (July
2020)7. Whilst detailed specifications are set out in the Building Regulations
relating to the approach to the dwelling (section 2A) and private entrances and
spaces within the dwelling (section 2B), in terms of overall performance the
Approved Document states that standard M4(2) will be met where a new dwelling
makes reasonable provision for most people to access the dwelling and
incorporates features that make it potentially suitable for a wide range of occupants,

See http://www.designforhomes.org/wp-content/uploads/2020/07/14JULY20-BFL-2020Brochure.pdf
7

including older people, those with reduced mobility and some wheelchair users.
Reasonable provision is made if the dwelling complies with all of the following
 Within the curtilage of the dwelling, or of the building containing the dwelling, it is
possible to approach and gain step-free access to the dwelling and to any
associated parking space and communal facilities intended for the occupants to
use.
 There is step-free access to the WC and other accommodation within the
entrance storey and to any associated private outdoor space directly connected
to the entrance storey.
 A wide range of people, including older and disabled people and some
wheelchair users, are able to use the accommodation and its sanitary features.
 Features are provided to enable common adaptations to be carried out in the
future to increase the accessibility and functionality of the dwelling.
 Wall mounted switches, socket outlets and other controls are reasonably
accessible to people who have reduced reach.
Table 8 Part M4(3) – Wheelchair User Dwellings (Optional)
Requirement
Optional requirement

Limits on application

Category 3 – wheelchair user dwellings
M4(3) optional requirement

Optional requirement M4(3) –

(1) Reasonable provision must be made for
people to (a) gain access to; and
(b) use the dwellings and its facilities.
(2) The provision made must be sufficient to(a) Allow simple adaptation of the dwelling to
meet the needs of occupants who use
wheelchairs; or
(b) Meet the needs of occupants who use
wheelchairs.

8.1.7.

(a) may apply only to a dwelling that is
erected;
(b) will apply in substitution for
requirement M4(1);
(c) does not apply where optional
requirement M4(2) applies;
(d) does not apply to any part of a
building that is used solely to enable the
building or any service or fitting in the
building to be inspected, repaired or
maintained.
Optional requirement M4(3) (2)(b) applies only
where the planning permission under which the
building work is carried out specifies that it shall
be complied with.

Detailed specifications are set out in the Building Regulations relating to the
approach to the dwelling (section 3B) and private entrances and spaces within, and
connected to, the dwelling (section 3B). In terms of overall performance, the
Approved Document states that standard M4(3) will be met where a new dwelling
makes reasonable provision, either at completion or at a point following completion,
for a wheelchair user to live in the dwelling and use any associated private outdoor
17

space, parking and communal facilities that may be provided for the use of the
occupants. Reasonable provision is considered to be made if the dwelling complies
with all of the following
 Within the curtilage of the dwelling or of the building containing the dwelling, a
wheelchair user can approach and gain step-free access to every private
entrance to the dwelling and to every associated private outdoor space, parking
space and communal facility for the occupant’s use.
 Access to the WC and other accommodation within the entrance storey is stepfree and the dwelling is designed to have the potential for step-free access to all
other parts.
 There is sufficient internal space to make accommodation within the dwelling
suitable for a wheelchair user.
 The dwelling is wheelchair adaptable such that key parts of the accommodation,
including sanitary facilities and kitchens, could be easily altered to meet the
needs of a wheelchair user or, where required by a local planning authority, the
dwelling is wheelchair accessible.8
 Wall-mounted switches, controls and socket outlets are accessible to people who
have reduced reach.
8.1.8.

The optional requirements in relation to accessibility under standards M4(2) and
M4(3) do not come cost free. Additional costs will be accrued in making the
dwelling more accessible than would normally be required under the base standard
set out under M4(1).

8.1.9.

For example, these could relate to any additional internal space required for
circulation; making doors or passages wider; increased room sizes to allow
wheelchair users to move around beds and other furniture or to use sanitary
accommodation; the installation of lifts in multi-storey dwellings or providing space
or a layout that allows future installation; and the installation of different fixtures and
fittings to facilitate intended use. Additional costs can also be incurred externally to
ensure accessibility objectives are achieved.

8.1.10. This was considered in some detail by Government when consulting on the
Technical Standards in 20149. What is clear is that additional costs are sensitive

The Approved Document defines ‘wheelchair adaptable’ as a Category 3 dwelling
constructed with the potential to be adapted for occupation by a wheelchair user where
optional requirement M4(3)(2)(a) applies. ‘Wheelchair accessible’ means a Category 3
dwelling constructed to be suitable for immediate occupation by a wheelchair user where the
planning authority specifies that optional requirement M4(3)(2)(b) applies.
9
See
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/353387/021c_Cost_Report_11th_Sept_2014_FINAL.pdf . The table reproduced
above is based on this and is sourced from the Habinteg/Equalities and Human Rights
Commission publication Housing and Disabled People – A Toolkit for Local Authorities
in England: Planning for Accessible Homes (Oct 2018) at
https://www.equalityhumanrights.com/sites/default/files/housing-and-disabled-people-localauthorities-toolkit-england-planning-accessible-homes.pdf .
8

not only to the standard to be achieved but also the type of property to which they
are applied. These cost estimates are Q2 2014 based and do not include additional
land cost or an allowance for impact on site layout. These would, in any event,
need to be considered on a case-by-case basis. Some additional costs are likely to
be recouped through enhanced sales value.
Table 9 Costs of meeting optional Building Regulations accessibility standards M4(2)
and M4(3) over and above M4(1) and Nationally Described Space Standard based
on different property configurations (Q2 2014 prices)
Access Access-related space cost
(build) (after space cost recovery)
cost
Category 2 - i.e. Building Regulations M4(2) standard.

Total
cost

1 bed apartment
£940
+1 sq.m
£289
£1,229
2 bed apartment
£907
+1 sq.m
£289
£1,196
2 bed terraced
£523
+2 sq.m
£578
£1,101
3 bed semi-detached
£521
+3 sq.m
£866
£1,387
4 bed detached
£520
+ 3 sq.m
£866
£1,386
Category 3 Adaptable – i.e. Building Regulation M4(3)(2)(a) standard
1 bed apartment
£7,607
+ 8 sq.m
£2,310
£9,908
2 bed apartment
£7,891
+14 sq.m
£4,043 £11,934
2 bed terraced
£9,754
+ 21 sq.m
£6,065 £15,819
3 bed semi-detached
£10,307
+ 24 sq.m
£6,931 £17,244
4 bed detached
£10,568
+ 24 sq.m
£6,931 £17,499
Category 3 Accessible – i.e. Building Regulation M4(3)(2)(b) standard
1 bed apartment
2 bed apartment
2 bed terraced
3 bed semi-detached
4 bed detached

£7,767
£8,048
£22,238
£22,791
£23,052

+ 8 sq.m
+14 sq.m
+ 21 sq.m
+ 24 sq.m
+ 24 sq.m
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£2,310
£4,043
£6,065
£6,931
£6,931

£10,077
£12,091
£28,303
£29,722
£29,983

9.

STANDARDS APPLIED BY THE COUNCIL
WHEN DEVELOPING ITS OWN HOUSING AND
OTHER MAJOR SCHEMES CURRENTLY
BEFORE THE COUNCIL FOR CONSIDERATION.

9.1.1.

In terms of schemes undertaken or promoted by Gravesham as a housing authority
where Housing Corporation grant was involved, unit size was dictated by the use of
the Housing Quality Indicator (HQI). This also incorporated a number of Building for
Life criteria, within the context of a points based system.

9.1.2.

The Council now applies the Nationally Described Space Standard when designing
its own schemes and seeks to ensure as a minimum that the Building Regulation
M4(2) standard is met. The Council also seeks to ensure that a number of M4(3)
standard compliant units are also incorporated, depending on the nature of the
scheme.

9.1.3.

Examples of recent schemes promoted by Gravesham as a housing authority are
provided in the appendices.

9.1.4.

For the sake of completeness, the Council has resolved to bring forward The
Charter scheme in Gravesend for 242 residential units for build to rent use (Use
Class C3) in a town centre location.10 Whilst it is intended that these would be
furnished apartments offered for rent on the private market, these have been
designed to London Plan standards and are therefore Nationally Described Space
Standard compliant and accessible to M4(2)/Lifetime Homes standards.

9.1.5.

At the time of writing this background paper, there were two other significant
developments within Gravesend town centre of note – these being:
 20190504 - Conversion of existing building with an 11 storey side extension and
a single storey roof extension, the construction of a new residential building
ranging from 3-6 storeys to provide 115 residential units consisting of 46 one bed
units, 60 two bed units and 9 three bed units, together with associated parking
for 77 cars, 2 motorcycles and 174 cycles, amenity space, private gymnasium
and waste and a B1, D1 and D2 flexi use space. Former Gravesend & North
Kent Hospital (M Block), Bath Street, Gravesend, Kent11; and


See Council agenda dated 23 June 2020 at
http://democracy.gravesham.gov.uk/documents/s58790/1.%20Full%20Council%20%20The%20Charter.pdf The application reference for this scheme is 20200343 – see
https://plan.gravesham.gov.uk/onlineapplications/caseDetails.do?caseType=Application&keyVal=Q8922HHPJZI00
11
See https://plan.gravesham.gov.uk/onlineapplications/caseDetails.do?caseType=Application&keyVal=PRL2KBHPKBE00
10

 20191122 - The erection of two buildings to provide a total of 227no. dwellings
with associated vehicle parking, cycle storage, highway works, and landscaping.
Building 1 comprises the erection of a 23 storey tower on the north side of West
Street to provide 121no. dwellings with 1no business or retail Unit (B1/A1)
comprising 90 sqm of floor space at ground floor level; and Building 2 from four
storeys to 10 storeys on the south side of West Street which will provide 106no.
dwellings. The proposal includes the restoration and adaptation of the existing
pier structure to provide public and private amenity space to include the erection
of 16no. Business(B1) units comprising a total of 510 sqm of floor space; and a
cafe (A1/A3) comprising up to 60 sqm of floor space. Clifton Slipways West
Street, Gravesend, Kent.12

9.1.6.

Both schemes involve the redevelopment of town centre brownfield sites. In the
case of the Clifton Slipway site, this includes made ground forming part of the
Gravesend West Street Station; a C19th railway pier once a stopping point for
cross-channel pleasure steamers; and flood defences requiring significant
upgrading to meet future Thames Estuary 2100 (TE2100) requirements. Both
schemes have been designed to a high standard, based on Nationally Described
Space Standards. In the case of the Clifton Slipways development, considerable
thought has been given to wheelchair accessibility.13

10. THE CASE FOR ADOPTING THE NATIONAL
DESCRIBED SPACE STANDARD THROUGH THE
GRAVESHAM LOCAL PLAN
10.1.1. The argument over whether residential space standards should be applied through
the planning system or other forms of state intervention is a long-standing one.14
So too is the contention that the UK builds some of the smallest homes compared
to its European counterparts.15 The issue of the adverse impacts of poor housing

See https://plan.gravesham.gov.uk/onlineapplications/caseDetails.do?caseType=Application&keyVal=PZRI33HPGG100
13
See Page 27 of the Design and Access Strategy at
http://docs.gravesham.gov.uk/AnitePublicDocs/00463545.pdf
14
See Julia Park – One Hundred Years of Housing Space Standards: What Now? (2017) at
http://housingspacestandards.co.uk/assets/space-standards_onscreen_print.pdf
15
See RIBA – The Case for Space: The Size of England’s New Homes (2011) at
https://www.architecture.com/-/media/GatherContent/Space-Standards-forHomes/Additional-Documents/RIBACaseforSpace2011pdf.pdf and RIBA - Space Standards
for Homes (2015) at https://www.architecture.com/-/media/GatherContent/Space-Standardsfor-Homes/Additional-Documents/HomewiseReport2015pdf.pdf
The case for space standards within the London Plan was made in the 2010 evidence paper
at
21
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on physical and mental well-being and the educational attainment of children and
the need for space is also well rehearsed.16
10.1.2. Others continue to argue that the use of standards frustrates the operation of the
market; prevents it from delivering micro-homes or smaller dwellings that people
can afford and are prepared to occupy; that a national standard is inappropriate,
given people occupy space in different ways in different areas; and that such
intervention reduces the numbers of units delivered annually.17
10.1.3. However, this debate has no role to play within the Local Plan context. The
Government has accepted that there are situations where adoption of a residential
space standard might be appropriate with the introduction of the Nationally
Described Space Standard in 2015. In so doing, it accepted that those standards
represented an appropriate standard of accommodation for that number of
occupants given modern expectations of what a decent home should be like – i.e. to
represent a high standard of amenity for current and future occupiers (NPPF
paragraph 127: footnote 46 directly links this requirement to the Standards).18
10.1.4. It is also worth repeating here that where a Council considers it appropriate to adopt
the Nationally Described Space Standard through Local Plan policy, it can only do
so by adopting it as a whole – it cannot adopt a local variant of the Standard or just
part.
10.1.5. For example, if there is only an issue with one particular type of housing or tenure
or there are factors that are likely to come into play that may put pressure on the
delivery of homes that meet the NPPF paragraph 127 test, then the Nationally
Described Space Standard can only be adopted as a whole and applied as a whole.
10.1.6. To adopt the Nationally Described Space Standard, the relevant Local Plan policy is
required to pass the tests of ‘soundness’ at examination, based on evidence
relating to need, viability and timing. These factors are dealt with in order below.

Need
10.1.7. Overall, the majority of residential schemes in Gravesham either meet or are very
close to the Nationally Described Space Standard (see appendices 2, 3 and 4 for a
review of major and minor schemes and appeal decisions between June 2018 –
June 2020).
10.1.8. Since the 2015 Ministerial Statement, this has been achieved by negotiation and a
general willingness of developers to achieve a decent standard. In the majority of

https://www.london.gov.uk/sites/default/files/housing_design_standards_evidence_summary
_gla_2010.pdf .
16
See ODPM publication The Impact of Overcrowding on Health and Education: A Review
of Evidence and Literature (2004) at https://dera.ioe.ac.uk/5073/1/138631.pdf
17
See https://www.centreforcities.org/blog/minimum-space-standards-housing-crisis/

cases where there has been a shortfall against the Standard, this has been
relatively minor or where a degree of flexibility has been needed to achieve a
reasonable outcome. This has particularly been the case where schemes have
involved conversions or adaptation of Listed Buildings etc.
10.1.9. Whilst the Nationally Described Space Standard is capable of being a material
planning consideration as a benchmark, this has muddied the waters as to how far
the Council can require standards to be met rather than relying solely on NPPF
paragraph 127 and achieving a high standard of amenity as a matter of planning
judgement.
10.1.10. An example of this over the June 2018 – June 2020 period involves a major
development site in Gravesham where the unit size of a number of 2 bed 3 person
two storey dwellings fell well below the Nationally Described Space Standard. 19
10.1.11. This involved a greenfield site within the urban area which formed part of a strategic
housing land release required to meet short term needs under the Gravesham
Local Plan Core Strategy (2014).
10.1.12. In support of the proposal, the applicant argued that the condition attached to the
outline permission required that details should only seek to comply with the
Council’s adopted Residential Layout Guidelines. The Guidelines themselves
stated that where proposals did not comply, the applicant was only required to
demonstrate that rooms were physically capable of accommodating the furniture
and fittings normally associated with their use and that other statutory requirements
were met.
10.1.13. It was also argued that the Nationally Described Space Standard did not apply as it
had not been adopted through Local Plan policy and that a similar range of house
types (including the unit type in question) had been permitted in other local authority
areas in Kent (Swale, Medway and Dover).
10.1.14. In response to these points, the report to the Council’s Regulatory Board accepted
that only limited weight could be attached to the space standards and that a
balance had to be struck between the overall quality of the scheme, meeting the
requisite housing numbers in the Local Plan, and any marginal shortfall in the size
of units20. In this context, the small 2 bed 3 person units were considered to be akin
to ‘starter homes’ aimed at ‘market entry’.

See https://plan.gravesham.gov.uk/onlineapplications/applicationDetails.do?activeTab=externalDocuments&keyVal=P2LCTSHP03O0
0 . The units in question were 2b3p units and had a floor area of 60 sqm compared to the
Nationally Described Space Standard of 70 sqm and a double bedroom of 9.7 sqm
compared to the required 11.5 sqm. 9.7 sqm is actually lower than the 10.2 sqm used under
the Housing Acts to determine whether a property is overcrowded.
20
See report to Regulatory Board dated
http://docs.gravesham.gov.uk/AnitePublicDocs/00401360.pdf
23
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10.1.15. A key point to be taken from this case is that there was a tension between unit size
and density, with pressure to deliver numbers being a factor in determining whether
the standard of accommodation was acceptable. With land supply in Gravesham at
a premium due to Green Belt and other constraints, this type of argument could
result in downward pressure on unit sizes over time.
10.1.16. Whilst the Council has undertaken post-occupancy surveys of new dwellings in the
past, these have not been specifically designed to consider whether or not the
Nationally Designed Space Standard should be adopted. In this respect, it is also
necessary to distinguish between a desire for a larger property as an aspiration
rather than a deficiency in space that indicates it is not fit for purpose.
10.1.17. Aside from any case that can be made in itself for adopting the Nationally Described
Space Standards to ensure a high standard of amenity is provided for future
occupiers of new residential properties, the Council considers that the following
points are also material and provide justification:
 Constraints on land supply - Gravesham is a Green Belt authority where land
is at a premium. This places pressure on the Council to demonstrate it is making
the most efficient use of sites in the existing urban area and in rural settlements
inset from the Green Belt. This could in turn result in pressure to build smaller
dwellings to achieve higher densities, making adoption of the Nationally
Described Space Standards an important policy tool in ensuring that a high
standard of amenity for occupiers is still achieved.21
 Consistency across boundaries – Gravesham adjoins the Borough of Dartford
and lies within the same Housing Market Area. The Ebbsfleet Development
Corporation straddles the boundaries of both local authorities. The Nationally
Described Space Standard formally applies within the Dartford area, following
the adoption of the Dartford Development Policies Plan (2017). It would be
inconsistent that the Nationally Described Space Standard should apply within
that part of the Ebbsfleet Garden City in Dartford and not Gravesham.
 Achieving a level planning field - Gravesham lies within the same Housing
Market Area as Dartford and Medway. Internal migration flows are generally
outwards from London along the Thames towards Medway within this area,
reflecting a price gradient in the value of residential property. The Nationally
Described Space Standard applies in Bexley as a result of the London Plan. The
Standard has also been adopted in Dartford. In Medway it effectively applies
informally through existing guidance and there is an intent to adopt through the
emerging Local Plan. Not applying the Nationally Described Space Standard in
Gravesham (within the same Housing Market Area) could result in market

The pressure to deliver in an area of constraint and the impact that this may have on
space standards has recently been recognised at examination of Policy H15of the Oxford
Local Plan 2036 at
https://www.oxford.gov.uk/downloads/file/7316/oxford_local_plan_2036_plain_text and
paragraph 82 of Inspector’s Report at
https://www.oxford.gov.uk/downloads/file/7288/inspectors_report_-_oxford_local_plan_2036
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distortion and unintended consequences such as increased pressure to build to
higher densities and lower standards in the Gravesham urban area.
10.1.18. Planning Practice Guidance also requires that any assessment should consider
potential impacts of adopting the Nationally Described Space Standard. Such
impacts could include those relating to the rate of delivery and the overall ability to
meet housing need; whether adoption might impact on the delivery of different types
of products, such as ‘starter homes’; and affordability.
10.1.19. It is unlikely that adoption of the Nationally Described Space Standard would have a
significant adverse impact on the rate of delivery of housing and overall ability to
meet needs. The vast majority of new dwellings in Gravesham are already
designed to meet these standards. Any future adopted policy could also
incorporate sufficient flexibility to allow exceptions where a reasonable standard of
amenity was achieved and it was properly justified.
10.1.20. The Council is of the view that any disadvantage of adopting the Nationally
Described Space Standard in this respect is outweighed by the certainty it brings to
the planning process and being able to require compliance where it is feasible to do
so.
10.1.21. National policy is based on meeting the housing needs of people through a mixture
of market and affordable provision, with a presumption that home ownership should
be promoted and a focus on ways in which young people in particular can get onto
the property ladder22.
10.1.22. In terms of market housing, the fact that most new units are already being built to or
are relatively close to the Nationally Described Space Standard suggests they are
affordable for that particular sector of the market and should not have a significant
impact on delivery or supply.
10.1.23. Thought needs to be given to the logic of any argument that issues of affordability
versus size should be left to the market rather than being addressed through Local
Plan policy – the Council has seen no evidence on how small a new dwelling would
need to be to be ‘affordable’; whether this would be ‘fit for purpose’ and pass the
NPPF paragraph 127 test; nor how many people it would actually help on the path
to home ownership.
10.1.24. Planning Practice Guidance also cites any impact on the supply of Starter Homes
as a particular type of housing product that should be considered23, however the

See the Planning White Paper: Planning for the Future (March 2020) at
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/872091/Planning_for_the_Future.pdf
23
‘Starter Homes’ are a particular housing product incentivising younger first time buyers
introduced under sections 2 and 3 of the Housing and Planning Act 2016. The product has
to be a new build dwelling; available for sale to a first time buyer aged 23 – 40; subject to a
discount of 20%; with maximum sale price capped at £250,000 outside London. The
25
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take up of Starter Homes nationally has been low, as a result the Government is
proposing to bring forward a ‘First Homes’ scheme instead.
10.1.25. The Council is therefore of the view that the case for adopting the Nationally
Described Space Standard can be made in terms of need and that the benefits
would outweigh any disadvantages.
Viability
10.1.26. As noted above and in the appendices, most new housing built in Gravesham either
meets or is very close to the Nationally Described Space Standard. This suggests
that viability is not a key issue in terms of its adoption. Given the Council have
been using it alongside the earlier adopted Gravesham Residential Layout
Guidelines since 2015 when negotiating with developers on schemes, the
expectation that such standards should be met will have been known. This in itself
would have been factored into negotiations on land values. To have done
otherwise would have been at the developer’s own risk given scheme could still
have been refused on the basis of not affording a high standard of amenity under
national policy, irrespective of whether the national standard had been formally
adopted or not.
10.1.27. There is clearly potential for the adoption of the Nationally Described Space
Standard to have an impact on the viability of schemes where these are already
marginal – for example on brownfield sites with existing high use values or with
complex build issues or demanding infrastructure requirements. Policy will be
designed to be flexible in this respect, allowing for exceptions where justified or
prioritising the delivery of a high standard of amenity and design over other s.106
demands where it is considered acceptable to do so.
10.1.28. In terms of general impact on viability, rather than site specific, the viability work
undertaken alongside the production of the Gravesham Strategic Housing and
Economic Needs Assessment (SHENA, 2016) assumed the adoption of the
Nationally Described Space Standard as a base cost. This will be updated as the
Council progresses toward Regulation 19 and subsequent submission of the Local
Plan for examination, having regard to full plan costs in combination.
Timing
10.1.29. Based on the above, it is not considered that there would be a significant issue over
the timing of the formal adoption of the Nationally Described Space Standard in
Gravesham. In any event, sufficient flexibility will be built into policy to allow for
exceptions where properly justified. In terms of new allocations through the Local
Plan process, there will be an expectation that developers will have taken on board

Government is currently considering the introduction of a new First Homes scheme involving
a higher rate of discount (30% +) which would apply in perpetuity see
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/864265/First_Homes_consultation_document.pdf

the need to meet any required standard as part of their negotiations on options
agreements and land purchase.
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11. THE CASE FOR ADOPTING THE OPTIONAL
STANDARDS ON ACCESSIBILITY THROUGH
THE GRAVESHAM LOCAL PLAN.
11.1.1. The Council is placed under a public sector duty under the Equality Act 2010 to
ensure that it has due regard to the desirability of exercising its functions in a way
that reduces inequalities of outcome which result from socio-economic
disadvantage24.
11.1.2. The Act lists a number of ‘protected characteristics’ to which the legislation applies.
These include age and disability as two characteristics which are frequently interrelated given the higher propensity to develop disability as people get older.
Section 20 of the Act in particular requires that reasonable adjustments should be
made to overcome the disadvantages faced due to disability by avoiding such
disadvantage through design or the provision of auxiliary aids.
11.1.3. It follows therefore that in addition to the national policy requirement under NPPF
paragraph 59 to address the housing needs of different groups, there is also a
statutory driver to reduce disadvantage faced by those who may have issues in
relation to mobility due to age or disability etc.
11.1.4. Whilst there is a cost to making new dwellings more accessible (see Table 6 above)
there are clear benefits to the individual, their families and society as a whole.
11.1.5. These can include the ability of people to live in their home for longer, without the
need to go into care; making it easier for carers to look after their loved ones,
improving quality of life of the family as a whole; and allowing people to be
discharged more quickly from hospital into a safe environment that also reduces
costs to the health service.
11.1.6. Making housing more accessible and user friendly through design also benefits the
wider population, irrespective of whether they are older or disabled. People of
working age can still have issues with mobility and through life there is the potential
for short term illness or accident where having a more accessible home could make
the experience more bearable.
11.1.7. However, the issue of ensuring that accessibility is improved within the housing
stock is likely to be an increasing problem over time, particularly as the population
of Gravesham ages and a higher proportion of people are within older age groups.

11.1.8. Table 8 below sets out 2018 trend-based population projections for the borough.
Further evidence is then provided in subsequent paragraphs to show why creating a
greater supply of homes with improved accessibility will be important over the Local
Plan period.
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See http://www.legislation.gov.uk/ukpga/2010/15/contents

Table 10 Trend based population projections by age group for Gravesham 2018 – 37
Age
Group

0-4
5-9
10 - 14
15 - 19
20 - 24
25 - 29
30 - 34
35 - 39
40 - 44
45 - 49
50 - 54
55 - 59
60 - 64
65 - 69
70 - 74
75 - 79
80 - 84
85 - 89
90+
Total

Percentage
in age
group

2018

Male

Female

All

3,594

3,565

7,159

3,663

3,567

7,230

3,562

3,344

3,224

Percentage
in age
group

2037

Male

Female

All

3,308

3,197

6,504

3,330

3,177

6,506

6,906

3,436

3,296

6,732

2,910

6,134

3,476

3,255

6,731

2,785

2,717

5,502

2,819

2,848

5,668

3,136

3,505

6,641

2,970

3,238

6,208

3,544

3,683

7,227

2,851

3,222

6,073

3,364

3,646

7,010

2,958

3,290

6,248

3,220

3,310

6,530

3,327

3,589

6,916

3,812

3,823

7,635

3,680

3,981

7,661

3,784

3,690

7,474

3,726

3,831

7,557

3,488

3,455

6,943

3,405

3,530

6,935

2,772

2,772

5,544

3,032

3,103

6,135

2,407

2,536

4,943

3,165

3,229

6,393

2,266

2,549

4,815

2,796

3,010

5,806

1,569

1,886

3,455

2,178

2,502

4,680

1,184

1,570

2,754

1,496

1,841

3,337

670

950

1,620

944

1,359

2,302

287

576

863

555

869

1,424

52,331

54,054

106,385

53,449

56,366

109,815

25.8%

56.9%

17.3%
(18,450)

24.1%

54.1%

21.7%
(23,870)
or
(+ 5,420)

Source: ONS Sub-National Population Projections 2018, published 24 March 2020 at
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/localauthoritiesi
nenglandtable2

11.1.9. Based on 2011 Census returns, it is possible to identify the percentage of people in
each age group with a long-term health problem or disability that limits day-to-day
activities and project this forward using the above figures to give an overall idea of
the general health of the population in future years. Whilst it is recognised that this
assumes the overall health of the population does not improve with medical or other
advances over the period, it does at least provide a datum point for the purposes of
comparison with the main variable being the changing age structure of the
population.
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Table 11 Trend based projection comparing numbers with a long-term health problem or
disability over previous 12 months limiting day-to-day activities extrapolated to 2018 – 37 at
same rate as 2011 – all usual residents in households.
2011 Census (Gravesham)
Age
Group

Number
in age
group

0-4

2018

% longterm
health
problem
or
disability

Number in
age group

6,646

Number
with long
term
health
problem
or
disability
167

2.5

5-9

6,275

309

10 - 14

6,515

15 - 19

2037
Number in
age group

7,159

Number
with long
term
health
problem
or
disability
179

6,504

Number
with long
term
health
problem
or
disability
163

4.9

7,230

354

6,506

319

382

5.9

6,906

407

6,732

397

6,649

407

6.1

6,134

374

6,731

411

20 - 24

6,492

322

5.0

5,502

275

5,668

283

25 - 29

6,607

372

5.6

6,641

372

6,208

348

30 - 34

6,364

431

6.8

7,227

491

6,073

413

35 - 39

6,630

595

9.0

7,010

631

6,248

562

40 - 44

7,647

864

11.3

6,530

738

6,916

782

45 - 49

7,560

1,013

13.4

7,635

1,023

7,661

1,027

50 - 54

6,418

1,070

16.7

7,474

1,248

7,557

1,264

55 - 59

5,548

1,282

23.1

6,943

1,604

6,935

1,602

60 - 64

5,859

1,547

26.4

5,544

1,464

6,135

1,620

65 - 69

4,605

1,561

34.0

4,943

1,681

6,393

2,174

70 - 74

3,844

1,647

42.8

4,815

2,061

5,806

2,485

75 - 79

3,284

1,736

52.9

3,455

1,828

4,680

2,476

80 - 84

2,273

1,580

69.5

1,914

3,337

2,319

85 +

1,760

1,441

81.9

2,754
2,483

2,034

3,726

3,052

Total

100,976

16,726

16.6

106,385

18,678

109,815

21,697

Source: ONS 2018 sub-national population projections and 2011 Census Table LC3101EWIs – Long term Health Problem or
Disability by Age 2011 at .
https://www.nomisweb.co.uk/census/2011/LC3101EWLS/view/1946157315?rows=c_disability&cols=c_age

11.1.10. Of the 16,726 people identified as a having a long-term health problem or disability
in 2011, 7,326 (43.8%) said that this limited their day-to-day activities a lot, whereas
9,380 (56.2%) said it limited those activities at little. What was classed as limiting
day-to-day activities ‘a lot’ or ‘a little’ does not appear to be defined, remembering
also that the Census return was completed by a householder and not in the form of
a survey. The detailed returns by broad age group though show once again the
effects of age with a high proportion of those stating that day-to-day activities were
affected being over 65.

Table 12 2011 Census: Those responding that over the past 12 months as having a longterm health problem or disability affecting day-to-day activities a little or a lot.
Age group

Usually resident
population

Day-to-day
activities limited
a lot

Day-to-day
activities limited
a little

Day to day
activities not
limited

0 – 15

20,728

355

573

19,800

16 - 24

11,849

258

401

11,190

25 - 49

34,808

1,390

1,885

31,533

50 - 64

17,825

1,714

2,185

13,926

65+

15,766

3,629

4,336

7,801

Total

100,976

7,346

9,380

84,250

Source: ONS 2011 Census see
http://www.nomisweb.co.uk/census/2011/DC3408EW/view/1946157315?rows=c_age&cols=c_disability

11.1.11. For the sake of completeness, it is also useful to consider whether the ethnic
diversity of the population of Gravesend is a factor influencing rates of people
stating that they have a long-tern health problem or disability. Whilst there may be
differences in the table below these may be the result of age structure of those
parts of the population or cultural issues influence the response to a subjective
Census question. This is not to say that people from different ethnic backgrounds
may not suffer relative disadvantage due to ill-health or disability when it comes to
the built environment. Tenure and age of property could occupied by that group
could also limit the potential for adaptation to meet particular needs.
Table 13 2011 Census: Those responding that over the past 12 months as having a longterm health problem or disability affecting day-to-day activities a little or a lot by ethnic group
– all usually resident persons.
All categories

Day-to-day
activities
limited a lot

Day to day
activities
limited a little

Day-to-day
activities not
limited

White: Total

84,226

6,908 (8.2%)

8,434 (10.0%)

68,884 (81.8%)

Of which – White British

78,422

6,632 (8.5%)

8,114 (10.3%)

63,676 (81.2%)

Mixed/multiple ethnic
group

2,066

82 (4.0)

102 (4.9%)

1,882 (91.1%)

Asian/Asian British

10,604

608 (5.7%)

798 (7.5%)

9,198 (86.7%)

Black/African/Caribbean
/Black British

2,885

79 (2.7%)

95 (3.3%)

2,711 (94.0%)

Other ethnic group

1,939

119 (6.1%)

117 (6.0%)

1,703 (87.9%)

Ethnic group
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Source: ONS 2011 Census – Table LC3205EW - Long-term health problems by ethnic
group
11.1.12. Following on from the above, it is possible to get a broad idea of the likely number
of people who will have issues with mobility etc. over time from the POPPI
(Projecting Older People Population Information) and PANSI (Projecting Adult
Needs and Service Information) websites.25 At the time of writing this background
paper, both websites only included data based on 2016 sub-national population
projections. These have been re-worked by the Council to take into account the
2018 projections set out in Table 10.
11.1.13. In terms of people aged 18 – 64, PANSI uses percentages of people within different
age ranges to determine numbers of people likely to have impaired mobility. This is
defined as experiencing moderate, severe or complete difficulty with mobility and
where certain activities (such as walking or climbing stairs) are limited in any way as
a result. The results for Gravesham using the 2018 based sub-national projections
in Table 9 above for the period 2018 – 37 are set out below. This shows only a
marginal increase (+55 or 1.6%).
Table 14 Projected numbers of people aged 18 - 64 in Gravesham likely to have impaired
mobility – comparison between 2018 and 2037.

People aged 18-24
predicted to have
impaired mobility
People aged 25-34
predicted to have
impaired mobility
People aged 35-44
predicted to have
impaired mobility
People aged 45-54
predicted to have
impaired mobility
People aged 55-64
predicted to have
impaired mobility
Total population
aged 18-64
predicted to have
impaired mobility

25

Rates of
people with
impaired
mobility

2018
Population
in age group

1%

2037
Population
in age group

2,291

Number of
people with
impaired
mobility
23

2,456

Number of
people with
impaired
mobility
25

1%

13,868

139

12,281

123

5%

13,540

677

13,164

658

5%

15,109

755

15,218

761

14%

12,487

1,748

13,070

1,830

3,342

See https://www.poppi.org.uk/ and https://www.pansi.org.uk/

3,397
(+55 )

Source: ONS 2018 based sub-national population projections. Single year for age group 18 – 19 at
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/localauthoritiesi
nenglandz1. Rate of people with impaired mobility based on PANSI and Life Opportunities Survey Office for Disabilities Issues
(2011) HM Government Table 4.3 at https://www.gov.uk/government/statistics/life-opportunities-survey-wave-one-results-2009to-2011

11.1.14. The POPPI website also considers mobility for people aged over 65 by age and
gender, in terms of whether they are unable to manage at least one mobility activity
on their own. Activities include: going out of doors and walking down the road;
getting up and down stairs; getting around the house on the level; getting to the
toilet; and getting out of bed. Once again, these figures have been re-worked for
Gravesham in Table 13 below using the 2018 based sub-national population
projections for 2018 and 2037.
Table 15 Projections for people aged 65 and over unable to manage at least one mobility
activity on their own by age and gender – comparison between 2018 and 2037
2018
Male

Female

Age

% unable
to
manage
activity in
age
group

Total
Persons
in age
group

Number % unable
Total
of
to
Persons in
persons
manage age group
unable to activity in
manage
age
activity
group
2,536

Number
of
persons
unable
to
manage
activity
228

Total
males and
females
unable to
manage
activity in
age group
421

65-69

8

2,407

193

9

70-74

10

2,266

227

16

2,549

408

635

75-79

12

1,569

188

21

1,886

396

584

80-84

18

1,184

213

29

1,570

455

668

85+

35

957

335

50

1,526

763

1,098

2,250

3,406

1,156
2037
65-69

8

3,165

253

9

3,229

291

544

70-74

10

2,796

280

16

3,010

482

762

75-79

12

2,178

261

21

2,502

525

786

80-84

18

1,496

269

29

1,841

534

803

85+

35

1,499

525

50

2,228

1,114

1,639

2,946

4,534
(+1,128)

1,588

Source: ONS 2018 based sub-national population projections; rate of persons by gender and age group unable to manage at
least one mobility activity based on POPPI and Living in Britain Survey (2001) Table 29.

11.1.15. Another consideration with an ageing population is that an increasing number of
people over 65 years will live on their own, partly due to the greater life expectancy
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of a female partner. This is shown for Gravesham over the period 2018 – 37 in
table 14 below.
Table 16 Numbers of people aged 65 and older in Gravesham projected to be living on their
own comparing 2018 and 2037
Proportion
predicted to live
on own

2018
Total

Males aged 65 -74

20%

Males 75+

2037

4,673

Live on
own
935

5,961

Live on
own
1,192

29%

3,710

1,076

5,173

1,500

Females 65 - 74

29%

5,087

1,475

6,239

1,809

Females 75+

50%

4,982

2,491

6,571

3,286

Total

Total

5,977

7.787
(+1,810)

Source: ONS 2018 based sub-national population projections and POPPI based on 2011 Census.

11.1.16. It is also likely that an increasing number of people aged over 65 will need help with
at least one self-care activity – i.e. having a bath or shower; using the toilet; getting
up and down stairs; getting around indoors; dressing or undressing; getting in and
out of bed; washing face and hands; eating and cutting up food; or taking medicine.
Whilst not all of these relate to how accessible a dwelling is designed to be, in some
instances it can help maintain independent lifestyles where people live on their own
or are an elderly couple. This can also greatly assist the work of a carer. Predicted
numbers of those in need of help with at least one self-care activity are provided in
Table 15 below.
Table 17 Numbers of people aged 65 and older in Gravesham projected to require help with
at least one self-care activity comparing 2018 and 2037

Total

Require
help

Total

Require
help

Male 65 - 69

Proportion
predicted to
require help with
self-care activity
16%

2,407

385

3,165

506

Male 70 - 74

21%

2,266

476

2,796

587

Male 75 - 79

28%

1,569

439

2,178

610

Male 80+

35%

2,141

749

2,995

1,048

Female 65 - 69

22%

2,536

558

3,229

710

Female 70 - 74

24%

2,549

612

3,010

722

Female 75 - 79

29%

1,886

547

2,502

726

Female 80+

49%

3,096

1,517

4,069

1,994

Total

2018

2037

5,283

6,903
(+ 1,620)

Source: ONS 2018 based sub-national population projections and POPPI based on Health Survey of England (2016)

11.1.17. Older people also have a greater propensity to suffer injury through falls, with a
proportion of these resulting in hospitalisation. The risk of falling can be reduced
through design, particularly through elimination in change of levels and trip hazards.
It is useful therefore to consider what an ageing population may mean in terms of

increased numbers of accidental falls and hospitalisations through such falls. This
is shown for Gravesham over the 2018 – 37 period in Tables 16 and 17 below.
Table 18 Number of people over 65 years predicted to suffer a fall within a 12 month period
in Gravesham comparing 2018 to 2037
2018
Male

Female

Age

Rates of
males
reporting
a fall in
previous
year

Total
Persons
in age
group

Number
of males
predicted
to suffer
a fall

Rates of
females
reporting
a fall in
previous
year

Total
Persons in
age group

2,536

Number
of
females
predicted
to suffer
a fall
583

Total
males and
females
predicted
to suffer a
fall
1,016

65-69

18%

2,407

433

23%

70-74

20%

2,266

453

27%

2,549

688

1,141

75-79

19%

1,569

298

27%

1,886

509

807

80-84

31%

1,184

367

34%

1,570

534

901

85+

43%

957

412

43%

1,526

656

1,068

2,970

4,933

1,963

Total

2037
65-69

18%

3,165

570

23%

3,229

743

1,313

70-74

20%

2,796

559

27%

3,010

813

1,372

75-79

19%

2,178

414

27%

2,502

676

1,090

80-84

31%

1,496

464

34%

1,841

626

1,090

85+

43%

1,499

645

43%

2,228

958

1,603

3,816

6,468
(+1,535)

2,652
Total

Source: ONS 2018 based sub-national population projections and POPPI based on Health Survey for England (2005),
volume 2, table 2.1: Prevalence and number of falls in last 12 months by age and sex. More recent works undertaken in 2016
suggests that the above rates remain similar.

Table 19 Number of people over 65 years predicted to suffer a fall within a 12 month period
resulting in hospital admission in Gravesham comparing 2018 to 2037
2018
Age

Hospitalisation
rate

Total persons
in age group

65-69

0.822

70-74

2037
Total persons
in age group

4,943

Predicted
number
admitted
41

6,393

Predicted
number
admitted
53

1.356

4,815

65

5,806

79

75-79

2.467

3,455

85

4,680

115

80 +

7.79

5,237

408

7,063

550

599
Total

797
(+198)

Source: ONS 2018 based sub-national population projections and POPPI based on Hospital Episode Statistics for England:
Admitted Patient Care Statistics 2016 – 17). Rates based on number of admissions not individual people. By way of
comparison, the aged standardised rate per 100,000 for hospital admissions for hip fractures in Gravesham for the period
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2013/14 to 2017/18 was 595.7 – see Kent Public Health Observatory publication: Ageing Well – Older People in Gravesham
(2018/19) at https://www.kpho.org.uk/__data/assets/pdf_file/0007/45286/Older-people-Gravesham.pdf

11.1.18. It is difficult to provide an accurate estimate for the number of wheelchair users in
Gravesham. On this, it is also important to recognise that whilst some people may
be dependant on a wheelchair through ill-health or disability on a permanent basis,
there may be others that need to use them because of ill-health or an accident
either occasionally or on a temporary basis. An example of this may be an older
person who is mobile on a walking frame for some of the time, but finds it easier to
use a wheelchair when going out with family or friends or to do the shopping. A lot
of these won’t appear on any record because they or their family buy their own
wheelchair for the sake of convenience.
11.1.19. NHS England believes that there are around 1.2 million wheelchair users nationally
in the UK and that 2/3rds of these are regular users.26 This is equivalent to around
2% of the population, of which 1.2% would be regular users.
11.1.20. Figures are available at the Commissioning Clinical Group (CCG) level for numbers
of wheelchairs supplied by the NHS. For the Dartford, Gravesham and Swanley
CCG over the period Jan-March 2019, there were 2,036 adults and 180 children
registered with the service (2,216 total)27. Of this number, 87 adults and 9 children
(96 total or 4.3%) were new registrations. The 2018 mid-year estimate for the
population of the Dartford, Gravesham and Swanley CCG was 264,478.28 The
number of people registered with the NHS wheelchair service would equate to
around 0.84% of the total population.

11.1.21. The numbers of people claiming different forms of benefit relating to ill-health,
disability and care also provides an indication of the extent to which such factors
are an issue in Gravesham. There are three main forms of disability benefit:
 Disability Living Allowance (DLA);
 Attendance Allowance (AA); and
 Personal Independence Payment (PIP).
These benefits are intended to contribute toward the extra cost of a health condition of
disability and can be claimed whether or not a person works and can be claimed in
combination with other benefits. DLA can be claimed by a person who has a disability or
health condition which requires them to have help with their personal care or have

See NHS England https://www.england.nhs.uk/wheelchair-services/
See https://www.england.nhs.uk/publication/wheelchair-services-operational-datacollection-quarter-4-dataset-january-march-2019/ Dartford, Gravesham and Swanley CCG
was merged into the wider Kent and Medway CCG on 1 April 2020. For Kent and Medway
Wheelchair Services + link to users group see https://www.kentandmedwaywheelchairservice.co.uk/
28
See
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populatione
stimates/datasets/clinicalcommissioninggroupmidyearpopulationestimates
26
27

supervision needs and/or those who have difficulty getting around provided they claim before
the age of 65. AA can be claimed by those people who become disabled from the age of 65.
PIP is paid to eligible people aged 16 – 64. It is a new benefit which will replace DLA for
working age people.
11.1.22. Kent County Council produces a bulletin which includes information on disability in
Kent, numbers of disability benefit claimant in each district and a comparative
analysis.29 More up-to-date information is also available from the Department of
Work and Pensions (DWP) Stat-Xplore website.30 As at November 2018, 8,253
people in Gravesham were claiming one of the above disability benefits (7.8% of
the population). Those over the age of 65 are more likely to be claiming disability
benefit than those under, with 15.2% of males and 20.8% of females over the age
of 65 in Gravesham doing so.

11.1.23. In terms of tenure of those stating that they had a long-term health problem or
disability, the most recent reliable data relating to Gravesham derives from the 2011
Census. This is reproduced in Table 18 below. This shows a low proportion of
people stating that day-to-day activities were limited either a little or a lot living in
private rented/rent free accommodation. This was also true of those who owned
with a mortgage/shared ownership perhaps reflecting that these are more likely to
be young singles/couples/families.
11.1.24. In contrast, 27.6% of those living in properties owned outright stated that day-to-day
activities were limited either a little or a lot by a long-term health problem or
disability. This may reflect an ageing population living in such properties who have
paid off their mortgages etc. Similar proportions (27%) of people were living in
social rented accommodation, although the proportion who stated that their day-today activities were limited a lot was higher (14.3% compared to 11.4%). This may
reflect a situation where people have experienced ill-health or disability long-term
and it has impacted on life chances leading to multiple deprivation and
accommodation in the social rented sector.
Table 20 Census 2011: Tenure of people responding as having a long-term health problem
or disability affecting day-to-day activities a little or a lot over the previous 12 months –
percentage is proportion of numbers of people living within that category of tenu

All categories:
long-term

29
30

All categories

Owned
outright

Owned with
mortgage or
loan or
shared
ownership

Rented:
Social rented

Rented:
Private or
rent free

100,976

25,676

42,098

16,109

17,093

(100%)

(100%)

https://www.kent.gov.uk/__data/assets/pdf_file/0018/8181/Disability-in-Kent.pdf
See https://stat-xplore.dwp.gov.uk/webapi/jsf/login.xhtml?resourceurlrequirelogin=true
37

health problem
or disability
Day-to-day
activities
limited a lot

7,346

Day-to-day
activities
limited a little

9,380

Day-to-day
activities not
limited

84,250

2,915

1,345

2,295

791

(11.4%)

(3.2%)

(14.3%)

(4.6%)

4,167

2,187

2,051

975

(16.2%)

(5.2%)

(12.7%)

(5.7%)

18,594

38,566

11,763

15,327

(72.4%)

(91.6%)

(73.0%)

(89.7%)

Source: ONS 2011 Census - DC3408EW - Long-term health problem or disability by tenure by sex by age

11.1.25. It is difficult to determine how suitable the existing housing stock in Gravesham is
for meeting the needs of people with an existing long-term illness or disability that
may affect mobility. However, the MHCLG (formerly DCLG) English Housing
Survey: Adaptations and Accessibility Report 2014 – 15 does provide a picture of
the situation in England at that time.31
11.1.26. This found that 9% of all households in England (1.9 million households) had one or
more people with a long-term limiting disability that required adaptations to their
home and that this figure had not changed since 2011 – 12. Even so, of these
some 81% felt their home was still suitable for their needs. The 19% who
considered their living accommodation was unsuitable only accounted for around
2% of all households.
11.1.27. Households with a person aged under 55 who had a long-term limiting disability
were more likely to state that their accommodation was unsuitable that counterparts
in other age groups (24% or less). Those aged 75 and over with such a disability
were least likely to state their accommodation was unsuitable (12%).
11.1.28. Private renters who had a long-term limiting disability were most likely to feel that
their accomodation was unsuitable for their needs (32%) compared to social renters
(22% housing association tenants and 23% local authority tenants). Owner
occupiers were the least likely to feel that their accomodation was unsuitable.

See
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/539541/Adaptations_and_Accessibility_Report.pdf . The English Housing Survey
2018 issued a factsheet updating information in relation to the accessibility of English
homes on the 9 July 2020. This and the annex table are available at
https://www.gov.uk/government/statistics/english-housing-survey-2018-accessibility-ofenglish-homes-fact-sheet . This information has not been incorporated in this Background
Paper but implications will be considered as we move to the Regulation 19 consultation
stage.
31

11.1.29. The four most common adaptations that households needed were inside their home
– i.e. grab hand rails inside the dwelling (40%); a bath or shower seat or other
bathing aid (30%); a specialist toilet seat (25%); or a shower to replace a bath
(19%).
11.1.30. Over half of households that requireded adaptations already had them, whereas
45% lacked one or more of them. The most common reasons for not having the
required adaptations were that they didn’t have enough time to carry them out
(24%); they couldn’t afford to pay for them (21%); or they were not worth doing
(13%). In some cases, their landlord wouldn’t pay for the adaptations (10%) or
would not allow them (5%).
11.1.31. On in 10 households (10%) that included a person with a long-term disability
requiring adaptations wanted to, or were trying to, move somewhere more suitable
for their needs – this figure had not changed from 2011 – 12.
11.1.32. In 2014, only 7% of homes in England had all four accessibility features that
provided visitability – i.e. level access to the entrance; a flush threshold; sufficiently
wide doorsets and circulation space; and a toilet at entrance level. Around 2/3rds
(64%) had a toilet at entrance level but other visitability features were less
commone, especially level access (18%).
11.1.33. A new Part M of Building Regulations came into force in 1999 and began to have an
impact on the design of new homes delivered by 2001. As a result, the proportion
of new dwellings with each of the accessibility feature significantly increased. For
example, level access was five times more likely to exist for homes built from 2001
onwards (68%) compared to before (13%). The same applied to wheelchair
accessible toilets in new home built from 2001 onwards (61%) compared to before
(16%).
11.1.34. The two key factors that impacted on visitability were the design and age of the
dwelling. However, whilst it was found that the majority of homes lacking full
visitability could be adapted to provide all four features, it was more difficult for
terraced houses and older properties to be adapted. Terraced houses were the
most likely dwelling type to be not feasible to be made fully visitable (50%)
compared with flats (27%) and other houses (semi-detached, 15% and detached,
14%). Over half of homes built before 1919 were not feasible to be made fully
visitable, whereas those built afterwards only required moderate work.
11.1.35. Because design and age of dwelling are identified above as key determinants of
whether or not a dwelling is adaptable to the needs of those with long-term illness
or disability, it is useful to draw comparisons with other Kent districts and Medway.
This is shown in the tables that follow.
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Table 21 Census 2011: Percentage of dwellings of each type comparing Kent Districts and
Medway UA.
Percentage of housing stock of each dwelling type 2011
House or bungalow
District

Ashford
Canterbury
Dartford
Dover
Folkestone and
Hythe
Gravesham
Maidstone
Medway UA
Sevenoaks
Swale
Thanet
Tonbridge and
Malling
Tunbridge Wells

Flat, maisonette or apartment

Detached

Semidetached

Terraced

Purpose
built

Conversion

In
commercial
building

33.4
31.4
12.6
21.9
27.0

30.2
30.1
31.2
29.6
24.1

24.2
18.7
33.1
29.4
22.1

9.1
13.3
19.8
11.9
15.5

1.6
4.1
2.4
4.1
9.0

0.6
1.4
0.6
1.2
1.8

16.2
25.5
13.6
33.3
23.5
19.6
27.2

31.9
33.4
29.5
28.7
32.5
28.1
37.4

31.7
24.0
40.8
23.3
31.5
22.7
22.6

15.7
13.3
12.0
10.5
8.6
17.5
10.1

3.0
2.1
2.3
2.1
2.0
9.0
1.3

1.2
0.7
1.0
1.0
1.0
1.6
1.0

26.7

29.4

17.9

16.2

8.0

1.5

Source: ONS 2011 Census Table KS401EW - Dwellings, household spaces and accommodation type.
Percentages do not sum to 100% as caravans and park homes omitted from above figures.

Table 22 Property build period by age band for dwellings Kent districts and Medway UA in
2019

District

Total
dwellings

Percentage of total stock built in each period
Pre 1919

1919 - 45

1945 - 99

2000 - 19

Not
known

Ashford

54,720

17.3%

7.5%

52.2%

20.3%

2.6%

Canterbury

68,330

19.1%

14.4%

49.9%

15.5%

1.2%

Dartford

46,510

14.8%

18.2%

44.0%

20.9%

2.1%

Dover

53,050

30.6%

14.1%

43.4%

9.8%

2.1%

Folkestone and
Hythe

51,400

28.7%

13.5%

45.2%

11.1%

1.5%

Gravesham

43,360

19.9%

16.8%

52.5%

9.9%

0.9%

Maidstone

71,470

18.6%

11.1%

50.9%

18.3%

1.1%

Medway UA

115,480

20.5%

14.0%

53.9%

10.7%

0.9%

Sevenoaks

50,770

19.1%

13.3%

56.0%

10.7%

0.9%

Swale

63,340

20.9%

10.0%

50.9%

16.5%

1.7%

Thanet

67,320

33.2%

15.4%

41.7%

8.6%

1.1%

Tonbridge and
Malling

54,630

17.8%

7.6%

54.1%

18.9%

1.6%

Tunbridge Wells

49,410

35.5%

8.3%

44.9%

9.9%

1.4%

Source: VAO statistics – Table CTSOP4.0: Number of properties by Council Tax band, property build period and region,
county and local authority district. Errors in percentages due to rounding.

11.1.36. The tables above suggest that housing in Gravesham may have some issues with
adaptability compared to other areas because terraced housing represents 31.7%
of stock compared to the Kent and Medway average of 26.3%. Conversely, the
proportion of housing stock that is pre-1919 at 19.9% is less than the Kent and
Medway average of 22.8%. At the other end of the scale, new dwellings built post
2000 and likely to incorporate more visitability features associated with changes to
Part M of the Building Regulations introduced in 1999 only represent 9.9% of the
housing stock compared to the Kent and Medway average of 13.9%.
11.1.37. For those in existing privately owned properties requiring adaptations to meet their
needs due to long-term illness or disability, it is possible to apply for a Disability
Facilities Grant. Such grants are means tested and capped at £30,000 and are
subject to an assessment process. A recent review of the operation of the system
nationally has been undertaken by the University of the West of England (2018).32
11.1.38. In terms of Local Authority housing in Gravesham, the current stock in 2018 was
5,689 units. There were 1,595 people on the housing waiting list, of which 59 were

See and https://www.gov.uk/disabled-facilities-grants
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_da
ta/file/762920/Independent_Review_of_the_Disabled_Facilities_Grant.pdf
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recorded as being people who need to move on medical or welfare grounds,
including ground relating to disability.33
11.1.39. As with the Nationally Described Space Standards, it is appropriate to consider the
justification for adopting the optional Building Regulation M4(2) and M4(3)
standards in terms of need, viability and timing. These factors are dealt with in
order below:
Need
11.1.40. The evidence provided above provides sufficient justification for the adoption of the
Building Regulation part M4(2) and M4(3) optional standards on accessibility.
Gravesham will have an ageing population over the local plan period facing
increased difficulties due to long-term illness and disability. It is reasonable and
proportionate therefore to introduce a planning policy that will address this issue by
ensuring that an appropriate proportion of the housing stock is designed for those
who are less mobile and whose needs cannot be met through the Building
Regulation M4(1) statutory standard.
11.1.41. This is also in compliance with the Council’s obligations under the public sector
equality duty under the Equality Act 2010 in seeking to reduce inequalities of
outcome which result from socio-economic disadvantage through age and disability.
As noted above, the Council’s own new build social housing stock is already built to
the M4(2) standard, with a limited number of M4(3) units already being provided.
11.1.42. Provided the policy is a proportionate response to the issue, the cost of securing
such upgrades should not be great when spread across new private sector housing
stock going forwards.
11.1.43. This means that it should not have a significant affect on delivery or affordability,
although there may be a small premium paid by the purchaser to reflect such an
upgrade to make the property fit for purpose. This would not normally apply to a
person allocated an M4(3)(a) or (b) adaptable or accessible unit as social housing.
11.1.44. The suggested policy approach on the optional accessibility standard is set out
below.
Viability
11.1.45. The cost of policy relating to the provision of a proportion of new housing stock
meeting Building Regulation M4(2) and M4(3) standards should not be cost
prohibitive and adversely affect viability in its own right. However, impact on
viability will be tested alongside other considerations on a whole Plan basis in due
course. In any event, policy will be designed to incorporate flexibility to ensure that
the requirement will not apply where justified as an exception.

See Local Authority Housing Statistics and dataset 2018 – 19 Section A: Dwelling Stock
and Section C: Allocations at https://www.gov.uk/government/statistical-data-sets/localauthority-housing-statistics-data-returns-for-2018-to-2019
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Timing
11.1.46. Because of limited cost implications involved in meeting the M4(2) and M4(3)
standards for only a proportion of new housing stock, it is not considered that a
lead-in period would be necessary. Whilst timing is therefore unlikely to be an
issue, this will also be considered at the point of whole Plan viability testing. As
noted above, the policy will also be designed to incorporate flexibility to ensure that
the requirement will not apply where justified as an exception and this would also
help address any timing issue.

12. RESIDENTIAL GARDEN SPACE STANDARDS
12.1.1. The Council’s current garden space standards for new development are set out in
its Residential Layout Guidelines (1996). These are reproduced in section 4 above.
12.1.2. Whilst these are now somewhat dated, they are very similar to standards used
elsewhere. However, there are omissions in the standards – for example, they do
not provide guidance on size of balconies where flatted development is being
considered and these are an appropriate design feature having regard to context.
12.1.3. It is also recognised that there is a tension between optimising densities of
development on sites and providing gardens of an adequate size to meet the needs
of occupants. Those needs themselves may vary over time as a family unit
matures, occupants change or there are changes in the way people live their lives.
12.1.4. The notion of providing family houses with gardens was driven by socio-cultural
factors, with the design of much post 1919 housing influenced by poor living
conditions in C19th industrial towns and the rise of the Garden City movement.
Part of this was to provide sufficiently large gardens so people could grow some of
their own food, although by the early 1960s the use of domestic gardens for such
activity had reduced and was more recreational than a necessity.
12.1.5. This is not to say that ensuring new dwellings are provided with adequate private
amenity space is now irrelevant. The requirement of NPPF paragraph 127 that
well-designed places should promote health and well-being, with a high standard of
amenity for existing and future users still applies.
12.1.6. This includes having private gardens of sufficient size to be functional and to:
 Provide adequate space to dry and air washing in good weather without the use
of tumble driers – this also relating to carbon reduction and addressing climate
change;
 Provide adequate space for younger children to play in a safe supervised home
environment – relating to health and well-being;
 Provide adequate space for people enjoy outdoor activity in their own private
space – sitting outside and taking in the sun and fresh air or having a family meal
or barbeque;
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 Provide adequate space to store bins (which are becoming more numerous with
the pressure to recycle) or accommodate a shed for outdoor storage (bikes and
tools etc); and
 Provide adequate space to green and personalise – i.e. by growing plants as a
recreational activity and to ensure gardens can contribute positively to
placemaking and the creation of neighbourhood identity.
12.1.7. Providing gardens as private amenity space also brings wider benefits in terms of
the Building Better, Building Beautiful agenda by ensuring new developments are
greener; more sustainably drained; potentially more bio-diverse; and more resilient
to the effects of climate change through the promotion of urban cooling.
12.1.8. In terms of garden space standards, the depth and size of rear garden has
traditionally been determined by the width of plots and maintaining a privacy
distance between the rear elevations of facing properties.
12.1.9. Whilst the latter has tended to be reduced over time as schemes have become
more design-led to optimise densities whilst addressing privacy and overlooking
issues in different ways, the requirements in terms of minimum garden size for
family housing do not appear unreasonable. In the majority of cases, these
standards have also stood up well at appeal subject to a degree of flexibility in their
application.
12.1.10. In stating this, the Council is also mindful that people may wish to extend their
properties over time, to meet changing needs and to increase internal
accommodation. This can result in a reduction in garden area or an increase in the
number of bedrooms and the overall numbers of people a house can occupy.
There may also be pressure to create areas paved areas to park vehicles or to
erect outbuildings that may also reduce usable private garden space. Some of
these works may constitute permitted development, not requiring an express grant
of planning permission – although such permitted development rights may have
been taken away by condition where sites are particularly constrained.
12.1.11. The way in which the current Residential Layout Guidelines work is that the Council
will have regard to the impact of any proposed development on the garden area
when considering whether an extension etc. is acceptable. It is considered that this
is the proper approach to take given it is required under national planning policy to
not only take into consideration the wishes of current occupiers but also the amenity
of future users.
12.1.12. However, to ensure that the final policy position adopted by the Council on
guidance relating to garden sizes and amenity space to be provided in residential
development is robust, the Council will undertake further work between the
Regulation 18 Stage 2 and Regulation 19 consultations. In the interim, those
standards set out in the 1996 Residential Layout Guidelines in this area will
continue to apply.

13. CONCLUSIONS AND PROPOSED POLICY
APPROACH
13.1.1. Policies put forward within the Local Plan for examination by an Independent
Inspector appointed by the Secretary of State are tested for ‘soundness’ in
accordance with national policy and are expected to be





Positively prepared;
Justified;
Effective; and
Consistent with national policy.

13.1.2. The Council is of the view that the policy approach that follows meets these tests
and through the Regulation 18 Stage 2 consultation invites comments from
interested parties as to the validity of that stance or evidence to the contrary.
Comments on potential gaps in the evidence presented or how it might be further
added to are also requested.
13.1.3. In terms of each policy area:


Nationally Described Space Standard
The Council is of the opinion that sufficient evidence relating to need, viability and
timing has been provided to justify the adoption of the Nationally Described Space
Standard through the formal introduction of a policy in the emerging Local Plan. This
will be subject to a consideration of representations received at the Regulation 18
Stage 2 consultation stage and whole Plan viability testing prior to submission.



Optional standards on accessibility (Building Regulations M4(2) and M4(3)
standards)
Once again, the Council is of the opinion that sufficient evidence relating to need,
viability and timing has been provided to justify the adoption of the optional standards
on accessibility. However, it would be disproportionate to apply these to all
development given the identified level of need to address the issues arising does not
warrant it at this stage. In terms of each standard, it is proposed that the following
approach be taken for the reasons stated:
M4(1) Visitable dwellings
There is no need to have a policy requiring compliance with the Building
Regulation M4(1) standard in itself because it is mandatory. However, it does
require a level or gently sloping access to a dwelling and a 900mm clear
width of path (including past any parking spaces) to allow reasonable access
for a wheelchair user.
It would be useful therefore if policy included a requirement to show
how this is to be achieved on plan drawings to ensure it has been taken
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into consideration; to ensure there is no conflict with parking spaces as
shown; and to understand any implications that may impact on the
external design and appearance of the development.
M4(2) Accessible and adaptable dwellings
Based on trend based population projections, around 21% of the population
of Gravesham will be aged 65 and over. This is the group most susceptible to
long-term illness or disability or to suffer injury through falling. Aside from
this, around 20% of the population overall is likely to be adversely affected by
long-term illness or disability.
Many of these people are likely to be in existing dwellings that are becoming
increasingly unsuited to their needs. Providing a stock of new properties built
to a higher standard in terms of accessibility would allow these people to
move, also potentially releasing under-occupied properties for family
occupation.
Currently, the Council seeks to ensure that all of its new build properties for
social rent meet the M4(2) standard. Whilst some owner occupiers may
spend their own money on adaptations or seek a Disabled Facilities Grant to
undertake works, not all properties are capable of easy conversion etc.
It is important therefore that new properties of an appropriate standard are
provided and to allow for churn – remembering that within a market economy
some M4(2) standard dwellings will be purchased by people who see this
attractive by design to meet a longer-term need for a Lifetime home but do
not actually need it at that stage.
The Council is also mindful in developing policy of ensuring that it does not
prejudice diversity of housing supply by imposing additional requirements on
small builders in particular. For this reason, the policy requirement would only
apply to Major Developments of 10 units or more.
For this reason, it is suggested that policy should seek a minimum of
30% of new homes built on development of 10 units or more (i.e. Major
Developments) should be built to the Building Regulation M4(2)
standard unless otherwise justified as an exception.

M4(3) Wheelchair user dwellings
As noted above, NHS England believes that around 2% of the population
nationally are wheelchair users and that around 1.2% are regular users. In
terms of planning policy, the Council is only allowed to impose a requirement
to meet the M4(3) standard where it is responsible for allocating or
nominating a person to live in that dwelling.

Whilst not all wheelchair users will live in housing where the Council allocates
or nominates the occupier, there is a higher propensity for wheelchair users to
occupy social rather than private housing.34 On this basis and in the
absence of more local evidence to the contrary, a policy requiring 2% of
new dwellings on Major Developments of 10 or more units to be
provided to the M4(3) standard as part of affordable housing provision
with the Council having allocation/nomination rights would not seem
unreasonable.
However, a policy worded in this way would impose thresholds whereby an
M4(3) unit would only be deliverable on a scheme of 50 units, with the next
unit coming forward at 100 units. This would not be effective in terms of
delivering the likely number of M4(3) units required to meet need over the
Plan period.
It is suggested therefore that all Major Developments involving 10 or
more dwellings should pay a proportionate contribution toward the
delivery of such units on pro-rata basis, with the contribution based on
the additional cost factor set out in the 2014 consultation document,
index linked.
On this basis, developments involving 10 – 49 units would pay a contribution
into a fund to adapt or build new M4(3) standard units and those involving
50+ units would be required to deliver one M4(3) unit plus a contribution for
each additional unit up to 99 units etc.
Such a mechanism would also serve to ensure that policy could not be
circumvented by subdividing development sites into parcels below the 50 unit
threshold and make the policy regime more equitable by dividing the cost of
policy compliance more widely between different scale of development.
As with the M4(2) requirement set out above, applying an initial threshold
relating to Major Developments of 10 units or more would ensure it does not
prejudice diversity of housing supply by imposing additional requirements on
small builders.
Any such requirement to make such a contribution would also need to comply
with Regulation 122 of the Community Infrastructure Levy Regulations 2010 –
i.e. it could only constitute a reason for granting planning permission where
the obligation was:

Housing England figures from 2007 – 8 reproduced in DCLG Guide to available disability
data (2015) . 7.1% of total social rented properties were wheelchair users compared to
2.3% for owner occupied.
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a. necessary to make the development acceptable in planning terms;
b. directly related to the development; and
c. fairly and reasonably related in scale and kind to the development.
It should be noted that the pooling of funding under s.106 contributions is now
permissible given amendments made to the above Regulations.
It is considered that the above requirements would be met because meeting
the need for wheelchair user dwellings is a legitimate planning aim.
Residential developments should aspire to meet identified needs and
assisting in the delivery of wheelchair units would therefore be necessary to
make them acceptable in planning terms.
Because the development would be residential in nature and there is an
identified need for M4(3) standard units, any such contribution would relate
directly to the development to be permitted in that such a need would be
inherently capable of being met on the development to be permitted itself.
Finally, because in the absence of such units being delivered on the
development itself, such need would be met in whole or in part elsewhere
through a proportionate contribution and it would therefore be fairly and
reasonably related in scale and kind to the development.
As with the Nationally Described Space Standard, the imposition of any policy in
respect of the optional accessibility standards will be subject to a consideration of
representations received at the Regulation 18 Stage 2 consultation stage and whole
Plan viability testing prior to submission.


Residential Garden Space Standards
The Council’s position in respect of these guideline standards is set out above in
section 12. Further work will be done in this area as progress is made towards
Regulation 19 and subsequent submission, with further consultation and a
consideration of responses being undertaken as appropriate.

Appendix 1: Recent housing schemes promoted by Gravesham Borough
Council (2017 – 20)
Application
Ref

Address

Description

Compliance with
standards

20170737

St Hildas Depot St Hildas
Way Gravesend Kent
DA12 4AL

Demolition of existing
building and garages and
erection of a 3 storey
building comprising 6 two
bedroom and 4 one
bedroom self-contained
flats, two, 2 storey
buildings each
comprising of 2 two
bedroom self-contained
maisonettes, a detached
and a pair of semidetached two storey 2
bedroom dwellings

All units meet the
Nationally Described
Space Standard. One
wheelchair accessible flat
provided to M4(3)
standard. All other units
to meet M4(2) standard. .

20171385

Community Hall Site
Whitehill Lane
Gravesend Kent DA12
5LZ

Demolition of the former
Community Hall and the
erection of a 3 to 4 storey
block comprising 12 x
one bedroom and 12 x
two bedroom selfcontained flats and 8
three storey three
bedroom semi-detached
houses

All units meet the
Nationally Described
Space Standard and are
designed to M4(2)
standards.

20180599

Scheme Managers Flat
Chichester Rise
Gravesend Kent DA12
5DR

Conversion of ex-scheme
managers flat and guest
room into 2no. one
bedroom self-contained
flats for persons over the
age of 60 if able bodied
and aged 55 if registered
as disabled.

Conversion of existing
premises – levels of
occupancy designed to
meet Nationally
Described Space
Standards. Scheme
specifically designed to
be occupied by persons
over 60 or over 55 if
disabled.

20180716

47 Cutmore Street
Gravesend Kent DA11
0PS

Change of use of the
former scheme
manager’s
accommodation into 2no.
one bedroom selfcontained flats.

Conversion of existing
premises. Nationally
Described Space
Standard met in terms of
overall space
requirement and
bedroom size. Flat 1 did
not show necessary 1
sqm minimum internal
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storage space but overall
floor area met. No
information in papers
relating to accessibility.
20190155

Land At 270-340 Valley
Drive Gravesend Kent

Demolition of four, twostorey existing flat blocks
consisting of 36 bedsits,
as well as associated
outbuildings, enclosures
and garage structure;
redevelopment of the site
to provide two, two and
three storey blocks with
ancillary structures,
associated car parking,
landscaping and new
access from Valley Drive.
The blocks will contain a
total of 48 affordable
units including 32 x 1
bedroom rented flats for
over 55's, as well as 16
general needs flats

All units met or exceeded
the Nationally Described
Space Standard. 5
wheelchair accessible
units provided.

20190503

Open Space St Patricks
Gardens Gravesend Kent
DA12 4AN

Erection of one, fourstorey flat block with
ancillary spaces,
associated car parking,
landscaping and
improvements to existing
children's playground.
The flat block will contain
a total of 23 affordable
units including 7 no. x 1
bedroom rented flats and
16 no. x 2 bedroom
rented flats.

All units comply with
Nationally Described
Space Standard. Not
stated within papers on
file that units meet M4(2)
etc.

20190724

Land West Of 16 - 18
Wilberforce Way
Gravesend Kent DA12
5DQ

Erection of 1no. two
storey, 3 bedroom,
detached dwelling

Small development
involving single dwelling.
Nationally described
space standards and
garden standards met.

20190725

Land To The Rear Of
125 Barr Road
Gravesend Kent DA12
4DX

Demolition of 6 existing
garages and erection of
1no. 1 bedroom
bungalow and associated
parking

Small development of
bungalow for wheelchair
user meeting M4(3)
standards.

20190833

Garage Block And Part
Of Amenity Space

Demolition of 6 garages
on Rembrandt Drive and

All units meet Nationally
Described Space

20200561

Adjacent To Constable
Road And Rembrandt
Drive Northfleet
Gravesend Kent

erection of a 1no. one
bedroom bungalow and
erection of a terrace of
6no one bedroom
bungalows

Standards and minimum
garden sizes etc.
Designed to be
wheelchair adaptable to
M4(3) standard.

Former St Johns
Ambulance Brigade H Q
Armoury Drive
Gravesend Kent DA12
1NB

Demolition of vacant brick
buildings and erection of
2 no. one bedroom
bungalows and a two
storey block containing 4
no. two bedroom flats
with associated access
from Albert Murray Close
and Armoury Drive

Meets Nationally
Described Standard and
designed to M4(2)
standard.

(to be determined –
application received 18
June 2020)
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Appendix 2: Major residential applications permitted and reserved matters discharged June 2018 – June 2020 and compliance with
Nationally Described Space Standard
Application reference refers to Gravesham GBC unless otherwise shown as Ebbsfleet Development Corporation EDC.
Application
reference

Address

Description

Compliant
with NDSS
in terms of
overall unit
size.

Comments

EDC2016/0004

Land at former Northfleet Cement
Works, The Shore, Northfleet

Outline application for a mixed
development and comprising: * up to
532 Homes, related car parking and
landscaping (C3) * up to 46,000 sq.
m Employment Floorspace, related
car parking, servicing and
landscaping (B1/B2/B8); * Mixed Use
Neighbourhood Centre comprising
mix of: up to 850 sq. m
retail/cafe/takeaway floor space etc.

Y

This was the outline planning
permission for the Northfleet
Embankment West site, permitted on
the 8 June 2018 and so falling with
the time period of this review. The
s.106 attached to the outline
permission requires 50% of the
affordable and 25% of the open
market housing to be Building
Regulations M4(2) compliant. In
addition 6 x M4(3) compliant
affordable units are to be provided.
Reserved matters are currently being
submitted, with the masterplan under
EDC20/0080 stating that the units will
comply with NDSS. This is still under
consideration at June 2020.

20171385

Community Hall Site Whitehill Lane
Gravesend Kent DA12 5LZ

Demolition of the former Community
Hall and the erection of a 3 to 4
storey block comprising 12 x one
bedroom and 12 x two bedroom selfcontained flats and 8 three storey
three bedroom semi-detached
houses

Y

GBC own development – meets
NDSS standards for each unit and
provides adequate private and
communal amenity space.

Land West Of Springhead Road
(Springhead Park Phase 3)
Springhead Road Northfleet
Gravesend Kent

Application for the approval of
Reserved Matters pursuant to outline
planning permission reference
number 20150155 relating to the
erection of 172 residential dwellings
in Phase 3 of Springhead Quarter

Y

Meet or exceed NDSS and have
good outdoor amenity space.

20180041

Land At Coldharbour Road Northfleet
Gravesend Kent

Reserved Matters Application for the
approval of details of appearance,
landscaping, layout and scale
pursuant to outline planning
permission reference number
20141214 for residential
development for up to 400 new
homes

N

Application submitted late 2014 but
only permitted in outline after long
period of negotiation and delay in
2018. A number of units across the
site failed to meet either the GBC
standard or the NDSS at this
reserved matters stage. However,
the applicant argued as to the weight
that could be accorded the standards
given Government guidance and the
fact that GBC did not have a formal
policy in place. It was also argued
that to achieve the local plan
allocation, such a compromise was
necessary and that the house type
was also being deployed in
neighbouring areas – often meeting
‘starter home’ type needs.

20180651

Cox House 47 The
Gravesend Kent DA12 2DL

Terrace

Proposed conversion of the property
to provide seven no. 2 bedroom flats,
four no. 1 bedroom flats and two no. 2
bedroom mews dwellings, including
the construction of two, two storey
side extensions etc.

Y

Grade II listed building conversion
with extensions to provide additional
accommodation in the form of two
wings. Site constraints limit ability to
provide amenity space but riverside
leisure area adjoining. NDSS
compliant.

20180764

Land North Of Dover Road Northfleet
Gravesend Kent

Residential development of former
Dover Road Primary School detached

Y

Meets NDSS standards. Results in
loss of part of school playing field
(remote) that had been surplus to

EDC 18/0009

1

playing field to provide 26 no. two and
three bed houses

requirements for many years. Pocket
park provided.

EDC19/0049

Northfleet Embankment East Crete
Hall Road Northfleet Gravesend Kent

Application for the variation of
conditions 2, 3, 4, 5, 6, 10, 11, 39 and
58 attached to hybrid planning
permission
reference
no.
EDC/17/0038
(comprising
full
planning application for the erection of
598 residential dwellings including
affordable housing; retail floorspace
etc

Y

Revision to EDC17/0038. All
dwellings were fully compliant with
NDSS – in addition all houses were
Building Regulation M4(2) compliant.

20190083

3-11 Harmer Street Gravesend Kent
DA12 2AP

Conversion of the main frontage
building into 5 two bedroom selfcontained
maisonettes,
6 two
bedroom self-contained flats and 9
one bedroom self-contained flats etc.

N

Residential conversion of a group of
important listed buildings in Harmer
Street Conservation area. Had been
subject to previous permissions predating NDSS. Considered that a
reasonable standard of amenity
could be achieved and generally
consistent with approach of Inspector
under 20151217.

20190155

Land At 270-340
Gravesend Kent

Demolition of four, two-storey existing
flat blocks consisting of 36 bedsits, as
well as associated outbuildings,
enclosures and garage structure;
redevelopment of the site to provide
two, two and three storey blocks with
ancillary structures, associated car
parking, landscaping and new access
from Valley Drive. The blocks will
contain a total of 48 affordable units
including 32 x 1 bedroom rented flats
for over 55's, as well as 16 general
needs flats

Y

GBC own scheme. Designed to
meet or exceed NDSS standards.
Amenity space assessed as being
adequate when reported to
Regulatory Board in May 2019.

Valley

Drive

2

20190503

Open Space St Patricks Gardens
Gravesend Kent DA12 4AN

Erection of one, four-storey flat block
with ancillary spaces, associated car
parking,
landscaping
and
improvements to existing children's
playground. The flat block will contain
a total of 23 affordable units including
7 no. x 1 bedroom rented flats and 16
no. x 2 bedroom rented flats.

Y

GBC own scheme. Designed to
meet or exceed NDSS standards.
Amenity space assessed as being
adequate when reported to
Regulatory Board in July 2019.

20190520

The Builders Yard Lower Range Road
Gravesend Kent DA12 2QL

Erection of three storey building to
form 14no. two bedroom selfcontained flats

Y

Resubmission following refusal with
reduction in number of residential
units. NDSS compliant with
adequate amenity space for
occupants.

20190727

Top Yard Hardys Corner 2 Vale Road
Northfleet Gravesend Kent

Erection of a two storey building with
rooms in the roof space to provide 10
x two bedroom self-contained flats,
with associated access, car parking
and amenity space

Y

Complies with NDSS in overall space
terms and was assessed as
providing adequate amenity space
for occupants.
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Appendix 3: Minor residential applications permitted June 2018 – June 2020 and compliance with Nationally Described Space Standard
Application reference refers to Gravesham GBC unless otherwise shown as Ebbsfleet Development Corporation EDC.
Application
reference

Address

Description

Compliant with
NDSS in terms
of overall unit
size.

Comments

Y/N
20170688

Site Known As Shawline House
Burch Road Northfleet Gravesend
Kent

Site Known As Shawline House
Burch Road Northfleet Gravesend
Kent

Y

20170892

Costa Coffee 1 New Road
Gravesend Kent DA11 0AA

Erection of a single storey, two
bedroomed penthouse on the roof

Y

20170999

Lomer Farm Estate Wrotham Road
Meopham Gravesend Kent

Conversion of existing commercial
buildings and other existing buildings
and stables to 9 no. commercial units
in a flexible B1/B8 use and 5 no.
residential dwellings with associated
access and parking arrangements.

Y

20171054

Prickett Shaw Dean Lane Harvel
Gravesend Kent DA13 0BS

Conversion of existing ancillary
domestic "Building B" to detached
residential dwelling with part of the
building retained as domestic storage
for upkeep of the gardens and
grounds.

Y

20171053

Prickett Shaw Dean Lane Harvel
Gravesend Kent DA13 0BS

Conversion of existing ancillary
domestic "Building A" to form a
detached residential dwelling with
access, parking and landscaping.

Y

Constrained site within Conservation
Area but basic internal flat sizes
meet NDSS.
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20171125

18 Darnley Street Gravesend Kent
DA11 0PJ

Conversion of the existing dwelling
into 1x one bedroom self-contained
flat and 1 x four bedroom
maisonette.

Y

Only issue raised was size of 1 x
bed self-contained flat but this met
minimum NDSS

20180058

11 Dover Road Northfleet Gravesend
Kent DA11 9PH

Retention of the conversion of the
dwelling into 2no. x one bedroom
self-contained flats and a studio flat.

N

Out of three units, one was
undersized for a 1b2p unit. Whilst
this could have been resolved
through reducing size of bedroom,
considered it was acceptable without
alteration in this case.

20180074

1 Johns Road Meopham Gravesend
Kent DA13 0LP

Demolition of the existing bungalow
and erection of 2 x three bedroom
dwellings with car parking, waste
storage and private amenity space.

Y

20180083

Aercon House Alfred Road
Gravesend Kent DA11 7QF

Demolition of existing building and
erection of 7 dwellings.

Y

Notes also show that minimum
garden areas met.

20180322

25 Coutts Avenue Shorne
Gravesend Kent DA12 3HJ

Demolition of existing dwelling and
erection of two detached, 4 bedroom
chalet style bungalows and
associated parking.

Y

Notes also show amenity space
sufficient.

20180380

Gore Green Farm (East Of Gore
Green Road) Gore Green Road
Higham Rochester Kent ME3 7LT

Proposed conversion of and
alterations to listed timber frame barn
into a 4 bedroom dwelling;
conversion/rebuilding of stables into
a 3 bedroom dwelling

Y

Conversion of large historic farm
buildings in Green Belt location.

20180387

14 Chalky Bank Gravesend Kent
DA11 7NY

Demolition of existing garages and
erection of a two bedroom dwelling

Y

Easily complies with NDSS and
garden requirements.

20180394

194 And Rear Of 196 Lower Higham
Road Gravesend Kent

Demolition of existing dwelling and
erection of two 4 bedroom detached
dwelling houses and three 2

Y

5

bedroom detached single storey
bungalows
20180544

77 Windmill Street Gravesend Kent
DA12 1BN

Conversion of existing public house
to provide 4 no one bed studio flats
including part first and part second
floor side extensions and partial
demolition of existing single storey
rear extension; and construction of a
two storey building to accommodate
2 no two bed flats fronting Clarence
Row

Y

Renegotiated scheme following
refusal with reduced number of units
and met NDSS.

20180599

Scheme Managers Flat Chichester
Rise Gravesend Kent DA12 5DR

Conversion of ex-scheme mangers
flat and guest room into 2no one
bedroom self-contained flats for
persons over the age of 55.

Y

Report states that NDSS and
amenity space requirements met.

20180641

33 Ivy Close Gravesend Kent DA12
5NP

Erection of a detached one bedroom
bungalow in the side garden with
associated parking space

Y

Considered to meet NDSS in terms
of overall space and local amenity
space requirements.

20180716

47 Cutmore Street Gravesend Kent
DA11 0PS

Change of use of the former scheme
manager’s accommodation into 2no.
one bedroom self-contained flats

Y

Considered to meet NDSS – minor
technical requirement in terms of
storage space in one unit but
insufficient to refuse.

20180722

9 Essex Road Gravesend Kent DA11
0SL

Demolition of existing bungalow and
erection of two four bedroom
dwellings

Y

Meet NDSS and local amenity space
standards.

20180744

Garage Block 64 Peacock Street
Gravesend Kent DA12 1EG

Outline application, with matters of
appearance, landscaping, layout and
scale reserved, for the demolition of
existing buildings and erection of two
no. 2 bedroom self-contained flats
with associated parking

Y

Scheme negotiated down to two
units – NDSS met for both units and
sufficient amenity space available.
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20180797

Swandown Ltd 25 - 26 High Street
Gravesend Kent DA11 0AZ

Demolition and rebuild of the existing
building and the construction of a
new building on the same footprint to
create 7no. one bedroom and 5no.
two bedroom self-contained flats

Y

Internal space standard met. No
private amenity space but town
centre location close to riverside
open spaces etc. In conservation
area so balconies not considered
appropriate.

20180893

Corner Site Junction Of High Street
Lawn Road Northfleet Kent

Erection of a detached two bedroom
bungalow with associated parking at
the rear.

Y

Met NDSS and local amenity space
standard. Subsequent EDC
permission for site for flats also
meeting NDSS.

20180996

La Belle Cuisine 78 Windmill Street
Gravesend Kent DA12 1BN

Conversion of existing retail shop
and basement, and erection of rear
extension at ground floor and
basement level to provide 1no. two
bedroom self-contained flat

Y

Met NDSS

20181078

10 Overcliffe Gravesend Kent DA11
0EF

Change of use of the existing
building from B1 to C3 to provide 5
residential units

Y

Complied with NDSS + provided
sufficient external amenity space.

20181094

The Three Crutches Old Watling
Street Higham Rochester Kent ME2
3UG

Erection of 2 no. detached dwellings
with associated car parking and
amenity space

Y

20181172

The Stables Wrotham Road
Meopham Gravesend Kent DA13
0HP

Conversion from B1 (a) office use to
a residential one bedroom dwelling

Y

20181264

Daymer Green Farm Lane Shorne
Gravesend Kent DA12 3HL

Demolition of existing bungalow and
erection of a five bedroom dwelling

Y

20181276

The Little Wonder 19 Edwin Street
Gravesend Kent

Erection of two storey building in the
former garden with basements and
rooms in the roof space to provide
4no. one bedroom maisonettes.

N
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This application was subject of a
previous dismissed appeal where
the Inspector found internal space
adequate. The shortfall against
NDSS was very marginal on re-

submission (0.5sqm) and the key
issue (daylight and outlook) was
addressed..
20181282

20 - 21 New Road Gravesend Kent
DA11 0AA

Conversion of first, second and third
floors to form 4no. one bedroom selfcontained flats and 1no. two
bedroom self-contained flat, including
minor rear extension work etc.

N

All of the units passed the NDSS
requirements, apart from one 1b1p
unit which had a shortfall of 0.7 sqm.
This was not considered sufficient to
refuse as a good standard of
amenity could be achieved with this
conversion.

20190003

Little Acres Longfield Avenue
Gravesend Longfield Kent DA3 7LA

Demolition of garage, outbuildings
and removal of two mobile homes
and the erection of detached chalet
bungalow with associated car
parking etc.

Y

Unit as a whole passed NDSS and
local amenity space standard. There
was a technical shortfall in the size
of one bedroom, which had been
shown as a 2 person room but this
would have passed if it had been
shown as 1 person.

20190029

Side Garden Of 56 Codrington
Crescent Gravesend Kent DA12 5DD

Demolition of existing domestic
structures and erection of a twobedroom dwelling with the creation of
parking area and vehicle crossover.

Y

20190097

10 Fleet Road Northfleet Gravesend
Kent DA11 8EE

Erection of an attached two bedroom
dwelling

Y

20190096

2 Cobham Street Gravesend Kent

Partial demolition of the existing rear
extension to No. 2 Cobham Street
and erection of a three storey
building incorporating a basement to
form 3no. two bedroom split level
apartments

Y

NDSS met. No private amenity
space but deemed acceptable given
town centre location and access to
public space.

20190132

Rear Of 198 Lower Higham Road
Gravesend Kent DA12 2NN

Erection of a two bedroom bungalow
and parking provision

Y

Complies with NDSS + local amenity
space standard.
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EDC19/0145

Corner Site Junction Of High Street
Lawn Road Northfleet Kent

Application for the development of a
three-story residential
accommodation building, providing 6
apartments (Four of 2-bedroom flats
and Two one-bedroom flats).

Y

20190150

377 Singlewell Road Gravesend
Kent DA11 7RL

Demolition of existing dwelling and
erection of a pair of semi-detached,
two storey, five bedroom dwellings
etc.

Y

Large detached properties meeting
NDSS. One garden was below local
standard but deemed adequate.

20190179

4-5 Town Pier Gravesend Kent

Erection of a three storey building
with dormer windows in the proposed
front and rear roof slopes on the site
of 4 and 5 Town Pier attached to the
former Pier Hotel to provide a retail
unit at ground floor level and 2 no.
self contained maisonettes over

N/A

The proposal involves the creation of
2 maisonettes over retail units,
mimicking C19th listed buildings
adjoining. They are effectively
replacements for listed buildings now
lost. The NDSS does not have a
category that precisely ‘fits’ the
proposed layout so is difficult to
apply. The proposal involves 2b3p
units over 3 floors (85sqm).The
closest would be 3b4p units over 3
floors (90sqm) or 2b3p over two
floors (70sqm). On this basis,
accommodation considered
adequate.

20190214

Leonardos 173 Windmill Street
Gravesend Kent DA12 1AH

Change of use of ground floor from
A3 (Café/restaurant) to A1 (shop)
with internal alterations and
conversion of the upper floors to
accommodate 2no. one bedroom
flats and 1no. bedsit flat.

N

Flat 2 is a bedsit, to which NDSS do
not apply as no bedroom. Minimum
size for Flats 1 – 3 as 1b1p (with
shower) should under NDSS be 37
sqm. Flat 1 – 28.12 sqm/Flat 3 –
33.23 sqm. Rationale for permitting
was a ‘fall back’ position that flats 1
+ 3 were over the retail unit in
Windmill Street. This could have
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gone to an A1 use, with the flats
created under PD rights.
20190263

Bailiffs House Camer Park Camer
Road Meopham Gravesend Kent
DA13 0XT

Conversion of agricultural barn into 2
bedroom dwelling with new driveway
and car port

Y

Conversion of historic timber framed
barn into large dwelling.

20190370

Hemmet Wrotham Road Meopham
Gravesend Kent DA13 0AT

Demolition of the existing bungalow
and erection of a detached five
bedroom dwelling.

N/A

Very large detached property
exceeding NDSS capacities. i.e. 5
double bedrooms capable of
accommodating 10 people. Overall,
NDSS would be exceeded for 5b8p
dwelling.

20190369

276 Singlewell Road Gravesend
Kent DA11 7RE

Demolition of existing dwelling and
erection of a five bedroom dwelling

Y

Very large 5 bed detached property

20190405

Mid Higham Post Office 2 Hermitage
Road Higham Rochester Kent ME3
7DA

Demolition of the existing single
storey shop and the development of
a new ground floor shop with two
residential units at first floor level, the
extension of the ground and first floor
to the Post Master's flat etc.

Y

20190473

Shepherds Gate Whitehill Road
Meopham Gravesend Kent DA13
0PA

Demolition of existing bungalow and
erection of a four bedroom dwelling

Y

20190497

Former Builders Yard Rear Of 3
Cobham Street Gravesend Kent

Erection of a 3 storey building
incorporating a basement to create 4
no. 1 bedroom flats

Y

All units meet NDSS + acceptable
external amenity space.

20190725

Land To The Rear Of 125 Barr Road
Gravesend Kent DA12 4DX

Demolition of 6 existing garages and
erection of 1no. 1 bedroom bungalow
and associated parking

Y

Designed as wheelchair accessible
development.
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20190724

Land West Of 16 - 18 Wilberforce
Way Gravesend Kent DA12 5DQ

Erection of 1no. two storey, 3
bedroom detached dwelling

Y

20190737

26 St Georges Crescent Gravesend
Kent DA12 4AR

Erection of a new 3 bedroom
dwelling with garage, parking spaces
and associated work

Y

20190833

Garage Block And Part Of Amenity
Space Adjacent To Constable Road
And Rembrandt Drive Northfleet
Gravesend Kent

Demolition of 6 garages on
Rembrandt Drive and erection of a
1no. one bedroom bungalow and
erection of a terrace of 6no one
bedroom bungalows etc.

Y

20190870

28 Coutts Avenue Shorne
Gravesend Kent DA12 3HJ

Y

Whilst application was in outline,
case officer assessed whether
standards could be met.

20190914

72 Sun Lane Gravesend Kent DA12
5HN

Outline application with some
matters reserved for the demolition of
existing garage and erection of 2no.
three bedroom houses each with
vehicular access
Demolition of 3-bedroom bungalow
and erection of 2 x 3-bedroom
detached dwellings

Y

Meets NDSS and local garden
standard.

20190936

16 Havengore Avenue Gravesend
Kent DA12 2QP

Outline application with all matters
reserved for the erection of a three
storey, three bedroom dwelling with
integral garage

Y

In outline form but replicates
adjoining properties in terrace – 3
storey 3 bed town house.

20190996

Whitegates Old Watling Street
Higham Rochester Kent ME2 3UF

Demolition of an existing dwelling
and workshop-building and the
erection of a replacement five
bedroom dwelling etc.

Y

Very large replacement dwelling with
4 en-suite bedrooms out of 5.

20191126

Linden Whitehill Road Meopham
Gravesend Kent DA13 0NY

Sub division of existing plot with
erection of a detached three bed
chalet bungalow to the rear of the
site with associated off street
parking and landscape proposals

Y

Proposal has been subject to two
applications for amendments since
permission was granted. Original
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Complies with NDSS. Depth of
garden below local standard but
awkward shape plot. Overall space
of garden meets standard.

permission only included here to
avoid duplication.
20191149

Former Site Of 26 - 27 London Road
Northfleet Gravesend Kent

Minor material amendment to
planning permission 20180916 for
the erection of a four storey building
to provide 2no. 2 bedroom and 7no.
1 bedroom self-contained flats; and,
erection of a two storey detached
block to provide 2no. 2 bedroom and
2no. 1 bedroom self-contained flats

Y

Careful negotiations took place to
ensure that there was compliance
with NDSS.

20191203

2 - 3 Berkley Road Gravesend Kent

Change of use of hall to B1 use
including demolition of the existing
single storey rear extension. Change
of use of the rest of the building from
B1 office use to 1 no. three bedroom
dwelling and 1 no. 2 bedroom
dwelling, erection of a single storey
rear extension, two dormer
extensions in rear roof slope and
alterations to the front and rear
elevations.

Y

Proposal had been subject to a
previous appeal that was dismissed.
This was a resubmission to address
outstanding issues and modifications
were made to ensure that NDSS
was met. Garden size was below
local guideline standard but
acceptable standard of amenity
achieved. Similar to adjoining
properties, town centre location with
public open space nearby.

20191255

Flats Above 12 - 16 Queen Street
Gravesend Kent DA12 2EE

Change of use of 8no. existing
bedsits into 3 no. 1 bedroom flats
and 1 no. 2 bedroom flat.

Y

Resubmission following refusal –
revised scheme meets NDSS and
local garden guideline standard.

20191280

1 Bunny Hill Tanyard Hill Shorne
Gravesend Kent DA12 3EP

Erection of a two storey 3no.
bedroom dwelling with associated
parking, amenity space and
landscaping

Y

Resubmission following refusal –
revised scheme meets NDSS and
has large garden area meeting local
garden guideline standard.

20191288

86 Central Avenue Gravesend Kent
DA12 5BH

Creation of a new single dwelling and
re-allocation of the garden space of
57 to allow for extra garden space for
the new dwelling

Y

Meets NDSS. Shape of site and
relationship to adjoining properties
means that garden standard could
not be met precisely but adequate
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outcome providing good standard of
amenity.
20191335

17 Darnley Street Gravesend Kent

Proposed retention of the existing
maisonette as two self-contained
flats, further amended to (one bed
studio and two bed self-contained
units).

Y

Met NDSS in negotiated amended
form. Garden served basement flat
only but this was deemed acceptable
in town centre location given site
constraints.

20200009

Former Site Of 2 Wilberforce Way
Gravesend Kent DA12 5DQ

Outline application for the erection of
2 no. two storey houses with
associated car parking and amenity
space

Y

Application in outline but assessed
as to whether NDSS and garden
size could meet requirements.

20200033

22 Manor Road Cobham Gravesend
Kent DA13 9BN

Demolition of existing dwelling and
erection of detached 5 bedroom
Georgian house with standalone
garage

Y

Very large detached property in rural
settlement location. Delegated
report does not formally assess
compliance with NDSS but overall
scale exceeds NDSS maxima.

20200078

The Muslim Cultural Centre 11
Albion Terrace Gravesend Kent
DA12 2SX

Construction of extension at first floor
level at side and rear over existing
car park to form a 2 bedroom flat etc.

Y

Resubmission following negotiation
to ensure that NDSS was met. Lack
of amenity space provided but
available elsewhere nearby,
including access to Riverside
Leisure Area a short distance away.

20200094

Campbell Arms 1 Campbell Road
Gravesend Kent DA11 0JZ

Erection of 3 no. 3 -bedroom
dwellings with garages and parking
areas

N

Proposal was a resubmission of a
previously refused scheme. Overall
floor area of dwellings was
marginally below NDSS (86.4 sqm
compared to 90 sqm.) but had good
bedroom sizes and adequate garden
space. As such, accepted that a
good standard of amenity could be
achieved.
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20200206

Land Adjacent To And At The Rear
Of Norwood Farm House Norwood
Lane Meopham Gravesend Kent
DA13 0YF

Erection of 1x detached dwelling
house with associated access
parking and amenity space

Y

Large property easily exceeding
NDSS and local garden guideline
standard.

20200230

Four Acres And Azila Dean Lane
Harvel Gravesend Kent DA13 0BS

Demolish two existing dwellings
(Four Acres and Azila) and
associated outbuildings, and replace
with two single storey dwellings and
two garden sheds.

Y

Replacement dwellings of generous
size in large plots in rural location.
Meet NDSS and garden guideline
standard.

20200234

Land Adjacent To 55 Forge Lane
Higham Rochester Kent ME3 7AH

Erection of a three bedroomed
detached dwelling

Y

20200254

The Coach House Melliker Lane
Meopham Gravesend Kent DA13
0HY

Demolition of existing buildings and
erection of a replacement four
bedroom dwelling with integral
garage and associated landscape
works

Y

20200312

Land At Brook Road Northfleet
Gravesend Kent

Outline application for the demolition
of existing single storey workshop
and store and erection of a detached
chalet bungalow etc

Y

Application in outline form but
assessed as being capable of
meeting both the NDSS and the
local garden size guideline standard.

20200327

Land To Side Of 4 Beresford Road
Northfleet Gravesend Kent DA11
9JU

Erection of a two storey dwelling with
rooms in the roofspace etc.

Y

Plans appear to be NDSS compliant,
with overall space required for either
a 2b3p or 3b4p house (over 3 floors)
exceeded. Garden area is below
local guideline standard for a
property of this size but was subject
to an earlier permission and has
public open space nearby.
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Appendix 4 – New residential unit appeals over period June 2018 – June 2020 and whether compliance with Nationally Described Space
Standard was an issue
Application reference refers to Gravesham GBC unless otherwise shown as Ebbsfleet Development Corporation EDC - Only last 7 numbers of
appeal reference shown. Those appeals marked # indicate that residential space or size of garden was an issue at appeal.
Appeal
Ref
3190865

App
Ref
20170632

Address

Description

3190928
#

Allow/
Dismiss
Dismiss

Date

Rear Garden Of Graveney
Lodge Wrotham Road Meopham
Gravesend Kent DA13 0AQ

Erection of a two storey 5no.
bedroom dwelling with
associated access drive and car
parking.

20161218

36 Whitehill Lane Gravesend
Kent DA12 5LY

3184891
#

20160455

3193094
#

20151217

Comment

25/06/18

Internal space not an issue.
Dismissed for other reasons.

Demolition of existing bungalow
and erection of one pair of semidetached two storey dwellings
with rooms in the roof space,
associated car parking, amenity
space and landscaping.

Dismiss

26/06/18

Garden size too small, poor outlook
and impact on neighbours.

The Little Wonder 19 Edwin
Street Gravesend Kent

Erection of two storey building in
the former garden with
basements and rooms in the
roof space to provide 2no. two
bedroom and 2no. one bedroom
maisonettes.

Dismiss

18/07/18

Internal space was an issue but
Inspector considered adequate
although not meeting NDSS.
However, did not afford good
standard of amenity for other
reasons. Revised scheme
subsequently permitted by GBC
under 20181276 that only marginally
failed to meet NDSS by 0.5 sqm. .

6 Berkley Crescent And 48
Harmer Street Gravesend Kent

Conversion of the building from
an A2 unit on basement and
ground floors, studio and dance
hall on first floor and offices on
second floor to a A4 Wine Bar
and one A1 retail unit on
basement and ground floors and

Dismiss

07/09/18

Failed to meet NDSS but Inspector
considered would provide adequate
space. Was re-use of upper floors of
listed building. Dismissed for other
reasons.
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no.4 self contained flats on the
first and second floors and
alterations to existing shopfront.
3197194

20170717

High Ridge Pear Tree Lane
Shorne Gravesend Kent DA12
3JU

Erection of a replacement five
bedroom detached dwelling and
associated parking

Dismiss

12/09/18

Green Belt refusal as 44% larger
than original. Internal space
standard not an issue.

3196924

20171080

Badgers Wood & Robin Hill
Valley Lane Culverstone
Gravesend Kent

Demolition of existing buildings
and erection of two 3 bedroom
detached dwellings each with a
detached double garage at the
front.

Dismiss

17/10/18

Inappropriate development in Green
Belt – internal space etc. not an
issue.

3206412

20171084

4 St Gregorys Crescent
Gravesend Kent DA12 4JP

Erection of a one bedroom
bungalow and ancillary works.

Dismiss

26/10/18

Internal space meet NDSS + garden
size ok – dismissed on other
grounds.

3203395

20180021

155 Singlewell Road Gravesend
Kent DA11 7QA

Erection of a two storey three
bedroom attached dwelling,
erection of a single storey
extension to existing dwelling
and erection of detached double
garage

Allowed

05/11/18

Met NDSS internal space standards
+ garden guideline standard.

3198496
#

20170807

26 St Georges Crescent
Gravesend Kent DA12 4AR

Erection of a pair of semidetached, three bedroom
dwellings in the side garden,
both with off-street parking.
Access and egress for parking
to be altered and garden area
reduced to the existing dwelling.

Dismiss

07/11/18

Failed NDSS internal space
standard + garden standard.

3206204

20170822

Triple Oak Newlands Lane
Culverstone Gravesend Kent
DA13 0RD

Demolition of the existing
dwelling and erection of a
replacement 4 bed dwelling with
associated parking.

Allowed

04/12/18

Space standard was not an issue.
Main issues revolved around
character and appearance in
context.

17

3208174

20171104

Rutherfords Stables Hermitage
Road Higham Rochester Kent

Conversion of livery stable and
tack rooms into one 4no.
bedroom dwelling and one 2no.
bedroom self-contained flat with
two garages and change of use
of land from paddock to
residential, including
demolition/removal of 3no.
detached livery structures

Dismiss

13/12/18

Space standards not an issue on
appeal, which turned on the
landscape/countryside impacts.

3193865
#

20170686

53 Edwin Street Gravesend
Kent DA12 1EL

Conversion of an existing four
storey residential dwelling in
2no. two bedroom self-contained
flats with erection of a part two
storey and part single storey
rear extension.

Dismiss

29/01/19

Garden was below local guideline
standard but Inspector considered
this to be ok given town centre
location, close to open spaces etc.
Not NDSS compliant – proposal
include 2 x 2b3p dwellings. One was
marginally below NDSS. Inspector
considered other had a logical layout
and would be adequate, although
shortfall was greater. Refused on
other grounds.

3211467

20170541

Side Garden Of 4 Bramblebank
Vigo Gravesend Kent DA13 0TF

Erection of a four bedroom
dwelling, incorporating the
change of use of amenity land
into garden land.

Dismiss

26/04/19

Space standards etc. not an issue
and dismissed on other grounds.

3219670

20180777

Flat 1 Vine Court Brewhouse
Yard Gravesend Kent DA12 2EJ

Demolition of existing roof and
erection of additional storey to
provide 1no. one bedroom selfcontained flat.

Dismiss

29/04/19

Space standards not an issue.
Dismissed on conservation grounds
etc.

3220044

20180478

Daymer Green Farm Lane
Shorne Gravesend Kent DA12
3HL

Demolition of existing bungalow
and erection of 2 x three
bedroom chalet bungalows.

Allowed

29/04/19

Space standards etc. not an issue in
this case.
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3207334

20171355

Side Garden Of 137 Barr Road
Gravesend Kent DA12 4DX

Erection of a four bedroom
detached dwelling.

Dismiss

29/04/19

Space standards etc. not an issue in
this case.

3211973

20180023

Thomas Trucks Hardys Corner 2
Vale Road Northfleet Gravesend
Kent

Redevelopment of the existing
site by the erection of 9no. two
bedroom houses and 2no. two
bedroom self-contained flats,
formation of associated access,
car parking and amenity space

Dismiss

07/05/19

Considered unsuitable site for
residential of this design/layout given
proximity to unneighbourly uses.
Space standards was not an issue in
this case. Resubmission under
20190727 permitted that was NDSS
compliant and made provision for
acceptable amenity space.

32115265

20180551

Rear Of 2 - 28 Campbell Road
Gravesend Kent

Demolition of existing garages
and erection of a terrace of 5 x 3
bedroom and 2 x 4 bedroom
houses, with landscaping,
access, parking, refuse,
recycling and cycle storage.

Dismiss

07/06/19

Dismissed as cramped and out of
character with area. Subsequent
resubmission under 20200094 (see
above) was permitted with marginal
shortfall against NDSS but good
standard of amenity could be
achieved making efficient use of site.
Garden areas were also considered
acceptable.

3208035

20180403

Garages Rear Of Former
Woolworths Brewhouse Yard
Gravesend Kent

Erection of a three storey
building to form 3no. one
bedroom self-contained flats and
2no. two bedroom flats.

Dismiss

26/07/19

Dismissed due to overlooking and
lack of privacy to flats and providing
poor living conditions for future
occupiers.

3211128

20180188

Willerby Farm Downs Road
Istead Rise Gravesend Kent

Demolition of existing buildings
and erection of 8no. dwellings,
comprised of 6no. 3-bed houses
and 2no. 2-bed bungalows,
associated parking,
hardstanding, landscaping,
infrastructure and earthworks

Dismiss

30/07/19

Space standards not an issue in this
case. Green Belt and landscape
issues.
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3225211

20180974

Sunny Slope Longfield Avenue
Gravesend Longfield Kent DA3
7LA

Demolition of existing dwelling
and erection of replacement
bungalow incorporating a
basement.

Allowed

22/08/19

Green Belt case – internal space
standards etc. not an issue in this
case.

3226305

20181225

Delicious Foods UK Ltd 19 - 20
King Street Gravesend Kent
DA12 2EB

Prior Notification of the change
of use of the first and second
floor Storage/distribution (Use
Class B8]) use into 6 selfcontained flats (Use Class C3)
fronting King Street and Queen
Street.

Dismiss

23/08/19

Prior approval case under PD.
However, was not PD as work had
already commenced and fell outside
of PD rights in terms of prior
approval.

3225466

20181261

Side Garden Of 62 Astra Drive
Gravesend Kent DA12 4PY

Erection of a two bedroom
detached dwelling.

Dismiss

19/09/19

Dismissed as out of character etc.
Internal space etc. not issues in this
case.

3228769
#

20171280

Rear Garden Of 7 Scott Road
Gravesend Kent DA12 5TU

Erection of a detached two
bedroom dwelling and
associated parking provision.

Dismiss

19/09/19

Impact on the character and
appearance of the area, with the plot
being cramped and not providing
adequate garden space in
accordance with local guideline
standard.

3222403
#

20170619

Anglo Saxons Hall 2 - 3 Berkley
Road Gravesend Kent DA12
2EU

Change of use of hall to B1
office use and change of use of
the rest of the building from B1
office use to 2 no. three
bedroom dwellings including
demolition of the existing single
storey rear extensions and
erection of a single storey rear
extension, a two storey rear
extension, two dormer
extensions in the rear roof slope,
two roof lights in the front slope
and alterations to the front and

Dismiss

03/10/19

Inspector was of the view that living
accommodation was adequate,
although it marginally failed the
NDSS standard. However, garden
size was considered inadequate.
The scheme was resubmitted and
approved following negotiations
under 20191203, whereby the
internal spaces met NDSS
standards. Garden size was also
considered adequate given location
and constraints.
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rear elevations of the building
with the insertion of new window
and door openings and
alteration and replacement of
existing windows and doors.
3229990
#

20181128

Land Between 24 And 26
Salisbury Road Gravesend Kent

Conversion of the existing
garage into a two bedroom
dwelling.

Dismiss

04/10/19

Dismissed in part on poor external
space and poor standard of amenity
for future occupiers.

3232957

20190392

Rear Garden Of Malt Shovel
Cottage Canal Road Higham
Rochester Kent ME3 7HU

Erection of 2no. two bedroom
dwellings.

Dismiss

18/11/19

Dismissed primarily on conservation
area grounds. Space standards etc.
not an issue.

3235909

20180857

Land Between 29 And 31 The
Street Shorne Gravesend Kent

Demolition of the existing
garage and erection of a
detached no. 3 bed dwelling with
associated parking, amenity
space and landscaping.

Dismiss

21/11/19

Dismissed primarily on conservation
area grounds. Space standards etc.
not an issue.

3231636

20190288

The Three Crutches Old Watling
Street Higham Rochester Kent
ME2 3UG

Erection of a 1no. four bedroom
dwelling with associated access,
parking and landscaping, and
reconfiguration of public house
car park.

Dismiss

09/12/19

Dismissed primarily due to impact on
character of the area etc. Space
standards etc. were not an issue.

3238166
#

20190647

Side Garden Of 168 Rochester
Road Gravesend Kent DA12
2JF

Erection of a two storey side
extension to create a 2 bedroom
attached dwelling with
associated parking for both
properties.

Dismiss

11/02/20

Internal accommodation was
marginally below NDSS standard
(0.8 sqm) but deemed adequate.
Garden size was also marginally
below local guideline standard.
Dismissed on other grounds.

3235446

20190125

Land Adjacent To September
Cottage Ridge Lane Meopham
Gravesend Kent

Erection of a four bedroom
chalet style bungalow and a
detached outbuilding

Dismiss

24/02/20

Dismissed on Green Belt and
reliance on private car etc. Space
standards etc. not an issue.
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incorporating a single garage
and storage.
3241381
#

20180929

18 Overcliffe Gravesend Kent
DA11 0EH

Demolition of the existing
garage and erection of a 2no.
bedroom detached bungalow.

Dismiss

01/03/20

Inspector considered proposal to be
cramped and out of keeping with
area, with inadequate garden to
serve the dwelling having regard to
local guideline standard.

3247288
#

20191305

33 Chalk Road Gravesend Kent
DA12 4XF

Erection of a pair of 2 bedroom
dwellings with drive and car
parking areas to the rear of the
existing house

Dismiss

09/06/20

Inspector dismissed appeal primarily
because it would appear cramped
and out of character and would
afford a poor standard of amenity to
occupiers + also have an adverse
impact on neighbours. One ground
of refusal was that it did not comply
with NDSS but the shortfall was
extremely marginal in terms of
overall floor area (0.8 sqm) and the
second bedroom also had a
marginal shortfall (0.42 sqm).
Inspector considered that a good
standard of amenity would still be
achieved given this was so marginal.
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