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Section 1 – Introduction to the Report 

 
1.1 The introduction of the National Planning Policy Framework (March 2012) 

results in the withdrawal of previous national policy set out in PPS4 on 
Planning for Sustainable Economic Growth (2009) and it is important that 
Gravesham’s emerging policies for the town centre and future retail 
development are reviewed in light of this change. 

 
1.2 In addition, outputs from the Retail Study Update (2012) are now available 

and need to be taken into account in refining policy whilst regard has also to 
be given to representations received as a result of the recent Gravesham 
Growth Scenarios and Core Strategy – Regulation 25 Update consultation 
undertaken between 27th October and 22nd December 2011.1 

 
1.3 This note undertakes this task by:- 
 

• Setting out the basis of national policy and how it was interpreted in 
the Gravesham Growth Scenarios and Core Strategy – Regulation 25 
Update consultation document; 

 
• Presenting the conclusions of the Retail Study Update (2012) and the 

implications for emerging policy; 
 

• Establishing the scale of ‘town centre’ type uses to be accommodated 
over the Local Plan period; 

 
• Considering options on where this development might be 

accommodated within the town centre; 
 

• Reviewing the key representations received on these issues as a 
result of the Gravesham Growth Scenarios and Core Strategy – 
Regulation 25 Update consultation; 

 
• Setting out responses to the above representations; and 

 
• Reaching conclusions in respect of the form of draft policy that will be 

taken forward within the submission version of the Local Plan 
following further targeted consultation.  
 

                                                           
1 The Retail Study Update (2012) should be read in conjunction with the Gravesham LDF Retail and 
Commercial Leisure Study (Dec 2009); Addendum to the Gravesham LDF Retail and Commercial 
Leisure Study (July 2010); Health Check Update of Gravesend Town Centre (May 2011); Gravesend 
Wider Town Centre Baseline Report (Oct 2011) and the Gravesend Town Centre Strategy Review 
(2005). 



Gravesend Town Centre and Retail Policy: Assessment of Consultation Responses Paper April 2012  

2 
 

 
Section 2 - The basis of national policy and its  

interpretation in the Gravesham context 
 
2.1 National planning policy for town centres is based on facilitating competition 

in the interests of the consumer whilst promoting sustainable patterns and 
forms of development by directing investment in the first instance to the most 
central and accessible locations within a designated network and hierarchy of 
centres.   

 
2.2 The Local Plan should clearly articulate what this network and hierarchy of 

centres is in the local context and set out in broad terms where new 
investment over the plan period will be directed, allocating sites which are 
considered strategic within the Core Strategy document. 

 
2.3 There are clearly cross-boundary issues when it comes to the functional 

relationship of centres across the Dartford and Gravesham area and it is 
important therefore that the policies of the two authorities in particular are 
compatible.  The Dartford LDF Core Strategy has recently been adopted and 
this relies to a large extent on the agreed policy formula set out within the 
South East Plan.  It is accepted that the Gravesham Local Plan should do 
likewise.2 

 
2.4 On this basis, the main network and hierarchy of centres across the two areas 

is deemed to be:- 
 

Centre Status Function 
Bluewater Regional Centre Specialist high level regional 

retail function serving wider 
than immediate local needs. 

Gravesend Town 
Centre 

Traditional Town Centre Secondary Centre within 
regional hierarchy of centres 
to which investment intended 
to service demand within 
local catchment should be 
directed in the first instance. 

Dartford Town Centre Traditional Town Centre Secondary Centre within 
regional hierarchy of centres 
to which investment intended 
to service demand within 
local catchment should be 
directed in the first instance. 

Ebbsfleet Planned New Centre New higher order local 
centre (below traditional 
town centres) designed to 
serve needs arising from 
resident and daytime 
population of new Ebbsfleet 
development.  Scale of 

                                                           
2 The hierarchy of retail centres in Policy TC1 of the South East Plan (2009) shows Chatham as a 
Primary Regional Centre (and as a Centre for Significant Change), with both the traditional town centres 
of Dartford and Gravesend as secondary Regional Centres.  At a sub-regional level, Policy KTG5 
identifies Bluewater as a specialist Regional Shopping Centre with Dartford, Gravesend, Sittingbourne 
and, on a larger scale, Chatham to be developed as major town centres at which new mixed retail, 
leisure and service uses will be concentrated.  Retail and service development at Ebbsfleet is to be 
provided at a scale and character to serve the resident and daytime population.  The new market centre 
at Eastern Quarry is not included within this hierarchy and is therefore presumed to be subservient. 
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centre will depend on nature 
of development that finally 
comes forward and will be 
subject to retail impact 
assessment to ensure it has 
no significant adverse impact 
on traditional town centres. 

 
2.5 Below this level of centre, there are a range of other more local centres 

catering for the day-to-day needs of local communities, neighbourhoods and 
villages.  The expansion of these (or creation of new ones on major sites) 
would be permitted where the floorspace is compatible with meeting 
immediate local needs. 

 
2.6 Where proposals come forward for new town centre type uses other than 

those specifically designed to meet local needs in a local centre, the 
expectation is that they would be directed in the first instance to the most 
central location – in this instance, Gravesend Town Centre.   

 
2.7 Where no suitable sites exist within the town centre, development could be 

directed sequentially to edge-of-centre and then out-of-centre locations 
provided such development has no significant adverse impact on existing or 
planned centres. 

 
2.8 What is meant by the term ‘town centre’ using the sequential approach can 

differ according to the type of use being promoted and on this the emerging 
Local Plan follows closely the format that was set out in PPS4 on Planning for 
Sustainable Economic Growth (2009).  The National Planning Policy 
Framework definitions introduce some subtle changes and this aspect is dealt 
with below. 

 
2.9 The practical implication of the typology used in the Gravesham Growth 

Scenarios and Core Strategy – Regulation 25 Update consultation document 
is set out in the table below. 

 
Position within 

Sequential Hierarchy 
Definition Policy Implication 

Primary Shopping 
Area 

Comprised of the town centre 
primary shopping frontage 
and closely related and 
contiguous secondary 
frontages, including built form 
related to those frontages. 

Sequentially preferable 
location for all new retail 
development other than that 
specifically intended to serve 
immediate local needs within 
a local centre. 

Town Centre 
Commercial Core 

Comprised of Primary 
Shopping Area and other 
closely related land parcels 
making up town centre 
commercial/service core. 

Sequentially preferable 
location for all other town 
centre type uses to ensure 
we maintain a compact, vital 
and vibrant town centre. 

Edge-of-Centre (retail) Zone generally within 300 
metres of the Primary 
Shopping Area, taking into 
account accessibility and 
obstacles to pedestrian 
movement. 

Sequentially preferable 
location for all new retail 
development (other than 
local centre development 
above) where no suitable 
sites are available within 
Primary Shopping Area. 

Edge-of-Centre (other 
town centre uses) 

Zone generally within 300 
metres of the Town Centre 

Sequentially preferable 
location for other town centre 
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Commercial Core, taking into 
account accessibility and 
obstacles to pedestrian 
movement. 

type uses (other than local 
centre development above) 
where no suitable sites are 
available within Town Centre 
Commercial Core. 

Out-of-Centre Sites lying outside the town 
centre and beyond the edge-
of-centre. 

Least preferable option for 
location of new town centre 
type uses. 

 
2.10 In terms of the application of policy, it is important that the Primary Shopping 

Area and the Town Centre Commercial Core are spatial defined on the Local 
Plan Proposals Map because these are central to the application of the 
sequential approach. 

 
2.11 The October 2011 Gravesham Growth Scenarios and Core Strategy – 

Regulation 25 Update consultation document contains a plan of the town 
centre showing what we consider to be the Primary Shopping Area and Town 
Centre Commercial Core.  The latter equates to the maximum extent of the 
town centre for the purposes of the sequential approach set out in the 
National Planning Policy Framework, although a wider town centre boundary 
is also shown indicating those residential areas and other land uses closely 
related to the town centre. 

 

 
 
2.12 As noted above, some of the definitions used in the National Planning Policy 

Framework differ from those used previously in PPS4 on Planning for 
Sustainable Economic Growth (2009).3 The new definitions of relevance are:- 

                                                           
3  The definitions refer to zones or buffers as to what should be considered edge-of-centre for retail and 
other town centre types uses.  For guideline purposes only, these zones are shown in plan form in the 
appendices. 
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Town centre: Area defined on the local authority’s proposal map, 
including the primary shopping area and areas predominantly 
occupied by main town centre uses within or adjacent to the primary 
shopping area. References to town centres or centres apply to city 
centres, town centres, district centres and local centres but exclude 
small parades of shops of purely neighbourhood significance. Unless 
they are identified as centres in Local Plans, existing out-of-centre 
developments, comprising or including main town centre uses, do not 
constitute town centres.  

 
Main town centre uses: Retail development (including warehouse 
clubs and factory outlet centres); leisure, entertainment facilities the 
more intensive sport and recreation uses (including cinemas, 
restaurants, drive-through restaurants, bars and pubs, night-clubs, 
casinos, health and fitness centres, indoor bowling centres, and bingo 
halls); offices; and arts, culture and tourism development (including 
theatres, museums, galleries and concert halls, hotels and conference 
facilities).  

 
Primary shopping area: Defined area where retail development is 
concentrated (generally comprising the primary and those secondary 
frontages which are adjoining and closely related to the primary 
shopping frontage). 

Primary and secondary frontages: Primary frontages are likely to 
include a high proportion of retail uses which may include food, drinks, 
clothing and household goods. Secondary frontages provide greater 
opportunities for a diversity of uses such as restaurants, cinemas and 
businesses. 

 
Edge of centre: For retail purposes, a location that is well connected 
and up to 300 metres of the primary shopping area. For all other main 
town centre uses, a location within 300 metres of a town centre 
boundary. For office development, this includes locations outside the 
town centre but within 500 metres of a public transport interchange. In 
determining whether a site falls within the definition of edge of centre, 
account should be taken of local circumstances. 

 
Out of centre: A location which is not in or on the edge of a centre but 
not necessarily outside the urban area. 

Out of town: A location out of centre that is outside the existing urban 
area. 

2.13 Overall, the changes to the definitions are not major and it is suggested that 
they do not lead to a requirement to fundamentally review the town centre 
map shown above.   

 
2.14 However, the following points are made:- 
 

• It is inevitable that what is shown as Primary or Secondary Frontage is 
a matter of interpretation and can be affected at the margins by 
relatively minor changes over time.  The southern end of High Street 
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for example is comprised primarily of small independent traders and 
there are a number of empty units but the uses here are mainly A1 
retail so it could be included within the Primary Frontage as far north 
as Jury Street/the Market as per the Gravesham Local Plan First 
Review (1994).  Including this area within the Primary Frontage would 
also assist in reinforcing perceptions of the importance placed on the 
High Street in regeneration terms. 

 
• Showing Gravesend Market as a link between High Street and Queen 

Street on the plan would also be appropriate as this is a distinctive 
feature and the National Planning Policy Framework places emphasis 
on the role markets can play in promoting competitive town centre 
environments. 

 
• The sequential test applies to all main town centre uses, including all 

office developments apart from small scale rural offices.  However, it 
will be noted that the definition of ‘edge of centre’ for offices now 
includes a zone within 500 metres of a public transport interchange.  
Whilst the term ‘public transport interchange’ is not defined within the 
document, for practical purposes in the Gravesham context it would 
mean Gravesend Station/Barrack Row (within the context of the town 
centre) and Ebbsfleet Station (within the context of the already 
permitted Ebbsfleet development).  This will need to be made explicit 
in the text of the emerging Local Plan and their locations shown on the 
Proposals Map and Town Centre Diagram. 

 
• As will be explained below, it is not considered necessary at this stage 

to undertake an assessment of any need to expand the town centre to 
ensure a sufficient supply of suitable sites to accommodate town 
centre type development. 
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Section 3 - The Retail Study Update (2012) and the implications  

for emerging policy 
 
3.1 Further work has been undertaken on both the quantitative and qualitative 

need for additional retail floorspace over the LDF period as this is a key town 
centre use that will have to be taken into consideration in developing our 
spatial strategy. Whilst this work was undertaken before the introduction of 
the National Planning Policy Framework, the basic conclusions reached are 
not affected by this change. 

 
3.2 Key quantitative outputs in terms of need for additional convenience and 

comparison floorspace from the Retail Study Update (2012) are set out in the 
table below:4 

 
Summary of quantitative retail need 2016 2021 2026 2031 
Comparison goods – net sqm 4,400 12,600 18,100 24,200 
Comparison goods – gross sqm 5,900 16,800 24,200 32,200 
Convenience goods – net sq.m -600 500 1,300 2,100 
Convenience goods – gross sqm -700 700 1,700 2,900 
Total – net sq.m - 13,100 19,400 26,300 
Total – gross sq.m - 17,500 25,900 35,100 

 
3.3 In addition to the above, the retail consultants recommend that Gravesend 

town centre should be the focus for new retail development, concentrating 
initially on needs to 2016 then to 2021. 

 
3.4 The Council’s retail consultants were also asked to provide guidance on the 

following issues:- 
 

• Format of development and the need for large modern retail units 
vis-à-vis smaller shops in Gravesend town centre 

• Distinguishing a quantitative need for retail warehouse 
floorspace 

• Guidance on convenience floorspace in Gravesend town centre 
 
3.5 The advice received was as follows. 
 

3.6 In terms of the format of development, the retail consultants are of 
the opinion that the issue is primarily a qualitative one, although it is 
linked to the quantitative need for additional floorspace and the need 
to maintain a market share.   

 

                                                           
4 The quantitative outputs are based on 100% population growth as represented by a Gravesham 
housing target of 5,200 dwellings to 2031 based on the Zero Net Migration scenario set out in the 
Gravesham Growth Scenarios and Core Strategy – Regulation 25 Update consultation document.  On 
the 6th February 2012, Gravesham’s Cabinet agreed that officers should work toward producing a Core 
Strategy based on a zero-net migration requirement to 2028 with a revised target of 4,600 dwellings.  
However, as the housing trajectory and broad spatial distribution remains the same over the period to 
2028, the retail projections set out above remain sufficiently robust for the purposes of this exercise. 
 
Convenience retailing is the provision of everyday essential items, including food, drinks, 
newspapers/magazines and confectionery. 
 
Comparison retailing is the provision of items not obtained on a frequent basis. These include clothing, 
footwear, household and recreational goods. 
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3.7 To understand why this is the case, the consultants refer to the 
concept of ‘polarisation’ and examine the role of smaller stores before 
reaching their conclusions. 

 
3.8 The continuing polarisation by retailers towards larger stores in larger 

centres is seen as a significant and long term trend.  Retailers 
recognise that greater efficiency can be achieved by having a strategic 
network of large stores offering a full range.   

 
3.9 Rather than having a large network of smaller stores, they are 

therefore increasingly seeking to serve larger population catchments 
from larger stores. This trend is also driven by consumers who are 
becoming more discerning and are increasingly prepared to travel 
further.  

 
3.10 The retail consultants contend therefore that we are witnessing a 

growing concentration of comparison goods expenditure in a smaller 
number of larger centres and that this concentration of retailing in 
larger centres is a potential threat to Gravesend town centre.  

 
3.11 This is because in a climate whereby retailers are looking to cut costs 

and increase efficiency, they are unlikely to be willing to accept 
constrained or deficient units for the sake of gaining representation - 
some retailers might therefore choose to consolidate their offer in 
other centres where they can serve a similar catchment while 
operating from larger and more efficient units. 

 
3.12 The retail consultants also caution that the economic downturn might, 

in the longer term, result in a departure from this trend whereby 
developers will no longer be willing to take the risks associated with 
large scale, complicated town centre schemes.  

 
3.13 It is suggested therefore that we might therefore begin to see smaller, 

simpler schemes which are more viable in rather than the more 
ambitious projects of the last decade.  In light of these trends and the 
scarcity of investment, the retail consultants advise that it is important 
that opportunities for appropriate investment within town centres such 
as Gravesend are encouraged. 

 
3.14 In terms of the role of smaller stores, the retail consultants contend 

that the decline of the independent/specialist convenience sector in 
the UK is well-documented.  

 
3.15 The New Economics Foundation in its work on Clone Town Britain5 

asserts that the loss of traditional stores, caused by the rise of the 
large superstore operators and national multiples, is resulting in the 
‘homogenisation of our high streets’.  

 
3.16 However, independent retailers continue to play an important role and 

a healthy independent sector can contribute significantly to a town’s 
overall wellbeing.  

 

                                                           
5 New Economics Foundation – Re-imaging the High Street: Escape from Clone Town Britain (2010) 
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3.17 A thriving independent sector can also be a significant factor in 
attracting visitors to a town and supporting local businesses whilst 
successful street markets can also play an important part in a town’s 
independent retail sector –  particularly in terms of keeping more 
money circulating in the local economy, providing more jobs in 
comparison to supermarkets, supporting retail diversity, and providing 
a low risk environment where new enterprise can flourish.  

 
3.18 The retail consultants also note the content of the Portas Review 

(December 2011) and the recommendations that seek to achieve 
more balanced High Streets, including ideas such as Town Teams, 
National Market Day, a requirement for an affordable shops quota and 
the idea larger retailers should support and mentor local businesses 
and independent retailers. 

 
3.19 The conclusion reached by the retail consultants in terms of the 

format of development is that Gravesend town centre faces 
competition from surrounding higher order centres and it is a 
candidate to suffer from the continuing polarisation trend.   

 
3.20 They see national retailers as a crucial element of successful town 

centres in order to attract footfall and linked trips spending with other 
shops and services in the town centre and conclude that if the town 
does not deliver an adequate supply of floorspace to meet the needs 
of retailers, then such retailers will look either to other centres that are 
expanding – or consider out of centre sites. 

 
3.21 However, whilst it is necessary to have a sufficient supply of modern 

floorspace, they are also of the opinion that the role and function of 
smaller stores and independents should not be ignored as they can 
contribute to the vitality and viability of centres and provide an 
important attraction factor.   

 
3.22 As a healthy independent offer can help a town to distinguish itself 

from its competitors, they recommend that larger units should not 
therefore be promoted at the expense of smaller units and the 
independent offer in the town. 

 
3.23 The retail consultants do not expect Gravesend town centre to 

compete directly for spending within destinations such as Bluewater, 
Lakeside or Westfield Stratford City as these will remain higher order 
destinations attractive to shoppers.  However, for sustainability and 
social inclusion reasons, they conclude that Gravesend town centre 
should meet the shopping needs of its catchment in order to fulfil its 
role in the community.  

 
3.24 To do this, Gravesend will need a range of shops and services that 

mean residents do not necessarily have to travel long distances to 
undertake their shopping and leisure activities.  The conclusion 
reached therefore is that the requirement for modern larger units (say 
between 250 and 500 sq.m floorspace) in Gravesend remains crucial 
if the town is to maintain its market share. 6 

                                                           
6   It should be noted that the Dartford Retail and Commercial Leisure Study (July 2010) actually 
reaches a similar conclusion at 3.45 – 3.48 where it is stated that the retail structure is now increasingly 
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3.25 However, they note that floorspace alone is not always the solution 

and consider the Council should carefully consider how it balances the 
requirement to deliver an enhanced retail offer in larger units, with 
other policy requirements for vital and viable town centres that include 
a full range of shops to provide competition and choice - including a 
healthy independent offer. 

 
3.26 The solution to the above question in Gravesend town centre could be 

to either allow for a proportion of new developments to be occupied by 
smaller independent retailers. Alternatively, as new developments 
come forward, independent retailers could be directed to secondary 
frontages - hand in hand with qualitative improvements to these 
elements of the town centre.   

 
3.27 Additionally, the retail consultants recommend this should be 

combined with an enhanced leisure and cultural offer taking 
advantage of heritage attractions and its riverside location – 
contributing an overall town entre experience that is not offered by its 
competition.  

 
3.28 On retail warehouse floorspace, the retail consultants note that 

previous studies ‘ring fence’ 15% of expenditure growth to be 
converted to retail warehouse needs.  In their opinion, this remains an 
appropriate proportion for bulky goods since it takes into account core 
bulky items such as DIY, furniture and white goods because there are 
some goods where it is simply not practical to sell from traditional high 
street locations.  

 
3.29 However, they also note that retail warehouses will typically sell a 

much wider range of goods and these are not necessarily items that 
cannot be sold in the town centre.  

 
3.30 From a policy perspective, because national policy is primarily 

concerned with the class of goods when planning for needs (i.e. 
comparison goods and convenience goods needs) they see no policy 
requirement to distinguish a need for retail warehouse floorspace from 
other comparison goods needs.  

 
3.31 It is their recommendation therefore that the Local Plan focus on 

comparison needs (in aggregate) with any applications to meet a pure 
bulky need being treated on their individual merits – i.e. that policy 
should start from the presumption of ‘town centre first’ with the need 
for floorspace in the retail warehouse format being considered on a 
case-by-case basis. 

 
3.32 In terms of the case for additional convenience goods floorspace in 

Gravesend town centre, the retail consultants note that identified 
needs over the period of the Local Plan are likely to be modest and 

                                                                                                                                                                      
dominated by large companies requiring larger shop units (500 – 2,000 sq.m plus) and a polarisation in 
the retail hierarchy reinforcing the trend toward higher order centres and out-of-centre developments 
increasing in importance.  The Dartford report therefore suggests that larger units might be required 
than is shown in the Gravesham study, although flexibility of layout would need to be maintained to 
adapt to changing market needs in the interests of sustainability. 
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that these could be met within the Heritage Quarter development site 
within the town centre. 

 
3.33 However, they do go on to consider whether there is scope for a 

higher amount of convenience floorspace within the town centre after 
taking into account overtrading and reaching the conclusion that there 
is no clear requirement to plan to increase the market share of 
Gravesham destinations to meet a gap in provision. 

 
3.34 As a starting point, the retail consultants point out that the Council has 

no duty to find sites to meet a significant uplift in convenience 
floorspace with its Local Plan as there is no clear need for it in the 
short term.  Having said this, they do note that because national policy 
encourages investment in town centres an increased level of provision 
could be justified on the following basis:- 

 
- That it represents the diversion of expenditure from out 

of centre stores such as Sainsbury’s or Morrisons 
 
- That it represents an increase in Gravesend’s 

convenience goods market share from outer zones and 
thus draws more of the rural hinterland spending into 
the town centre 

 
- That it relies on a qualitative case to justify an 

improvement to the convenience retail offer of the town 
centre providing improved consumer choice or 
improved retail facilities. 

 
3.35 Due to the marginal quantitative needs case in the Borough, the retail 

consultants consider applications that prioritise convenience goods 
floorspace over comparison goods needs in the town should be 
considered carefully – since the priority should be to improve the 
town’s comparison goods offer.  

 
3.36 However, they see no reason why additional convenience floorspace 

over and above the quantitative needs set out in this update cannot be 
supported provided the floorspace is located centrally in order to 
maximise linked trips and contribute to the vitality and viability of the 
town centre.  

 
3.37 This recommendation is subject to the caveat that any such proposals 

would need to be accompanied by an impact assessment to evaluate 
whether a significant adverse impact on existing or proposed centres 
is likely to result and the retail consultants suggest that any policies 
should be explicit in this requirement. 
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Section 4 - Scale of town centre uses to be accommodated  
 

4.1 This section considers the scale of town centre type development to be 
accommodated over the Local Plan period, commencing first with the A1 
retail element before moving on to look at commercial leisure, cultural, office 
and other uses. 

 
4.2 Assessment of A1 retail development needs to be accommodated 
 
4.3 The table at paragraph 3.2 above sets out the latest estimates of quantitative 

need for retail floorspace after making allowance for the existing permission 
for Sainsbury’s store at Pepperhill, Northfleet and three small Tesco Express 
stores developed since 2007.7 The retail update 2012 defines these as 
“Category 1 (hard commitments)”. The update also includes Category 2 (soft 
commitments) which are defined as those schemes that have been granted 
planning permission (or that the Council have resolved to grant planning 
permission subject to a Section 106 agreement) but the precise scale and/or 
timing of the proposal is currently uncertain. 

 
4.4 It should be noted that the figures include no allowance for other existing or 

soft commitments within the retail catchment or their phasing, so these figures 
should only be seen as a broad indication of the level of need for retail 
floorspace to be accommodated over the Local Plan period.   

 
4.5 Major retail development would therefore be expected to be supported by up-

to-date retail statements to justify the quantum of floorspace being provided 
and the phasing of delivery at the application stage.   

 
4.6 However, as emerging Local Plan policy also needs to take into account the 

implications of existing commitments and adopted policies within 
neighbouring authorities these commitments are set out in the table below. 

 
Site Nature of Commitment 
Riverview Park 
Garage, Whinfell 
Way, Gravesend. 

Planning permission granted through appeal under 
application reference GR/2011/0762 for Tesco Express and 
additional A1 unit.  514 sq.m net tradable area within use 
class A1 retail. 
 

Gala Bingo, New 
Road, Gravesend 

Resolution to permit mixed-use development under 
application reference GR/2010/0773 in town centre location 
including 5 small  A1/2/3 retail units with total floor area of 
296 sq.m gross internal area. 
 

Gravesend 
Transport 
Quarter, Barrack 
Row Gravesend 

Details pursuant to outline planning permission 
GR/2010/0098 approved under application reference 
GR/2011/0246 for transport interchange building in town 
centre location including two units with combined floorspace 
of 205 sq.m gross internal area to be used in 
A1/A2/A3/A4/B1a use class. 

Former Lord 
Street Car Park 
site, Gravesend 

Extant planning permission under application reference 
GR/2003/0315 allows for 956 sq.m community/commercial 
space in 4 units plus 6 live-work units where under Condition 

                                                           
7   The Tesco Express stores are located outside the town centre at Perry Street, Northfleet (conversion 
of existing A1 retail furniture store and post office to A1 convenience store and A5 KFC outlet); Whitehill 
Road, Gravesend (conversion and extension of existing A4 public house); and Valley Drive, Gravesend 
(new build on site of former garage). 
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14 the ground floor may be used in the A1 use class.  Whilst 
technically this permission has been implemented it is 
unlikely to be completed as the developer has withdrawn. 
 

Former 
Gravesend Police 
Station, Windmill 
Street, Gravesend 

GR/2009/0409 - Demolition of police station and erection of 
four buildings, four-six storeys in height to provide a total of 
86 self contained flats, comprising 30 x one bedroom, 48 x 
two bedroom and 8 x three bedroom flats with approximately 
923 sq. metres of commercial floorspace at ground floor 
level in blocks B, C, D; laying out of 98 car parking spaces 
and cycle stores in basement. (3 year permission from date 
of decision 13/8/2009) 

Lafarge Mixed-
Use Development, 
Northfleet. 

Resolution to permit major mixed-use development of former 
Lafarge cement works at Northfleet under application 
reference GR/2009/0238, including an extension to The Hive 
local centre.  Permission for up to 850 sq.m gross internal 
area within use classes A1/A2/A3/A4/A5. 

Albion Quayside, 
Canal Basin, 
Gravesend 

Resolution to permit major mixed-use development of 
industrial area immediately east of Gravesend town centre 
under application reference GR/2011/0713.  Includes up to a 
maximum 3,800 sq.m gross external area in use classes 
A1/A2/A3/A4/A5/B1a.  Correspondence indicates that 
maximum extent of retail will not exceed 2,456.8 sq.m gross 
internal area so retail assessment was not required.  As this 
component will also include A2/A3/A4/A5 uses, actual A1 
retail is likely to be considerably smaller and commensurate 
with creation of local centre serving development and 
immediate environs.  Final mix to be agreed via conditions. 

Sainsbury’s 
Store, Wingfield 
Bank, Northfleet 

Permission for extension to existing out-of-centre store 
granted under application reference GR/2010/0898.  
Increase in floor area – 1872 sq.m net convenience; 1,559 
sq.m net comparison.  Already taken into account in 
calculating retail headroom figures. 

Ebbsfleet Major mixed-use development straddling boundary of 
Gravesham and Dartford Boroughs with outline planning 
permission under GR/1996/0035 and DA/96/00047.  
Permission allows for large centre serving needs of 
development within Station Quarter North (Dartford) and 
smaller local centres serving rest of development.  Whilst the 
total quantum of A1 retail floorspace permitted across the 
whole of the development appears to be limited to 20,500 
sq.m gross, what comes forward over time will depend on 
the final scale and mix of development as retail has to be 
justified upon submission of details pursuant via retail 
assessment.  Further explanation of the structure of the 
Ebbsfleet permission as it relates to retail development is 
contained in an appendix. Assumptions as to phasing of 
delivery within the Dartford LDF Core Strategy and 
associated retail study is set out below below. 

Eastern Quarry Major mixed-use development lying within the Dartford 
Borough Council area granted outline planning permission 
under DA/03/01134/OUT.  Retail is distributed between a 
market centre and a number of local centres, the delivery of 
which would be phased as the scheme is developed out 
from east to west.  Conditions limit the total amount of 
floorspace in the ‘A’ use classes to 26,000 sq.m gross, with 
A1 use class limited to a maximum 16,900 sq.m gross.   
Assumptions as to phasing of delivery within the Dartford 
LDF Core Strategy and associated retail study set out in 
separate section below. 
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Northfleet 
West Sub-Station 

Mixed-use development lying between Eastern Quarry and 
Ebbsfleet development sites within the Dartford Borough 
Council area.  Resolution to permit under application 
reference DA/05/00308.  Draft condition 05 limits floorspace 
in A1/A2/A3/A4/A5 use classes to a maximum of 2,500 sq.m 
gross.  Assumptions as to phasing of delivery within the 
Dartford LDF Core Strategy and associated retail study set 
out below. 

 
4.7 The adopted Dartford LDF Core Strategy (2011) does not assume that all of 

the Ebbsfleet or Eastern Quarry will be built-out by 2026, although it is made 
clear that it is down to the market at what rate development will come forward.   

 
4.8 In terms of the retail component, the above document provides the following 

guideline figures on provision of shopping floorspace at the main Dartford 
centres through to 2026.8  

 
 

Floorspace 
sq.m net 

Dartford 
Town 
Centre 

Bluewater Ebbsfleet Eastern 
Quarry 

Longfield 

Convenience Up to 5,000 - 2,200 3,300 - 
Comparison 15,000 to 

19,000 
Approx 
5,000 to 
2016, in 

larger retail 
units which 
support its 
specialist 
role for 

comparison 
goods 

7,600 5,700 - 

Total Up to 
24,000 

Approx 
5,000 to 
2016 

9,800 9,000 - 

 Source: Adopted Dartford LDF Core Strategy (2011) Table 4 page 64. 
 
 
4.9 The above figures on a more detailed breakdown contained in the Dartford 

Retail and Commercial Leisure Study (July 2010).  This breakdown is 
provided in the additional tables below. 

                                                           
8 Allocation to Bluewater to 2016 is based on maintaining existing market share so would not have an 
adverse impact on Gravesend town centre.  Dartford comparison floorspace figures based on 20% uplift 
in market share from immediate catchment.  Gravesend draws majority of its trade from Dartford zones 
9a, 9b, 10a and 10b and the main impact will be from the new centres at Ebbsfleet and Eastern Quarry.  
Dartford Retail and Leisure Study (2010) [see appendix 9b table 4] shows Dartford’s market share in the 
last three of these zones also falling through to 2026.  Dartford’s aspirations in terms of increased 
market share for comparison goods is therefore only likely to have a marginal effect on Gravesend’s 
position.  It should also be noted that whilst the Medway Retail Needs Study (March 2009) also tests an 
increased market share scenario, the Gravesend Zone 8 shown covers a very large area extending 
significantly outside Gravesham Borough and it is likely that any impact on Gravesend town centre 
would therefore be marginal.  In any event, neither the Dartford or Medway positions would preclude 
Gravesend from seeking to maintain its existing market share to support consumer choice.  
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Assumed phasing of delivery of convenience retail floorspace  

sq.m gross (sq.m net) 
 

Site 2016 2021 2026 
Station Quarter 
North 
(Ebbsfleet) 

2,500 (1,625) 2,900 (1,885) 3,150 (2,048) 

Station Quarter 
South 
(Ebbsfleet) 

- - 250 (163) 

Eastern Quarry - 250 (163) 4,500 (2,925) 
Northfleet West 
Sub-Station 

- 500 (325) 500 (325) 

 Source:  DBC – Dartford Retail and Leisure Study (2010).  Appendix 5B tables 8, 10 and 12 
 

 
Assumed phasing of delivery of comparison retail floorspace  

sq.m gross (sq.m net) 
 

Site 2016 2021 2026 
Station Quarter 
North 
(Ebbsfleet) 

3,100 (2,170) 6,300 (4,410) 7,250 (5,075) 

Station Quarter 
South 
(Ebbsfleet) 

400 (280) 2,100 (1,470) 3,650 (2,555) 

Eastern Quarry - 200 (140) 6,200 (4,340) 
Northfleet West 
Sub-Station 

- 1,500 (1,050) 2,000 (1,400) 

 Source:  DBC – Dartford Retail and Leisure Study (2010).  Appendix 8B tables 8, 10, and 12 
 
4.10 Whilst it is not certain that the Ebbsfleet and Eastern Quarry developments 

will come forward in precisely the form or phasing as set out above, it is 
possible to use the data provided to determine the compatibility of the 
Gravesham and Dartford policies.    

 
4.9 This is important to ensure that the position of Gravesend town centre is 

maintained within the overall retail hierarchy whilst allowing the new lower 
order centres to come forward at Ebbsfleet and Eastern Quarry to meet the 
needs arising from those developments.  

 
4.10 Because of differences in the areas covered and assumptions made, the 

outputs from the Dartford and Gravesham retail studies are not directly 
comparable.  However, it is possible to draw some broad conclusions that can 
be used to inform our analysis.9 

 
4.11 This is particularly the case because the Dartford Retail and Commercial 

Leisure Study (July 2010) sets out the assumed local catchment of the 
Ebbsfleet and Eastern Quarry centres and provides estimates of both their 
market share and impact on Gravesend town centre. 

                                                           
9  For the purposes of this exercise, the outputs of the Dartford study are taken as a given because they 
have informed the adopted Dartford LDF Core Strategy (2011).  Whilst there are differences between 
the two studies, the outputs in terms of trade draw and turnover of the combined Ebbsfleet/Eastern 
Quarry centres can still be used to inform our analysis.    
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4.12 Because the Gravesham Retail Update (2012) has already shown that the 
retail headroom for convenience goods is relatively low over the Local Plan 
period, with any requirement for additional provision likely to be qualitative, 
we concentrate on the comparison goods element only.  The assumed impact 
of the Ebbsfleet and Eastern Quarry centres on Gravesham from the Dartford 
study in terms of comparison goods is therefore shown below. 

 
 Comparison Goods Expenditure for Gravesend - % market share from each Dartford retail 

zone showing estimated impact of retail development at Ebbsfleet/Eastern Quarry 
Retail Zones (As shown on plan below) 

 1 2 3 4 5 6 7a 7b 8a 8b 9a 9b 10a 10b 
2009 
market 
share 

0.3 1.9 0.7 0.0 0.0 0.0 3.4 0.0 8.7 1.1 18.7 34.0 26.7 53.6 

2016 
market 
share 

0.3 1.9 0.7 0.0 0.0 0.0 3.4 0.0 8.7 0.9 18.1 33.4 24.8 53.6 

Reduction 
2009 - 16 

- - - - - - - - - -0.2 -0.6 -0.6 -1.9 - 

2021 
market 
share 

0.3 1.9 0.7 0.0 0.0 0.0 3.4 0.0 8.7 0.3 17.9 33.4 22.3 53.4 

Reduction 
2009 - 21 

- - - - - - - - - -0.8 -0.8 -0.6 -4.4 -0.2 

2026 
market 
share 

0.3 1.9 0.7 0.0 0.0 0.0 3.4 0.0 8.7 0.2 17.7 32.3 23.2 53.4 

Reduction 
2009 - 26 

- - - - - - - - - -0.9 -1.0 -1.7 -3.5 -0.2 

Source:  DBC – Dartford Retail and Leisure Study (2010).  Appendix 8B tables 4, 14, 16 and 18 
 
4.13 The defined catchment of the Ebbsfleet and Eastern Quarry centres (Dartford 

retail zones 8b/9a/9b/10a/10b) is shown in red on the plan below.
 

 
 Source:  DBC – Dartford Retail and Leisure Study (2010). Plan 1 
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4.14 The Dartford Retail and Leisure Study (2010) estimates that anticipated 
comparison retail floorspace at the Ebbsfleet and Eastern Quarry centres 
area will divert around £1.91m (1.4%) from Gravesend by 2016 and £8.73m 
(3.5%) by 2026.10 

 
4.15 This is not likely to have a significant adverse impact on comparison retail 

trade in Gravesend because the Gravesham retail update report anticipates 
comparison turnover from its wider catchment will have risen to £251.2 in 
2016 and £375.4m in 2026.11  This means that the impact on total comparison 
turnover as a result of the diversion of trade from Gravesend to the new 
centres would only be around 0.76% in 2016 and 2.35% in 2026.12 

 
4.16 However, it is also important that we consider the potential impact on the new 

centres in Ebbsfleet and Eastern Quarry should Gravesend town centre seek 
to maintain its full existing market share by attempting to accommodate the 
full quantum of comparison goods floorspace shown table at 3.2 above.  

 
4.17 Given this would involve the clawback of £8.73m in comparison trade from 

the new centres at Ebbsfleet and Eastern Quarry by 2026 compared to a total 
estimated comparison turnover of £60.17m (14.5% of total turnover) then it is 
possible a significant adverse impact could result.13 

 
4.18 So how far would the potential comparison retail headroom of Gravesend 

town centre be affected by any need to reduce planned floorspace to avoid a 
significant adverse impact on those centres and to ensure that only 
development of an appropriate scale is accommodated? 

 
4.19 Given the Dartford study assumes that a total impact of 2.35% on Gravesend 

town centre from the new centres at Ebbsfleet and Eastern Quarry is 
acceptable then the reverse must also be true.  However, as the anticipated 
rate of comparison retail spending growth post 2016 set out in the Dartford 
study is 4.7% per annum, it would be reasonable to suggest that a margin of 
this order would be acceptable given any adverse impact could potentially be 
made up in one year.14 

 
4.20 The following table draws on information extrapolated from the Dartford retail 

report for the years 2016, 2021 and 2026 to provide amended comparison 
retail headroom figures for Gravesend town centre after making an allowance 
for the trade draw of the new centres at Ebbsfleet and Eastern Quarry. 

 
4.21 This is shown as a range indicative full impact (i.e. accommodating full trade 

diversion by the new centres of £8.73m by 2026) or a reduced level of impact 
with Gravesend town centre retaining a marginally improved market share 
(i.e. with Gravesend town centre reducing that trade draw by 4.5% to £8.34m 
by 2026) as a measure for sensitivity testing purposes.   

 
                                                           
10  Dartford Retail and Leisure Study (2010). Appendix 8B Table 20. 
11  Gravesham Retail Study Update (2012).Table 5b. 
12  The Dartford Retail and Leisure Study (2010) at Appendix 8B Table 20 estimates a 3.5% impact at 
2026 but this is based on the Dartford retail catchment only.  The 2.35% figure is based on trade lost to 
the new centres at Ebbsfleet and Eastern Quarry when compared against the total comparison turnover 
of Gravesend town centre at 2026 as set out in the Gravesham study (see footnote 6 above). 
13  Turnover figure from Dartford Retail and Leisure Study (2010) Appendix 8B Table 13. includes 20% 
inflow from areas outside defined retail zones. 
14 Dartford Retail and Leisure Study (2010) paragraph 7.20 based on Experian Retail Planner Briefing 
Note 7.0 August 2009.  ‘Ultra Long Term Trend’ for comparison retail growth post 2016. 
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4.22 For the purposes of this exercise, the 2026 end-date is deemed sufficient to 
cover the full period of the emerging Gravesham Local Plan which is looking 
to 2028. 

 
  
Year Comparison 

retail need for 
year derived 

from 
Gravesham 
retail update 

(2012) 
 
 
 
 
 
 

Sq.m net 
 

(A) 

Trade 
diverted from 
Gravesend 
Town Centre 
as a result of 
new centres 
in Ebbsfleet/ 

Eastern 
Quarry 

 
 
 
 

£ million 
 

(B) 

Sales density 
comparison 
floorspace - 
High Street 

format 
From 

Gravesham 
retail update 

(2012) 
 
 
 
 

£/Sq.m net 
 

(C) 

Reduction in 
comparison 

retail 
floorspace 
needed to 

avoid adverse 
impact on  
new centres 
at Ebbsfleet/ 

Eastern 
Quarry 

 
 

Sq.m net 
 

(D) 

Comparison 
retail need  

fully avoiding 
adverse 
impact on  
new centres 
at Ebbsfleet/ 

Eastern 
Quarry 

 
 
 
 

Sqm.net 
 

(A – D) 

Comparison 
retail need for 

year with 
market share 
of Gravesend 
Town Centre 
retaining 

4.5% of trade 
draw from  
new centres 
at Ebbsfleet/ 

Eastern 
Quarry 

 
Sq.m net 

2016 4,333 1.9 4,947 384 3,949 3,660 
2021 12,590 6.94 5,395 1,286 11,304 11,361 
2026 18,142 8.73 5,884 1,484 16,658 16,725 

 
NB. Figure for 2021 in column B is based on reduced market shares for Gravesend town centre shown at 4.12 above 
as a proportion of total comparison goods allocation spend for zones 8b, 9a, 9b,10a and 10b for that year set out in 
Dartford Retail and Leisure Study (2010) Appendix 8B table 17.  Figures for 2016 and 2026 taken direct from 
Appendix 8b table 20 of that report.  Column D figure calculated by dividing Column B by column C.  Final column 
derived by reducing figure in column B by 4.5%. 
 
 
4.23 Based on the above, it is clear that the impact of the planned new centres at 

Ebbsfleet and Eastern Quarry would not constrain the ambition of the Council 
to maintain the retail position of Gravesend town centre within the hierarchy of 
centres set out at paragraph 2.4 above or at a wider North Kent level nor to 
refresh its offer to reflect the changing requirements of the market and the 
needs of the community it serves. 

 
4.24 In terms of other town centre type uses, it is very difficult to establish detailed 

requirements for the scale, form and land-take requirements of development 
to be accommodated over the Local Plan period.  The following analysis is 
based on evidence available, taking into account the implications of extant 
planning permissions. 

 
4.25 Commercial Leisure 
 
4.26 The Gravesham Retail and Commercial Leisure Study (2009) considers 

requirements for town centre type leisure uses using ONS Consumer Trends 
data and a Mosaic Public Sector analysis undertaken by Kent County 
Council.15   

 
4.27 It should be noted that this form of analysis is less well developed than that 

for retail needs and the outputs should therefore be treated as an indicative 
guide only.  It is also important to recognise that the original report was based 
on the South East Plan 9,300 dwelling target rather than the current reduced 

                                                           
15 ONS Consumer Trends, Quarter 2, 2008, No 49 and KCC Research and Intelligence Team for 
Gravesham Borough Council with work based on Experian Mosaic Public Sector – see paragraph 5.11 – 
5.12 of Gravesham Retail and Commercial Leisure Study (2009). 
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figure so the level of population growth to support improved provision will also 
be lower.  

 
4.28 Having said this, it will also be recognised that the Council’s retail consultants 

still recommend that we should be attempting to combine retail with an 
enhanced leisure and cultural offer taking advantage of heritage attractions 
and the town centre’s riverside location – contributing an overall town centre 
experience that is not offered by its competition.  

 
4.29 Maintaining an awareness of the scope for new leisure facilities in town centre 

should therefore form an important part of our aspirations, even if we are not 
at present in a position to identify specific sites to accommodate them or 
indicate delivery mechanisms in the absence of current commercial interest. 

 
4.30 In terms of the leisure needs assessment, the Gravesham Retail and 

Commercial Leisure Study (2009) considers requirements for additional 
restaurants, cafes and bars;  facilities catering for games of chance; cultural 
services and hairdressing and personal grooming; and cinema and theatre. 

 
4.31 The conclusion reached is that there is scope for: 
 

• New branded/family restaurants and cafes – it is suggested that large 
modern units, well located and marketed, would help to attract these 
occupiers. 

 
• A new cinema, either a small multiplex or an arthouse/independent 

cinema.16 
 

• New hairdressing/personal grooming outlets. 
 

• A new health and fitness facility such as a gym.17 
  
4.32 However, the ability to attract new commercial leisure facilities into the town 

centre is likely to be constrained by extant planning permissions at Ebbsfleet 
and Eastern Quarry, which include a considerable quantum of D2 commercial 
leisure floorspace as part of the mix. 18   

  
4.33 This is well above the level of need likely to arise locally and will compete 

directly with the traditional town centres and existing leisure floorspace at 
Bluewater should those parts of the permissions be fully implemented. 

 
 
 
 
 

                                                           
16  It should be noted that the Dartford Retail and Commercial Leisure Study (2010) at 8.14 also 
identifies a possible requirement for another multiplex or two smaller cinemas in that catchment (which 
overlaps with Gravesham) by 2026. 
17 Recent applications for gyms at Imperial Business Park and Lion Business Park in out-of-centre 
locations have been justified by an inability to find suitable existing premises in the town centre. 
18 The Dartford Ebbsfleet outline planning permission (DA/96/00047) includes up to 24,750 sq.m gross 
floorspace for leisure and entertainment uses under use class D2 at Station Quarter North, whilst the 
Eastern Quarry II permission (DA/03/01134/OUT) allows for 24,000 sq.m gross in use class D2 subject 
to a condition requiring a Leisure Impact Assessment where the floor area of a single unit exceeds 
3,000 sq.m gross. 
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4.34 Other Cultural Facilities 
 
4.35 In addition to the above, the Council commissioned a feasibility study on a 

new museum for Gravesham in 2010.19    
 
4.36 This recommended that the Council should explore the possibility of having a 

new museum serving the whole of Gravesham, located in the town centre and 
of sufficient scale to serve local needs whilst also drawing visitors into the 
area.  A number of alternative sites were considered, including the possibility 
of incorporating a facility in the Heritage Quarter development.   

 
4.37 In terms of scale, it was suggested that a museum incorporating core 

displays, a programme of changing exhibitions, events and learning 
opportunities could be accommodated in a built form building with 1,000 sq.m 
floorspace and could attract between 15 – 20,000 visitors per year. 

 
4.38 Whilst the Council’s Cabinet received the study and supported the 

recommendations, no formal decision has been made to progress the project 
and no site has been identified to accommodate the museum.20  Given this, it 
is not possible through the emerging Local Plan to be more definitive or 
allocate a specific site at this stage. 

 
4.39 It should also be noted that work is on-going at a corporate level to update the 

Council’s Cultural Strategy but this has not yet reached a stage where it can 
inform the emerging Local Plan. 

 
4.40 Town Centre Offices 
 
4.42 The Gravesham Economy and Employment Space Study (2009) provided 

estimates for B1 office space requirements (other than at Ebbsfleet) through 
to 2026 under a range of different scenarios based on the South East Plan 
strategy and a Gravesham housing target of 9,300 dwellings. 

 
4.43 These estimates are as follows:- 
 

 
Development Scenario 

B1 office floorspace requirement 
(excluding Ebbsfleet)* 

 
sq.m 

Baseline – assumes broad continuation of current 
trends with spin-off effects of Thames Gateway related 
housing growth but no major office development at 
Ebbsfleet before 2026. 

5,900 

Slow Ebbsfleet Development – assumes less buoyant 
economic conditions than below with rate of office 
development at Ebbsfleet halved and reduced spin-off 
effects in local economy. 

8,300 

Fast Ebbsfleet Development – assumes in addition to 
baseline that Gravesham part of Ebbsfleet and much of 
Dartford part will be developed by 2026 with spin-off 
effects in local economy. 

13,650 

* Source – Gravesham Economy and Employment Space Study (2009) paragraph 7.45, page 
60 table 7.5.   Figures includes 30% safety margin to allow choice of sites and flexibility.   

 

                                                           
19 Pat Astley Cooper and Val Bott - A Museum for Gravesham?  A Feasibility Study for Gravesham 
Borough Council (October 2010). 
20 See minutes of Cabinet 15th November 2010, item 61 at 
http://www.gravesham.gov.uk/democracy/ieListDocuments.aspx?CId=149&MID=1272#AI7151  
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4.44 It is now intended to reduce the dwelling target to 4,600 over the period 2011 

– 28.  In addition, it is also understood that office development at Ebbsfleet 
will be delivered slower than originally thought and both are likely to result in a 
reduced local multiplier effect. 

 
4.45 The Addendum to Gravesham Economy and Employment Space Study 

(August 2011) provides an updated view in this area, taking into account a 
range of different development scenarios and suggests a key factor in 
defining local employment space requirements is likely to be the 
encouragement of diversified  future employment growth and the creation of 
new markets. 

 
4.46 In this context, the consultant’s earlier view that Gravesend, as a relatively 

attractive heritage riverside town with high speed rail connections to London, 
has the potential to form a centre for services, professional offices, designers 
and catering/leisure activities as well as for some cultural/tourism based 
activities is important.   

 
4.47 This is particularly the case as they were of the opinion that there is scope for 

the town to develop in a broadly similar way even without the Ebbsfleet 
development – although this may require other forms of stimulus.21  Set 
against the delayed development of employment floorspace at Ebbsfleet, 
reinvigorating and reinforcing the Gravesend town centre office market is 
therefore likely to be important.   

 
4.48 Current commitments for B1 office space in Gravesham as a whole (excluding 

Ebbsfleet) are set out in the table below:- 
 

Site Commitment 
Gala Bingo, New 
Road, Gravesend 

Resolution to permit under GR/2010/0773 for 780 sq.m B1 office space.  
(Town Centre site) 

Transport 
Quarter, Wrotham 
Road, Gravesend 

Outline planning permission under GR/2010/0098 for small stand alone 
building for up to 234 sq.m B1 office space. 
(Town Centre site) 

Transport 
Quarter, Barrack 
Row, Gravesend 

Details pursuant for interchange building approved under GR/2011/0246 
including 205 sq.m floorspace in use classes A1 - 5 and B1 office space. 
(Town Centre site) 

Land South of 
Coldharbour 
Road, Northfleet. 

Outline planning permission renewed under GR/2010/0764 for small 
business centre comprising up to 5,051 sq.m floorspace that may be used in 
either B1 or B8 use classes.  Planning statement indicates 2,110 sq.m in 
building A (offices/studios); 695 sq.m in building B (studios) with remainder 
workshops. 
(Out of centre site, well located at A2/Wrotham Road junction) 

Albion Quayside, 
Canal Road, 
Gravesend 

Resolution to permit major mixed-use development under GR/2011/0713 
including up to 3,800 sq.m gross internal area in A1-5, B1a, D1 and D2 use 
classes so element of offices is possible.  Also, plans show between 5,127 
and 6,447 sq.m gross internal area B1c light industrial units to north of 
gasholders that may also have an ancillary office element. 
(Out of centre site, located immediately east of town centre) 

Lafarge Mixed-
Use 
Development, 
Northfleet 
Embankment 

Resolution to permit major mixed-use development under GR/2009/0238 
includes a significant employment component.    Mixed-use land budget 
submitted with application shows 3,600 sq.m offices on plot E4 and 2,700 
sq.m offices on plot E5 (total 6,300 sq.m) phased to come forward between 
2014 – 20. 
(Out of centre site, located approx. 2 miles west of town centre) 

 
 
                                                           
21 See Gravesham Economy and Employment Space Study (2009) at paragraph 1.17 
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4.49 Hotels 
 
4.50 The Kent Thameside Hotel Futures Report (June 2007) and Gravesend Hotel 

Market Fact File (May 2011) is the main evidence base informing the 
emerging Local Plan, although this was based originally on South East Plan 
growth levels. 

 
4.51 These suggest that developments within the area are likely to generate a 

significant increase in demand for hotel accommodation in Gravesend from 
the corporate market, contractors, and people visiting friends and relatives 
and attending weddings and family parties.  This growth could create 
opportunities for further hotel development over the next 5 – 10 years.22   

 
4.52 There are currently 6 hotels in Gravesham with 278 rooms.  These comprise 

two 3 star hotels (141 rooms), two budget hotels (86 rooms), and two 
independent unclassified hotels (51 rooms). The closest hotel to the town 
centre is Premier Inn budget hotel at Wrotham Road (55 rooms). 

 
4.53 Current commitments for hotel accommodation in Gravesham as a whole 

include:- 
 

Site Commitment 
Cygnet House, Windmill 
Street, Gravesend 

Planning permission granted under application reference 
GR/2008/0087 for conversion of office block to 60 bed hotel 

Clarendon Royal Hotel, 
Royal Pier Road, 
Gravesend 

Planning permission granted at appeal under GR/2010/0293 
Ref for conversion of building to 13 bedroom boutique hotel 
with 20 serviced flats. 

Coldharbour Road, 
Northfleet 

Outline planning permission granted under GR/2011/0398 for 
erection of a budget hotel, along with a detailed permission for 
a pub/restaurant. 

 
4.54 In addition to the above, the outline planning permissions for the Ebbsfleet 

development allow for the construction of hotel space as part of the mix.  The 
former Tollgate Motel site on the A2 is also on the market, although it is 
unclear whether it will return to hotel use following temporary use as 
construction site offices for the A2 widening scheme. 

 
4.55 It will also be noted that whilst the Heritage Quarter proposals submitted 

under application reference GR/2008/0696 were refused by the Regulatory 
Board, the scheme included a 51 bedroom hotel in the Eastern Quarter.  The 
potential for a similar scaled hotel unit to be incorporated in a revised scheme 
remains a possibility and would add to the offer of the town centre as a visitor 
centre. 

 
4.56 Car Parking and Public Transport 
 
4.57 Whilst not specifically identified within the National Planning Policy 

Framework as a town centre use, public car parking is an important 
component provided in support of other functions.  Similarly, high quality 

                                                           
22  This view was based on the South East Plan strategy approach which allowed for 9,300 dwellings 
over the period 2006 – 26 and anticipated substantial delivery of the Ebbsfleet business district and a 
major mixed use development on Northfleet Embankment East.  Demand is likely to be reduced due to 
proposed changes to the Local Plan strategy but location close to the A2/M25 and Ebbsfleet station 
together with the heritage riverside quality of Gravesend town centre, high speed rail connections to 
London and development of potential attractors such as the new Siri Guru Nanak Darbar Gurdwara are 
likely to remain key drivers. 



Gravesend Town Centre and Retail Policy: Assessment of Consultation Responses Paper April 2012  

23 
 

public transport facilities are important in providing improved accessibility by 
sustainable transport modes. 

 
4.58 The Local Plan evidence base to accompany the LDF Growth Scenarios and 

Core Strategy consultation in October 2011 included a Transport Position 
Statement and Car Parking Review which provide background information in 
these areas.  Further work is being commissioned both on transport and town 
centre car parking that will inform our strategic approach in due course.23 

 

                                                           
23  See Transport Position Statement (Oct 2011) at 
http://www.gravesham.gov.uk/media/pdf/r/g/Transport_Position_Statement_October_2011.pdf and Car 
Parking Review (Sept 2011) at 
http://www.gravesham.gov.uk/media/pdf/r/g/Transport_Position_Statement_October_2011.pdf  
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Section 5 – Consideration of options on where   
development might be accommodated within  

the town centre 
 

5.1 If our aim in planning the town centre is to ensure it remains compact and 
vibrant but still distinctive, then options for accommodating new development 
on the scale set out above is limited.   

 
5.2 This is particularly the case because much of the town centre is included 

within Conservation Areas.  There are also a range of important Listed 
Buildings and other non-designated heritage assets that in combination 
contribute to Gravesend’s distinctive sense-of-place as an historic riverside 
town.  A range of Conservation Area Appraisals and a Town Centre 
Conservation Areas Management Plan was produced in 2009 which gives 
further detail on these areas.24 

 
5.3 The plan below shows those areas within the Wider Town Centre Boundary 

covered by Conservation Areas and the distribution of key heritage assets. 
 

  
 

5.4 In considering options on where development might be accommodated, it is 
important to consider how the town has changed over time and how this 
might inform ways in which sense of place could be reinforced. 

 
5.5 Despite large parts of the town having been destroyed by fire in 1728, the 

later development of the historic town centre retained much of its medieval 
form with development focused on the riverfront at West Street and East 

                                                           
24 See Gravesend Conservation Area Appraisals and associated Town Centre Conservation Area 
Management Plan (2009) at http://www.gravesham.gov.uk/index.jsp?articleid=3673 
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Street, with the High Street forming a north-south axis linking the Town Quay 
to King Street.   

 
5.6 Originally the main road through the town entered via what is now Clifton 

Road (the Old Main) before progressing along West Street, up the High 
Street, and along King Street. 

 
5.7 During this period, the boundaries to the historic centre were largely defined 

by Church Street, Princes Street (Gravesend Back-side) and Queen Street 
(Milton Back-side).  St George’s, which became the parish church in 1544, 
was rebuilt in the 1730s following the major fire mentioned earlier.   

 
5.8 To the east of the town centre, Milton Blockhouse was been built as a key 

part of Henry VIII’s defence of the river approaches to London in 1539.  
These defences were later enhanced so that the military complex extended 
along to the New Tavern Fort, itself originally built in 1779 -80.  To the south 
of these, James Leigh Joynes developed a speculative housing development 
on The Terrace from 1791 onwards, which linked the historic town centre 
core with the Milton Chantry area. 

 
5.9 The form of the town and its environs in the late 1780s is shown on the plan 

below. 
 

 
 Source:  Gravesend Library. Map dated 1785. 
 
 
5.10 In 1800/1 a major road improvement took place with the building of The 

Overcliffe and New Road, providing a direct through route avoiding the then 
narrow and tortuous West Street and High Street.  This allowed the 
development of new shops and businesses in New Road and King Street, 
although High Street, West Street, and East Street maintained their 
respective roles as part of the business district as the town expanded.  By 
the 1820s, further development had also taken place in the vicinity of Milton 
Road, The Terrace and New Tavern Fort. 
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5.11 The form of the town in 1826 is shown on the plan below.  
 

 
 Source:  Taken from Caddell’s plan of Gravesend in 1826, Gravesend Library. 
 
 
5.12 Speculative development took place during the C19th resulting in further 

expansion of the town.  This included attempts to create a classical new 
town immediately to the east of the historic town centre core in the 1830s at 
Harmer Street/Berkley Crescent to a design by the Brighton architect Amon 
Henry Wilds.   

 
5.13 Other developments aimed at further raising the profile of Gravesend as a 

resort town and attracting higher class residents included the Clifton Baths 
(demolished ); John Claudius Loudon’s Terrace Gardens (developed for 
housing in the early C20th);  the Old Town Hall (1836 also to a design by 
Amon Henry Wilds); and the Town Pier (1834) and Royal Terrace Pier 
(1844). 

 
5.14 Contemporary with the above, the area north of New Road and west of St 

George’s Church was developed along with residential areas to the south of 
New Road and Milton Road.  The development of the railway in the 1840s 
cut through these new residential areas whilst providing an alternative 
transport focus to the river and the stagecoach route that passed through the 
town centre via New Road and Milton Road. 

 
5.15 By 1909, Gravesend’s days as a resort town were gone and the northern 

part of the town centre had become the densely developed mixed-use urban 
area shown on the plan below.   
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 Source: From OS Plan of Gravesend in 1909. 
 
 
5.15 Once again, even though large parts of the historic town centre had been 

destroyed by successive fires in the 1840s (West Street in 1844 and 1846, 
High Street in 1845) and 1850s (High Street north of Old Town Hall in 1850) 
the rebuilding took on much of the older medieval form with residential courts 
and alleys mixed with commercial yards and premises set behind higher 
grade retail frontages.   

 
5.16 The exception to this was the area north of New Road around St George’s 

Church where Kempthorne Street, Wakefield Street and Robert Street were 
of a more modern character and comprised primarily of brick-built mid 19th 
century terraced housing together with associated schools, public houses and 
local corner shops. 

 
5.17 Whilst retailing at this time were quite widely spread around the town centre, 

the main focus remained New Road, King Street, High Street and Queen 
Street, with the latter two linked by the charter market behind the Old Town 
Hall.   

 
5.18 The southern side of West Street was also dominated by retail uses, with 

contemporary records showing that there were around 30 shops here.  In 
contrast, the northern side of West Street was more commercial in character, 
with a variety of public houses and trade premises dominating.  This pattern 
continued through into East Street and Crooked Lane, where public houses 
and Common Lodging Houses sat close to Woods Brewery.25 

 
 5.19 By the time of the First World War, much of the development around West 

Street, East Street and Crooked Lane was perceived as being ‘slummy’ – 

                                                           
25  See 1909 Goad Plan of Gravesend Town Centre (Gravesend Library) and Caddell’s Trade 
Directories (1909 – 10). 
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albeit even then there was a recognition that a number of buildings were 
ancient and worthy of preservation. 

 
5.20 That having been said, the area was progressively cleared from the 1920s 

onwards, with the Borough Council being granted a Compulsory Purchase 
Order in 1935 for the acquisition of properties in West Street to enable a road 
widening scheme and the building of flats. 

 
5.21 This process continued right through into the 1960s and beyond, with large 

scale demolition of the residential area to the north of New Road and mixed 
uses north of the Borough Market.  Much of this area was then put over to 
open air car parking until the St George’s Shopping Centre was built in the 
1980s; the town centre one-way system built; and the open air car parks on 
West Street/Market Square and Horn Yard improved. 

 
5.22 A consequence of this has been that Gravesend town centre has moved 

away from and become increasingly detached from the River Thames and its 
character as a heritage riverside town has been severely eroded.   In seeking 
to reinforce its historic character and distinctiveness, it is arguable therefore 
that priority should be given to reinstating a vibrant mix of uses to those areas 
identified above. 

 
5.23 Whilst the above conclusion is reached from an historical perspective, it does 

concur with the view reached within the Gravesham Town Centre Strategy 
Review (January 2005) that the Heritage Quarter remains a fundamental 
driver of regeneration in the town centre because sympathetic mixed-use 
development here would serve to draw the core of the town centre back 
closer toward the Thames.26 

 
5.24 It is also pertinent to note that whilst the Town Centre Strategy Review 

restates the benefits of mixed-use development in the context of regenerating 
the area, the importance of maintaining and enhancing the retail role of the 
centre as one of its primary functions is also stressed. 

 
5.25 On this basis, it is possible to consider the range of sites in and around the 

town centre that could feasibly accommodate the required scale of 
development over the Local Plan period and draw some conclusions on which 
might be preferable for which uses.  These sites are shown on the following 
plan and evaluated in the accompanying table.  

 
5.26 In accordance with the National Planning Policy Framework, the starting point 

shall be that the most central locations are to be preferred (unless material 
planning considerations dictate otherwise) in order to deliver a sustainable 
pattern and form of development.  The sites are therefore presented in 
sequential order based on A1 retail use. 

                                                           
26 The Town Centre Strategy Review (Jan 2005) examined the key themes and approach set out in the 
original Gravesend Town Centre Strategy for Action (Jan 1998) and Strategy for the Heritage Riverside 
(1998) and found that the basic principles remain sound – although they were deemed  to lack ambition 
when the good record of withstanding the external pressure of out-of-centre development at Lakeside 
and Bluewater  and the benefits of CTRL high speed domestic rail services were taken into 
consideration.  The Town Centre Strategy Review also concluded that the fundamental position set out 
in the Gravesend Heritage Quarter: A Business Plan for Regeneration (March 2003) was also sound. 
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No Site Location within 
hierarchy of 
centres 

Comments 

1 
 

Former ABC 
Majestic 
Cinema, King 
Street 

Within Primary 
Shopping Area so 
most central for 
retail purposes 

Former cinema site with main auditorium 
destroyed by fire and demolished in last few 
years.  Several applications have been made for 
mixed-use development but none acceptable.  
Could include retail element but limited in scale 
to say maximum 1,000 sq.m on ground floor. 
 

2 
 
 

Former Gala 
Bingo Hall, 
New Road 

Within Primary 
Shopping Area so 
most central for 
retail purposes 

Resolution to permit mixed-use scheme under 
GR/2010/0773 which includes up to 554 sq.m in 
A1/A2/A3 uses in the new build and conversion 
of 84 sq.m to A1/A2 uses at 64 New Road. 
 

3 
 
 

Heritage 
Quarter West, 
rear of St 
George’s 
Centre. 

Mainly Edge of 
Centre site for 
retail purposes but 
within Town 
Centre 
Commercial Core, 
immediately 
adjoining Primary 
Shopping Area. 

Large site mainly comprised of open air car 
parking and highway land but includes existing St 
George’s Church Hall and Rectory building.  
Blockbuster site on West Street within draft 
Primary Shopping Area.  Well located adjacent to 
existing Primary Shopping Area and main town 
centre primary retail core at New Road/St 
George’s Centre and could re-activate part of 
historic town if redeveloped, linking to High 
Street and riverside.  Sensitive site given 
proximity to heritage assets.  Whilst previous 
scheme here was refused under GR/2008/0696, 
it would be premature to conclude that site is 
incapable of accommodating substantial mixed-
use development. 
 

4 
 
 

Heritage 
Quarter East, 
Bank Street. 

Edge of Centre 
site for retail 
purposes but 
within Town 
Centre 
Commercial Core, 
immediately 
adjoining Primary 
Shopping Area. 

Large site mainly comprised of open air car 
parking, market square and highway land. Well 
located adjacent to existing Primary Shopping 
Area, secondary retail frontages in High Street 
and Queen Street + covered charter market. 
Could re-activate part of historic town if 
redeveloped, linking to High Street, Queen 
Street, King Street and riverside.  Sensitive site 
given proximity to heritage assets.  Whilst 
previous scheme here was refused under 
GR/2008/0696, it would be premature to 
conclude that site is incapable of accommodating 
substantial mixed-use development. 
 

5 Barrack Row Edge of Centre 
site for retail 
purposes but 
within Town 
Centre 
Commercial Core, 
immediately 
adjoining Primary 
Shopping Area. 

Site currently occupied by station car park, car 
dealership and taxi-office but with planning 
permission under GR/2010/0098 (outline) and 
GR/2011/0246 (details) for multi-storey car park 
and bus station (transport interchange) with two 
units with combined floorspace of 205 sq.m 
gross internal area to be used in 
A1/A2/A3/A4/B1a use class.  Good location close 
to railway and bus station and immediately south 
of Primary Shopping Area.  If transport 
interchange scheme in current form does not 
come to fruition, would be well located site for 
town centre offices with station car park under 
and re-designed bus/rail interchange. 
 

6 
 
 

Former Lord 
Street Car 
Park site 

Edge of Centre 
site for retail 
purposes but 
within Town 

Site currently used for car parking under permit 
scheme.  Extant planning permission under 
application reference GR/2003/0315 allows for 
956 sq.m community/commercial space in 4 units 
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Centre 
Commercial Core, 
immediately 
adjoining Primary 
Shopping Area. 

plus 6 live-work units where under Condition 14 
the ground floor may be used in the A1 use 
class.  Whilst technically this permission has 
been implemented it is unlikely to be completed 
as the developer has withdrawn.  Site could be 
used more intensively for car parking as part of 
mixed-use scheme, including retail component 
but extensive retail here would compete with 
Primary Shopping Area and main retail core 
around New Road, drawing town centre focus to 
south and away from the River Thames. 
 

7 
 
 

Rathmore 
Road Car 
Park 

Edge of Centre 
site for retail 
purposes but 
within Town 
Centre 
Commercial Core. 

Currently used for long-stay open air car parking 
associated with Gravesend railway station.  
Forms part of the Transport Quarter 
development, with outline planning permission 
under GR/2010/0098 – this area to be used for 
highway improvements (Rathmore Road link), 
small stand alone office building and residential.  
Whilst within the Town Centre Commercial Core, 
not suited to major retail as physically separated 
from main shopping area to the north by the 
railway.  If residential does not come to fruition, 
would be a well located site to accommodate 
town centre offices.  If Rathmore Road link is not 
built and site developed, Wrotham Road frontage 
facing Community Square could be re-instated 
with small shop/business units to complement 
Listed Buildings to north. 
 

8 
 
 

Parrock Street 
Car Park 

Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Site currently occupied by main town centre open 
air car park, separated from the Town Centre 
Commercial Core by the A226 one-way system.  
Suitable longer-term for substantial mixed-use 
development subject to town centre car parking 
strategy being agreed.  As with Lord Street site, 
extensive retail here would compete with Primary 
Shopping Area and main retail core around New 
Road, drawing town centre focus to south and 
away from the River Thames so impact would 
need to be fully assessed. 
 

9 Former Police 
Station site 
and Cygnet 
House site, 
Windmill 
Street 

Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Former Police Station has planning permission 
under GR/2009/0409 for erection of 86 self-
contained flats and 923 sq.m of commercial 
floorspace at ground floor level. Cygnet House 
has planning permission under application 
reference GR/2008/0087 for conversion of office 
block to 60 bed hotel.  Whilst located close to 
Town Centre Commercial Core, poorly located to 
rear of Civic Centre away from main town centre 
shopping area to accommodate major retail 
component – although small shops and business 
units to complement Windmill Street frontage and 
serve immediate locality may be acceptable.  
Both sites suitable for residential mixed-use, 
town centre hotel or office type uses subject to 
planning issues being addressed. 
 

10 
 
 

M Block site, 
Bath Street 

Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Site forms part of former Gravesend Hospital and 
building has been un-used for several years.  
Whilst an Edge-of-Centre site, it actually relates 
quite poorly to the Primary Shopping Area 
because the St George’s Centre turns it back 
onto Bath Street.  Site is probably best suited to 
higher density residentially led mixed-use 
development to reinforce town centre.  An 
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element of employment development in the form 
of small office units would also be appropriate, 
reflecting the mix on the former Russell’s Shrimp 
Brand Brewery site to the north. Design and 
layout should facilitate connectivity between main 
town centre and Imperial Retail Park to the west.  
There may also be a need to facilitate public 
transport corridor to the west, depending on 
further analysis of transport needs. 
 

11 
 
 

Wickes site, 
Stuart Road 

Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Site in existing use as retail builder’s merchant 
outlet with large area of private car parking to 
frontage.  Site is in elevated position, standing 
above Asda and Imperial Retail Park with little 
connectivity. Suitable for residentially led mixed-
use form of development in the longer term given 
adjoining uses and resolution to permit at Clifton 
Slipways/West Street Pier. Design and layout 
should facilitate connectivity between main town 
centre and Imperial Retail Park to the west.  
There may also be a need to facilitate public 
transport corridor to the west, depending on 
further analysis of transport needs. 
 

12 
 
 

Clifton 
Slipways and 
West Street 
Pier 

Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Resolution to permit 145 flats under application 
reference GR/2008/0903 subject to s.106 
agreement.  Scheme includes repair, 
maintenance and public access/use of West 
Street Pier. 

13 
 
 

Asda Edge of Centre 
site for retail 
purposes outside 
Town Centre 
Commercial Core. 

Existing Edge-of-Centre superstore set at lower 
level than historic town centre but made 
accessible via escalator to The Overcliffe.  Store 
complements traditional town centre but extent of 
linked-trips not known.  Expansion here as 
alternative to Primary Shopping Area or better 
connected Edge-of-Centre sites could have 
effect of pulling retail functions to the west and 
have adverse impact on traditional town centre – 
impact would therefore need to be carefully 
considered. 

14 
 

Imperial Retail 
Park 

Existing retail 
park, 
complementing 
town centre 
functions but 
marginally outside 
of centre. 

Existing retail park is more than 300 metres 
walking distance from Primary Shopping Area – 
greater when measured from public entrances to 
retail units so should be classed as out-of-centre.  
Recognised though that bulky goods retail in this 
area complements traditional town centre 
although extent of linked trips is not known.   
Expansion here as alternative to Primary 
Shopping Area or better connected Edge-of-
Centre sites could have effect of pulling retail 
functions to the west and have adverse impact 
on traditional town centre – impact would 
therefore need to be carefully considered. 

 
  
5.27 It is evident from a consideration of the scale and form of development to be 

accommodated over the Local Plan period compared to the above list of sites 
that it would not be possible to fit all of the comparison retail floorspace 
required within the existing Primary Shopping Area.  Clearly, there is the 
potential to be more flexible with other town centre type uses but there is a 
need to focus here on the comparison retail component given the expert 
opinion of the Council’s consultant is that it will remain a key determinant of 
the continued health, status and functionality of the centre. 
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5.28 The only alternative strategies in terms of comparison retail would appear to 

be:- 
 

• Large scale demolition of existing shopping areas on the Primary 
and Secondary Retail Frontages and rebuilding at higher density – 
i.e. by adding second or third floors.  This is unlikely to be 
acceptable in areas where there is an identified conservation or 
heritage interest, so we would effectively be restricted to New 
Road.   

 
No commercial interest has been shown in this option and whilst it 
would assist in the concentration of activity within the existing 
Primary Shopping Area, it would not help us re-activate those 
areas to the north of New Road and King Street and re-engage the 
town centre with the River Thames. 

 
• Planned extension of the Primary Shopping Area to accommodate 

new floorspace in a format likely to be attractive to the market – 
i.e. modern larger units to ensure Gravesend town centre can 
address the effects of polarisation and to maintain its position 
within the retail hierarchy of centres.   

 
There is clear market interest in this approach, with Edinburgh 
House Estates Limited promoting the mixed-use extension of St 
George’s Centre to the north and complementary development on 
Market Square/Horn Yard to the north of the charter market.  
Subject to an acceptable scheme being brought forward, both 
would have the effect of re-animating the northern part of the 
historic town centre and re-engaging it with the River Thames. 
 
The only alternative sites available close to the Primary Shopping 
Area of sufficient size to accommodate the scale of development 
required through to say 2021 would be the Lord Street/Parrock 
Street car park sites.   
 
However, these are less well positioned relative to the Primary 
Shopping Frontages in and around New Road, which we would 
want to reinforce to strengthen the appeal of the centre.  Locating 
major retail here would also pull the focus of the town centre to the 
south and not serve to re-animate the northern part of the 
traditional town centre or assist in re-engaging it with the River 
Thames.   
 
The potential to further integrate shopping with cultural/tourist 
activities in and around Heritage Quarter and to reinforce the 
regeneration of High Street/Town Pier area by increasing 
pedestrian circulation would also be reduced. 
 
Further, whilst Heritage Quarter is well located to take advantage 
of sustainable modes of transport given its proximity to bus 
services and the railway station, Lord Street/Parrock Street is 
situated on the southern periphery of the town centre where 
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access is most likely to take place by private car.  There is a risk 
therefore that fewer linked trips would occur with major retail being 
located at Lord Street/Parrock Street rather than Heritage Quarter 
and this would lessen the regenerative impact on the town centre. 
 
Notwithstanding this, Lord Street/Parrock Street is recognised as a 
site with longer-term development potential. 

 
• Direct major new comparison retail to alternative edge-of-centre 

(Asda) or out-of-centre (Morrisons/Sainsburys/Imperial Retail 
Park) or new planned centre locations (Ebbsfleet/Eastern Quarry) 
within the Gravesham retail catchment. 

 
However, the expert opinion of the Council’s retail consultant is 
that not seeking to accommodate new comparison retail 
development within the town centre would be detrimental and lead 
to its continued decline.  Directing additional comparison retail to 
competing locations within the catchment that could otherwise be 
accommodated within the town centre could therefore result not 
only in a less sustainable pattern or form of development but one 
that could exacerbate that decline. 

 
5.29 The conclusion reached within this section is therefore that the expert advice 

of the Council’s retail consultant should be followed and that in the first 
instance we should be seeking to accommodate new comparison retail 
floorspace within the Gravesend town centre.  

 
5.30 It is also concluded that the assertion contained within the Town Centre 

Strategy Review (Jan 2005) that the Heritage Quarter should be viewed as a 
fundamental driver of regeneration in the town centre is correct.  Sympathetic 
mixed-use development well integrated with existing uses would serve to 
draw the core of the town centre back closer toward the River Thames whilst 
reinforcing the functionality of the Primary Shopping Area and should be seen 
as a preferred spatial option. 

 
5.31 In terms of other town centre type uses, it would be logical to seek to 

accommodate B1a offices in and around the railway station, taking advantage 
of improved connectivity afforded by the CTRL domestic services and the 
creation of an integrated transport interchange based on Garrick 
Street/Barrack Row.  A number of sites have been identified above which 
could accommodate office development as a component, should market 
demand prove to be sufficient to support it.  This would also integrate well 
with existing local government office functions at Joynes House and the Civic 
Centre as well as smaller private companies working out of existing buildings 
in and around the immediate area.  Opportunities to make better use of the 
upper floors of existing buildings here should also not be overlooked. 

 
5.32 Suggesting possible sites or broad locations to accommodate commercial 

leisure uses in the absence of clear market interest or technical specification 
is very difficult.  Clearly, small health and fitness facilities are capable of being 
incorporated in a wide variety of mixed-use developments and it is not 
necessary to identify individual sites.   

 
5.33 Similarly, whilst the Council’s retail consultant has suggested that a cinema 

might be provided in a town centre location, this could take the form of a small 
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multiplex or art house facility.  It would therefore not be prudent to be 
prescriptive as to site until such time as an operator is identified or detailed 
requirements are known.  

 
5.34 Irrespective of this, it must be recognised that improving the commercial 

leisure offer of the town centre is likely to be extremely challenging given 
competition from existing facilities located at Bluewater and the fact that 
extant planning permissions at Ebbsfleet and Eastern Quarry allow for a 
considerable quantum of D2 commercial leisure floorspace (48,750 sq.m 
gross combined) that would compete directly with the traditional town centres. 

 
5.35 The potential for diversifying the town centre food and drink offer has been 

noted by the Council’s retail consultant – in particular the market that might 
exist for branded family restaurants occupying larger modern premises.  It is 
suggested here that these could be accommodated within mixed-use 
developments well connected to the Primary Shopping Area to take 
advantage of footfall as the retail offer is improved.  Once again, the scale of 
such provision is unlikely to require us to be prescriptive as to location, 
although it is logical the any development within the Heritage Quarter area 
could include such units within the mix to help reinforce existing trade within 
the area of the High Street. 

 
5.36 Beyond the possibility of delivering a museum facility within the town centre, 

no other major cultural projects requiring built development have been 
identified.  The scale of such a facility means that there are a range of options 
as to possible form and location, although the consultants have suggested 
that the Heritage Quarter should be looked at given the synergies that exist 
with other historic assets in that area.   

 
5.37 However, until such time as a firm commitment has been given to the project 

(either by the public, private or voluntary sector) and there is a clearer idea of 
intent, it is not possible at this stage to allocate a site within the town centre 
dedicated to its delivery.  Opportunities to consider this further may arise in 
the course of negotiations on proposals for other mixed-use development 
within the town centre or through the subsequent drafting of the Local Plan 
Site Specific Allocations and Development Management Policies document. 
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 Section 6 - Key representations received as a result of the  
Gravesham Growth Scenarios and Core Strategy –  

Regulation 25 Update consultation 
 
6.1 A number of key representations were received as a result of the Gravesham 

Growth Scenarios and Core Strategy – Regulation 25 Update consultation.  
These raise issues that broadly fall into five different categories:- 

 
• Those which challenge the vision and approach toward the town 

centre and retail provision set out in consultation document preferring 
a different policy direction (Urban Gravesham and Mr J. Clay); 

 
• Those which support the vision and approach for the town centre and 

retail provision set out in the consultation document but wish to see it 
modified to provide specific support for their proposals (Edinburgh 
House Estates Limited); 

 
• Those which question whether the Imperial Retail Estate to the west of 

the town centre should be treated as an edge-of-centre or out-of-
centre location and the priority it should therefore be given in terms of 
future retail development (Orchard Street Investment Management 
LLP); 

 
• Those with an interest in the development or protection of 

existing/planned centres elsewhere in the Council’s area (Lafarge and 
Land Securities and John Lewis Partnership); and 

 
• Those which raise questions regarding the evidence produced to date 

in relation to these policy areas and reserve their position pending its 
production (Dartford Borough Council). 

 
The text that follows provides a synopsis of the above forms of representation 
with appraisals of each position being provided in section 4 below. 
 

 
6.2 Synopsis of Urban Gravesham’s consultation response as it relates to 

town centre and retail policy issues. 
 
6.3 Urban Gravesham question the approach set out within draft policy 2a as not 

being sufficiently focused on the distinctiveness of the town centre as a 
heritage riverside town and being over-reliant on retail regeneration when a 
more holistic approach is required taking into account improved accessibility 
and the need to provide an improved social and cultural offer.  

 
6.4 Whilst understanding a retail policy that seeks to maintain the position of the 

town centre, they believe that the approach should be more rounded given 
continuing retail decentralisation and include greater emphasis on locally 
responsive services and a comprehensive retail, cultural and community offer. 

 
6.5 They are of the opinion that there is tremendous scope for improving the 

cultural offer of town centre providing the refurbished library, the small gallery 
opened at Civic Centre and re-opened Old Town Hall as examples.  They 
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believe the market and Market Square offer similar scope for rejuvenation and 
support proposals for a museum whilst contending that the Core Strategy is 
not being ambitious enough in this respect.  

 
6.6 Conversely, they note that there is uncertainty over future retail demand, 

question the ability of the town centre to compete with alternative outlets and 
the internet, and suggest that large scale retail would be damaging to the 
town centre in terms of urban design and sense of place.   

 
6.7 In this respect, they believe that over-scaled modern retail units could have a 

detrimental impact on the character of the town centre and deter trade, 
particularly if not well integrated with surrounding street pattern.  To avoid 
this, they contend that a specific town centre development plan document or 
site specific briefs are necessary to avoid detrimental schemes. 

 
6.8 They do not agree with statements made on demand for modern retail units of 

a larger size to meet the needs of multiple retailers and believe the Council 
should concentrate on the town centre remaining a provider of convenience 
goods and providing a different and unique offer based on its historic 
environment and riverside setting. 

 
6.9 They note that the High Street, Queen Street, New Road and Windmill Street 

are marked as secondary frontages on the town centre diagram and question 
this as it is based on the present situation and shows no real intention to 
improve the viability of the east of the town centre.  They believe there should 
be a greater emphasis on this area rather than the modern shopping centres 
to the west, suggesting that a sympathetic anchor development based on the 
Woolworth’s building/former cinema and Horn Yard could counter the current 
pull.   

 
6.10 However, they support the current Primary Shopping Area indicated on the 

town centre diagram as it does not extend over the West Street car park site.  
They are of the opinion that extending retail over this area would be a 
mistake, believing that the Core Strategy should include a specific 
designation for expansion of green space around St George’s Church. 

 
6.11 They believe there is a need to focus new high quality employment and 

encourage business start-ups within the town centre taking advantage of 
improved accessibility and that this should be include a specific target based 
policy. 

 
6.12 In terms of transportation issues, they note that the consultation document 

made no mention of HS1 and the economic benefits that could accrue from 
greater connectivity.  They also note that the document does not explain why 
commuter parking is being provided in the town within the Transport Quarter 
proposals and assume that the forthcoming parking review will take a more 
sensible and strategic view on the issue. 

 
6.13 Synopsis of Mr J. Clay’s consultation response as it relates to town 

centre and retail policy issues. 
 
6.14 Mr Clay questions the approach set out in the consultation document and 

suggests the development of an alternative strategy based on smaller scale, 
independent outlets focusing on the existing retail area, with a diversification 
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of offer tailored to meet local needs, and coupled with high quality urban 
designs appropriate to the heritage riverside character of the area.  

 
6.15 He notes that the town centre enjoys a unique position on the River Thames 

and believes that capitalising on heritage and sense of place, together with 
improving its cultural offer and diversity, should be the key to its regeneration.  
He therefore believes that the approach to town centre should be based on 
repairing existing provision, urban fabric and the local economy. 

 
6.16 He believes that the town centre deserves more than just a chapter in the 

Core Strategy and supports the idea of a Supplementary Planning Document 
and site specific planning briefs to avoid pre-emption and that require high 
quality appropriate developments on key development sites. 

 
6.17 Whilst he does not wish to discourage modern multiple retailers and fashion 

goods, he does not see these as a priority and believes that there is nothing 
in the consultation document to show that such businesses are being 
frustrated by lack of suitable premises.   

 
6.18 He also states that it is unclear what the basis is for the assertion that there is 

demand for retail units of a larger size to meet the requirements of modern 
retailers and notes that the term ‘larger size’ is not defined in the document. 

 
6.19 He believes that relying on improvements to the retail offer to regenerate the 

town centre is the wrong approach given what is available at competing 
centres, rather that there should be a greater concentration on smaller 
specialist retailers whilst animating and diversifying the town centre to meet 
local needs. 

 
6.20 He believes that proposals for new retail development within the Core 

Strategy are profoundly inappropriate as they shift the centre of gravity away 
from the Primary Shopping Area rather than reinforcing it and suggests that 
there is no justification for extending retail development onto land north of the 
St George’s Centre. 

 
6.21 He disagrees with the identified primary and secondary retail frontage shown 

in the consultation document, suggesting that the retail core should be shifted 
eastwards and back to New Road, Windmill Street, and High Street.   

 
6.22 He also objects to extent of town centre Primary Shopping Area shown in the 

consultation document believing that it should be more closely related to the 
primary and secondary frontages. 

 
6.23 He believes the statement that the cultural offer of the town centre is limited is 

an understatement and that the document fails to recognise the potential that 
exists whilst providing no suggestions on how it might be improved.   

 
6.24 He contends that the town would benefit from having a wider range of 

facilities (cinema, theatre, concert hall, art galley, museum given as 
examples) to increase its attractiveness to the local community and visitors. 

 
6.25 He agrees with the position set out in paragraph 19.18 of the consultation 

document that retail warehousing should not be separated out from other 
comparison goods spend in order to comply with the ‘town centre first’ 
approach contained in national policy. 
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6.26 In terms of transport policy, Mr Clay makes the general point that this does 

not have sufficient regard to the principles of sustainability and that it is not 
related to the Core Strategy as a whole.  Raises concerns that section is not 
placed in the context of the need to promote sustainable development, does 
not set out the principles that would guide transport planning, or how transport 
planning integrates with other policies in the plan. 

 
6.27 He is of the opinion that High Speed 1 (HS1) rail services should be treated 

as a major opportunity with the potential for promoting employment but 
expresses concern that there is no mention of the ferry, travel by water, public 
transport, or other sustainable modes of transport.  

 
6.28 He notes that vast areas of the town centre are blighted by car parking, that 

this has an adverse impact and should be addressed.  
 
 
6.29 Synopsis of Edinburgh House Estates Limited’s (EHEL) consultation 

response as it relates to town centre and retail policy issues. 
 
6.30 Edinburgh House Estates Limited generally support the policy position set out 

in the consultation document but are of the opinion that the town centre 
boundaries should be amended to show the Heritage Quarter as a Primary 
Shopping Area extension as it is strategically important to the future well-
being of the town centre and appropriate for a comprehensive retail and 
mixed-use scheme that could be delivered in phases. 

 
6.31 They support the decision to include a separate policy on the town centre, 

consolidating relevant parts of policy 2 (urban area) and 11 (town centres and 
retailing) and many  aspects of the background text focusing on what makes 
the town centre special and distinctive and believe that the Heritage Quarter 
scheme will enhance those key characteristics. 

 
6.32 They reiterate their support for Table 8 in the January 2010 consultation 

document which sets out objectives for town centre sites as being to enhance 
viability and vitality through maximising opportunities for sustainable growth 
through mixed-use development that respect the town centre’s historic setting 
and buildings whilst maximising high quality and distinctive design etc. 

 
6.33 They support and agree with the notion that town centres need to reinvent 

themselves and offer modern retail, services and employment, believing that 
the Heritage Quarter proposals will contribute towards this and improve the 
connection between the town centre and river. They also support the vision 
for the town centre and the notion that regeneration should act as a catalyst 
for the improvement of the town centre’s offer. 

 
6.34 They set out those parts of the policy text they specifically support in relation 

to prioritising retail, leisure and cultural offer in town centre; supporting 
qualitative improvements, its range of offer, expansion and modernisation to 
attract multiple retailers; maintaining and improving public realm; and 
supporting proposals to enhance appropriate access to the River Thames for 
recreational and leisure purposes. 

 
6.35 They reiterate their comments on previous consultations to the effect that 

preservation of heritage assets should be one of a number of key 



Gravesend Town Centre and Retail Policy: Assessment of Consultation Responses Paper April 2012  

40 
 

considerations in the regeneration of Gravesend Town Centre although equal 
weight should be given to other economic and planning benefits.   

 
6.36 However, they still believe that the strong emphasis on heritage in the 

Gravesend Town Centre vision should be retained, noting that their scheme 
has been developed through detailed consultation with English Heritage, GBC 
Conservation Officers and other key stakeholders. 

 
6.37 They note that the Council is undertaking further work on retail capacity and 

would welcome the opportunity to be consulted on this as it emerges but 
comment that on the basis of figures set out in the document there is a 
quantitative and qualitative case for town centre provision. 

 
6.38 They support the decision to reinforce the primary role of the town centre and 

encourage retail in remaining centres but are concerned at prioritisation of A1 
uses on primary retail frontage with little indication about its relationship with 
other town centre uses.  They contend that paragraph 19.35 should not 
specify only A1 retail as sequentially preferable location in Primary Shopping 
Area as this will limit diversity of uses. 

 
6.39 In relation to comparison goods, they note that the Council is planning on the 

basis of baseline scenario but consider that there is a need to be ‘at the 
game’ and reserve right to make further representations once new figures are 
available.   

 
6.40 They believe that the approach to ‘bulky goods’ is correct and the ‘town 

centre first’ approach being adopted but have concerns regarding approach to 
Imperial Retail Park, as this is ‘out of centre’ and the implications in terms of 
loss of existing employment and how this would be handled.  They therefore 
object to Imperial Retail Park and West Mill having any sequentially 
preferable status. 

 
6.41 They note that both PPS4 and the emerging NPPF reiterate the ‘town centre 

first’ approach and seek clarification as to whether sites within the Primary 
Shopping Centre and Town Centre Commercial Core are considered ‘in-
centre’ for these purposes. 

 
6.42 They believe that even with the lower growth scenario adopted, Gravesend 

town centre should be capable of accommodating new family/branded 
restaurants and a range of commercial leisure facilities.  Whilst clarification is 
requested on the scale and location of new hotel facilities, they still believe 
the focus of delivery should be the town centre. 

 
6.43 They support the decision to ensure that shopping facilities are accessible by 

a range of transport means whilst noting that Heritage Quarter meets these 
criteria.  They also generally support the Council’s approach to car parking in 
relation to commercial and service development in the town centre but believe 
that any need to replace car parking spaces should also take into 
consideration regeneration benefits that accrue from schemes. 

 
6.44 They raise concerns regarding the lowering of housing targets, particularly in 

relation to what the Heritage Quarter might deliver, whilst reiterating the 
benefits of residential in high-density mixed-use development and suggest 
that affordable housing requirements should be linked to site characteristics. 
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6.45 Because of this believe that the Heritage Quarter is capable of contributing to 
the Council’s initial 5 year housing supply by accommodating 400 residential 
units or more if St Andrews Gardens is included and suggest that the red line 
boundary in the SLAA be amended. 

 
6.46 They also question the assessment of site viability because it is based on the 

worst case scenario.  They believe that values will recover in the next 2 – 3 
years and claim that there is a realistic market for retail and residential 
development at the Heritage Quarter supported by High Speed Rail services 
and projects like the Transport Quarter.   

 
 
6.47 Synopsis of Orchard Street Investment Management LLP consultation 

response. 
 
6.48 Orchard Street Investment Management LLP manage the Imperial Retail Park 

(IRP) and Imperial Business Park (IBP) on behalf of British Railway Pension 
Trustees Co Ltd. 

 
6.49 They note that the IRP is located on the edge of Gravesend town centre and 

complements its offer, making it a more attractive shopping destination and 
assisting in clawing back retail expenditure from competing centres such as 
Bluewater. 

 
6.50 They note that the earlier 2010 LDF Core Strategy and Development 

Management Policies consultation document identified the IRP as ‘edge-of-
centre’. 

 
6.51 Whilst supporting the identification of the IRP as suitable for large format 

retail/commercial leisure development, they object to references within the 
latest consultation document as being ‘out of centre’ as inconsistent with 
previous consultations.  They note that the IRP is located a short walk from 
the town centre along a clear and safe route with pedestrian pathways and 
within 300 metres of the Primary Shopping Area. 

 
6.52 For these reasons, they ask that the policy be re-drafted to say that the IRP is 

an ‘edge of centre’ location and therefore a sequentially preferable location 
for new retail development outside the Primary Shopping Area and Town 
Centre Commercial Core. 

 
6.53 Whilst supporting the possible expansion of the IRP into the adjoining 

business park, they suggest the wording and purpose of the draft policy is 
unclear particularly where it refers to ‘insufficient capacity’.  They also note 
that the draft policy appears to refer to the IRP as a ‘centre’ which is 
inconsistent with the wording of the rest of the draft policy.   

 
 
6.54 Synopsis of Land Securities and Lafarage consultation responses. 
 
6.55 Land Securities and Lafarge Cement, in the form of a joint venture company 

called EIGP, welcome the reference to Ebbsfleet and acknowledgement of 
the extant planning permission for retail floorspace in this location.   
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6.56 They consider that this should be reflected in the emerging policy and 
suggest that there should be consistency of approach to retail at Ebbsfleet 
with the recently adopted Dartford LDF Core Strategy. 

 
6.57 More general comments are also provided in relation to the delivery of the 

wider Ebbsfleet development, questioning the assumptions made in the 
consultation document regarding timing and phasing of the employment 
component.   

 
6.58 In particular, it is noted that that the exact location of employment 

development within Ebbsfleet will be subject to market preference but that 
they anticipate that this will be close to the station in the first instance if this is 
for offices.   

 
6.59 Whilst this could be either in Dartford or Gravesham they anticipate that there 

is greater potential and likelihood for employment development to commence 
at Northfleet Rise Quarter in Gravesham in the first instance. 

6.60 However, they do caution that there may not be any employment 
development at Ebbsfleet in the period to 2021 and beyond within the 
Gravesham part of Ebbsfleet. 

 
6.61 Lafarge has also made separate comments on paragraph 19.44 of the 

consultation document in relation to their proposed development at Northfleet 
Embankment West, supporting the identification of The Hive as a local centre 
and as a location for new retail and service development of an appropriate 
scale as set out in their mixed-use application (GR/2009/0238). 

 
6.62 Synopsis of representations made on behalf of John Lewis.  
 
6.63 Note that John Lewis is one of the key anchor stores at Bluewater and wishes 

to be reassured that the proposed new policy for Gravesend town centre 
complement’s Bluewater’s role as a specialist comparison shopping centre. 

 
6.64 Generally supports the vision and proposed policies and consider that the 

‘baseline’ comparison scenario forecasts are the most realistic and 
achievable for planning Gravesend town centre and recommends that a 
quantum of comparison retail development is specifically identified in policy 
2a which accords with 

 
- The baseline comparison growth forecast; 
- The heritage constraints and compact character of the existing 

town centre; and 
- The sub-regional and specialist comparison shopping role of 

Bluewater retained. 
 
6.65 John Lewis also support also supports the general approach to retail 

development and the centre hierarchy in policy 11 and its guidance that new 
retail and service development to meet local needs will not be permitted 
beyond the major development sites listed. 
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6.66 Synopsis of representation made by KCC in relation to town centre and 

retail issues 
 
6.67 KCC supports the regeneration of the town centre and welcomes the focus 

that the new policy provides.  Believe that it is important that any new 
development is carefully designed to ensure that it is in keeping with the scale 
and context of the town centre, particularly in the Heritage Quarter.  KCC 
would also welcome the production of an SPD to provide more detailed 
planning guidance. 

 
6.68 Synopsis of Dartford Borough Council consultation response as it 

relates to town centre and retail policy issues. 
 
6.69 Dartford Borough Council note lack of evidence regarding retail and the 

impact a reduced and more dispersed population pattern may have as a 
result of proposed changes to housing targets.  They contend that this may 
have an impact on planned retail development in Dartford in places such as 
Ebbsfleet and note that these impacts need to be understood.  On this basis, 
they reserve their position until such time as further information is available 
and the extent of any impact becomes clear. 
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Section 7 – Consideration of the above representations. 
 
 
7.1 The purpose of the Local Plan is to establish the strategic framework by 

which proposals for development are evaluated and decisions made on 
individual applications.  The basis for establishing that framework is the 
evidence before the Council, taking into account views expressed as part of 
the consultation process, placed in the context of higher level policy set out at 
a national level. 

 
7.2 The introduction of the National Planning Policy Framework (March 2012) is 

therefore a key material planning consideration in the development of 
emerging Local Plan policy.   

 
7.3 Central to this is the presumption in favour of sustainable development 

which for plan making means that:- 
 

• Local planning authorities should positively seek opportunities to 
meet the development needs of their area; and 
 

• Local Plans should meet objectively assessed needs, with 
sufficient flexibility to adapt to rapid change, unless: 

 
- Any adverse impacts of doing so would significantly and 

demonstrably outweigh the benefits, when assessed 
against the policies in the Framework taken as a whole; or 

- Specific policies in the Framework indicate development 
should be restricted. 

 
 
7.4 The above also needs to be read in conjunction with the Written Ministerial 

Statement: Planning for Growth (23rd March 2011) and the subsequent Letter 
to Chief Planning Officers (31st March 2011) which clearly establishes the 
importance placed by Government on economic recovery whereby  

 
“The Government's top priority in reforming the planning system is to 
promote sustainable economic growth and jobs. Government's clear 
expectation is that the answer to development and growth should 
wherever possible be 'yes', except where this would compromise the 
key sustainable development principles set out in national planning 
policy.” 

 
7.5 As set out earlier in this paper, national planning policy for town centres is 

based on facilitating competition in the interests of the consumer whilst 
promoting sustainable patterns and forms of development by directing 
investment in the first instance to the most central and accessible locations 
within a designated network and hierarchy of centres.  

 
7.6 The expectation therefore is that where there is an identified need to 

accommodate town centre type uses in Gravesham, these should generally 
be met in the town centre itself unless other key sustainable development 
principles are compromised. 
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7.7 The caveat that ‘other key sustainable development principles’ should not be 
compromised means that applying the ‘town centre first’ approach doesn’t 
mean ‘anything goes’ – development is still expected to be of high quality 
design, appropriate to context and take into account potential adverse 
impacts on the historical and natural environment etc. 

 
7.8 However, where it is contended that we cannot meet objectively assessed 

needs within the town centre because other key sustainable development 
principles are compromised, this is not the end of the matter.  We would still 
be expected to meet those needs, with sufficient flexibility to adapt to rapid 
change, unless there are significant adverse impacts that outweigh the 
benefits or other policies within the Framework dictate that development 
should be restricted. 

 
7.9 Because the latter circumstances are unlikely to apply in the Gravesham 

case, this means that if town centre sites are precluded from accommodating 
certain types of development, we would be obliged to identify sites elsewhere 
in less central (and potentially less sustainable) locations. 

 
7.10 Further, because the planning system is not intended to limit competition or 

consumer choice, it is important to recognise that there is nothing to prevent 
developers bringing forward schemes that exceed identified need provided 
the ‘impact test’ requirements set out in section 26 of the National Planning 
Policy Framework are met. 

 
7.11 This requires that proposals for retail, leisure and office developments outside 

of town centres, which are not in accordance with an up-to-date Local Plan, 
and which exceed a 2,500 square metre floorspace threshold (in the absence 
of a locally defined threshold) should include assessment of: 

 
• the impact of the proposal on existing, committed and planned 

public and private investment in a centre or centres in the 
catchment area of the proposal; and 

 
• the impact of the proposal on town centre vitality and viability, 

including local consumer choice and trade in the town centre and 
wider area, up to five years from the time the application is made.  
For major schemes where the full impact will not be realised in five 
years, the impact should also be assessed up to ten years from 
the time the application is made. 

 
Where an application fails to satisfy the sequential test (i.e. it is not located in 
the most central or accessible location that is practicable) or is likely to have a 
significant adverse impact on one or more of the above factors, it should be 
refused. 

 
7.12 The implications of the above factors in terms of drafting Local Plan policy 

are:- 
 

• Unless very convincing evidence can be provided to the contrary, 
the Council will be expected to show how it can accommodate 
town centre uses within the most central and accessible locations 
practicable; 
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• In identifying where and how such uses might be accommodated, 
the Council will be expected to show sufficient land to 
accommodate the full extent of identified need with flexibility to 
adapt to rapid change; and 

 
• Where there is deviation from the sequential approach to site 

selection and less central or accessible sites are promoted to 
accommodate town centre uses, those suggesting such an 
alternative spatial strategy (either explicitly or implicitly) would 
need to clearly set out the implications in terms of sustainability 
and impact on the town centre. 

 
• Irrespective of whether such an alternative spatial strategy is 

adopted, it also needs to be understood that this would not 
preclude a developer from making a subsequent application for 
land in a more central location and seeking either to overcome 
previously identified constraints or claiming that the benefits 
outweigh any adverse impact to the extent that the presumption in 
favour of sustainable development should apply. 

 
7.13 On the basis of the above, the following responses are provided to comments 

received as a result of the Regulation 25 interim consultation.   
 
7.14 Response made to comments received from Urban Gravesham and Mr 

J. Clay. 
 
7.15 Because of the similarity of comments made by Urban Gravesham and  

Mr Clay, the responses to comments are combined to avoid repetition. 
 
7.16 As noted above, both sets of comments appear to be based on a different 

vision for the future of the town centre than that considered most appropriate 
by the Council and its retail consultant, although there are a number of 
significant areas where it is possible to agree.   

 
7.17 The main areas of disagreement appear to relate to the desirability or need to 

accommodate significant new comparison retail floorspace over the local plan 
period, where development should take place, and the effect of that 
development on the character of the town. 

 
7.18 The Council would counter this by stating that the position adopted by Urban 

Gravesham and Mr Clay does not accord with the requirements of the 
national planning policy because it fails to provide a realistic alternative 
spatial strategy capable of accommodating the level of development identified 
or assess the impact of that alternative or its sustainability relative to a town 
centre option. 

 
7.19 It is also important that we disentangle debate over the ongoing detailed 

discussions on the Heritage Quarter proposals from strategic policy concerns 
regarding the principles of development strategy – the fact that an individual 
proposal is or is not acceptable does not necessarily invalidate a particular 
policy approach. 

 
7.20 The following table contains responses to the main points made by Urban 

Gravesham and Mr Clay. 



Gravesend Town Centre and Retail Policy: Assessment of Consultation Responses Paper April 2012  

47 
 

  
Comment Response 
Draft policy is not sufficiently focused on 
distinctiveness of Gravesend as a heritage 
riverside town. 

Background text to policy recognises the 
heritage importance of Gravesend town 
centre whilst draft policy at 10.20 clearly 
states that approach to development will 
need to be in the context of preserving and 
enhancing its character as a riverside 
heritage town. 

Strategy should concentrate on provision of 
convenience retail in town centre and 
providing a different and unique offer based 
on historic environment, smaller scale 
independent traders and diversification of 
offer to meet local needs. 

National Planning Policy Framework 
requires that we direct retail development to 
the town centre in first instance and seek to 
accommodate the full extent of identified 
need with flexibility to adapt to rapid change.  
Urban Gravesham and Mr Clay implicitly 
suggest an alternative spatial strategy 
whereby Council would have to identify 
other less central sites to accommodate this 
development without stating where or 
providing an assessment of impact of 
competing locations on town centre or in 
terms of sustainability. Council’s position 
reflects advice of our retail consultants that 
town centre needs both modern retail 
component to serve requirements of 
national multiples and a complementary 
independent sector to add diversity and 
choice – the two are compatible and not 
mutually exclusive. 

Agrees that retail warehousing requirement 
should not be separated out from other 
comparison goods floorspace and ‘town 
centre’ first approach should apply. 

Support for position of Council in line with 
national planning policy is welcomed – 
although it does beg the question as to 
where this would go in the town centre if the 
approach suggested by the respondents 
was adopted. 
 

Approach is over-reliant on retail 
regeneration when there is uncertainty over 
long-term retail needs. 

Retail is and will remain a primary town 
centre function so it is important that the 
Council plans properly to meet such needs 
otherwise the town centre could go into 
decline.  The Council’s assessment of long-
term retail needs is based on expert advice 
provided by independent consultants using 
industry standard projections.  In the 
absence of an alternative credible evidence 
base, the Council is obliged to plan for its 
area on this basis.  Emerging Local Plan 
policy does not seek to compete direct with 
alternative regional centres such as 
Bluewater or Lakeside, rather to maintain 
market share and achieve qualitative 
improvement and a broader retail base. 
 

Whilst not wishing to discourage modern 
multiple retailers, need for larger modern 
retail units is not proven and no evidence 
that business is being frustrated by lack of 
suitable premises.  Size of units required not 
specified. 

Need for larger modern retail units to suit 
needs of multiple retailers is based on 
advice received from Council’s retail 
consultants as set out in evidence base – 
where size of units is clearly specified.  
Similar conclusions have been reached in 
the Dartford retail study.   Fact that 
developer is progressing a revised scheme 
for Heritage Quarter is indicative of market 
interest. 
 

Should be greater emphasis on existing 
Primary Shopping Area and retail frontages 

Both national planning policy and draft local 
policy are based on the sequential approach 
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rather than modern shopping centres. whereby retail development is directed in 
the first instance to the Primary Shopping 
Area.  Position of Council is therefore not 
inconsistent with that of Urban Gravesham 
or Mr Clay.  Issue is that there are 
insufficient available sites within Primary 
Shopping Area to accommodate required 
levels of development and there is a need 
therefore to evaluate alternative edge-of-
centre locations in close proximity to it. 
 

Disagrees with identified Primary and 
Secondary frontages and extent of Primary 
Shopping Area. 

As responses to consultation do not identify 
where amendments to Primary or 
Secondary Frontages or Primary Shopping 
Area should be made, it is difficult for the 
Council to comment.  As noted elsewhere in 
this report, southern end of High Street as 
far as the Old Town Hall could be shown as 
Primary Shopping Frontage.  Some areas 
on Princes Street could also be taken out of 
Primary Shopping Area as residential in 
character.  However, practical implications 
in terms of application of sequential testing 
would be minimal as these sites are 
extremely unlikely to come forward for retail 
uses given their established residential use 
within the town centre area. 
 

Believe that Woolworth’s building, former 
cinema site and Horn Yard could provide 
focus for sympathetic anchor development 
that could counter pull of modern shopping 
centres. 

Former Woolworth’s building is already in 
A1 retail use and occupied.  The Council is 
unaware of any commercial interest in 
redeveloping this site.  The former cinema 
site in King Street is available for 
redevelopment and could incorporate a 
retail component but this would be 
insufficient in itself to satisfy identified need 
for retail floorspace over the plan period.  
Horn Yard forms part of Heritage Quarter 
East and would be a sequentially preferable 
edge-of-centre site after consideration of 
sites in the Primary Shopping Area.  
However, Heritage Quarter West is better 
located in relation to existing Primary 
Shopping Frontages and other more modern 
retail units.  
 

Development of larger modern retail units 
would have a detrimental impact on the 
character of the town and deter trade if not 
properly integrated into street pattern. 

Draft policy clearly states that development 
proposals would be considered in the 
context of preserving and enhancing the 
character of Gravesend as a riverside 
heritage town.  Design policies within the 
National Planning Policy Framework 
(paragraphs 56 – 68) and those to be 
included in the emerging Local Plan also 
apply in that they require schemes to be 
responsive to context whilst promoting local 
distinctiveness, inclusive and well integrated 
with their surroundings, and high quality.  It 
would be for a prospective developer to 
show that design requirements are met and 
it is not for the Local Plan to pre-determine 
judgements that are more properly made at 
the development management stage.  
 
 

Opposed to extension to north of St 
George’s Centre on West Street car park. 

The area to the north of St George’s Centre 
(Heritage Quarter West) is an edge-of-
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centre site in retail terms and within the 
Town Centre Commercial Core.  It is also 
immediately adjoining areas of Primary 
Shopping Frontage in the St George’s 
Centre itself and New Road and a 
sympathetic form of mixed-use development 
here could serve to re-activate parts of the 
historic town of Gravesend whilst supporting 
increased economic activity with the High 
Street.  As noted earlier, the south side of 
West Street was in the past a shopping 
street so there is historic precedent for retail 
forming part of the mix. Whilst the area is a 
sensitive one given immediately adjoining 
heritage assets, the existing townscape is 
very poor as it is dominated by open air car 
parking and highway land.  It would 
therefore be inappropriate and detrimental 
to the future prospects of the town to 
preclude development here given its pivotal 
location. 
 

Suggest that there should be a specific 
designation for expansion of green space 
around St George’s Church. 

Whilst this suggestion is noted, any 
requirement for open space provision needs 
to be considered in the context of proposed 
development of which it forms part.  It would 
therefore be inappropriate to designate a 
specified area or site at this stage as an 
holistic integrated urban design approach is 
required that is responsive to context and 
makes efficient use of available space.  
Given the historic form of this part of the 
town centre, whether open space provision 
comprises ‘green space’ or has a more 
urban feel would need to be determined at 
the design stage.  
 

Approach should be more holistic and have 
greater regard to delivering social, cultural 
and leisure facilities rather than just retail – 
i.e. cinema/theatre/concert hall/art 
gallery/museum. 

The Vision for Gravesend Town Centre 
states that by the end of the Local Plan 
period, Gravesend town centre will have 
built upon its strengths as a commercial 
centre and riverside heritage town to 
establish itself as a dynamic and desirable 
place to live and work that is relevant to 
people’s needs and to be a focus for 
shopping, leisure, service provision, culture 
and tourism The draft policy also prioritises 
town centre locations leisure, cultural and 
other service provision.  The Council’s retail 
consultant in the Update Report (2012) also 
recommends that the offer of the town 
centre should be more rounded to 
complement its retail function.  However, 
whilst the evidence base suggests that 
provision of a small cinema and museum 
may be possible or desirable, in the 
absence of definitive plans or expressed 
market interest for commercial leisure 
investment it is difficult to be more specific. 
This situation is made more complex given 
the quantum of D2 commercial leisure 
floorspace that has already been permitted 
at Ebbsfleet and Eastern Quarry (48,750 
sq.m gross combined) that is likely to 
compete directly with potential provision in 
the traditional town centres.  However, it is 
suggested that the wording of the policy be 
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revisited to make aspirations in this area 
more robust.  
 

Suggests that there is a need for site 
specific design briefs and SPD to achieve 
high quality design sympathetic design on 
key town centre sites + to avoid pre-
emption. 

Need for site specific design briefs 
considered on a case-by-case basis, 
although it should be noted that the design 
sections of the National Planning Policy 
Statement are now more robust than 
previously and assist in the delivery of 
higher quality designs responsive to context. 
 

Believe that strategy should focus high 
quality employment in town centre, 
encourage business start-ups and include a 
specific target based policy on this – links to 
improved accessibility and benefits of HS1 
domestic services. 

It is intended that greater emphasis be 
placed on the delivery of employment within 
the emerging Local Plan given the 
anticipated slower delivery of office 
floorspace at Ebbsfleet.  In this context, it is 
important that potential to deliver jobs within 
the town centre is fully exploited – especially 
as increased activity will generate support 
for other town centre functions.  It will be 
appreciated that at present the market for 
office space in Gravesend is weak and 
requires encouragement to improve levels of 
activity.  Improved accessibility to London 
via HS1 domestic services should assist in 
this respect.  The possibility of amending the 
draft policy to make it more robust and 
targeted will therefore be considered.  
   

Notes that document does not explain why 
commuter parking is being provided in town 
centre within Transport Quarter proposals + 
assume parking review will take a more 
sensible and strategic view on issue. 

Comments noted.  The outputs from the 
additional work on town centre car parking 
will be used to inform strategic approach to 
car parking in due course whilst recognising 
the Transport Quarter scheme has been 
permitted. 

Note adverse impact of open air car parking 
on town centre + that this should be 
addressed. 

Comment noted. 

  
 
7.21 Response made to comments received from Edinburgh House Estates 

Limited. 
 
7.22 Much of the response received from Edinburgh House Estates supports the 

Council’s position as set out in the Regulation 25 interim consultation 
document.  The table that follows concentrates on the Council’s response to a 
number of other points raised. 

  
Comment Response 
Whilst believing that the town centre vision 
should retain a strong emphasis on heritage, 
they are of the opinion that equal weight 
should be given to other economic and 
planning benefits. 

National Planning Policy Framework 
contains a presumption in favour of 
sustainable development and a strong 
emphasis on promoting growth to support 
the economy and employment.  However, 
national planning policy has to be read as a 
whole and those sections on design clearly 
require good design that is appropriate to 
context and has regard to heritage, sense-
of-place and local distinctiveness.  Schemes 
that are not well designed are therefore not 
sustainable and there is no presumption in 
their favour.  Policy should therefore require 
that the right balance is struck, although 
making a judgement on the acceptability or 
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otherwise of a particular proposal is 
something for the development 
management stage. 
 

Support decision to reinforce primary role of 
town centre but are concerned at 
prioritisation of A1 retail uses on Primary 
Retail Frontage with little indication of 
relationship to other uses as this will limit 
diversity of uses. 

Primary Retail Frontages are by definition 
where higher value A1 retail uses are 
clustered together and being too flexible 
could result in the offer of the town centre 
being undermined – it is important that we 
retain a critical mass of A1 retail in core 
areas to attract shoppers and to maintain 
the vitality of the centre.  Clearly, we would 
also want to see a degree of diversity to 
maintain interest and to service the needs to 
shoppers who want to eat, drink, go to the 
bank and make linked trips.  However, 
Gravesend town centre is sufficiently 
compact for many of these uses to be 
located in the adjoining Secondary Retail 
Frontage areas.  Consideration will therefore 
be given as to what minimum percentage of 
retail frontage should be retained in A1 retail 
use on the Primary Retail Frontages. 
 

Note Council is planning on basis of the 
‘baseline’ scenario but consider there is a 
need to be ‘at the game’ and reserve right to 
make further representations once new 
figures are available. 

Approach adopted is as recommended by 
the Council’s retail consultant.  There would 
be concerns over adopting figures above 
baseline scenario for the purposes of policy 
because if sufficient levels of demand did 
not materialise then there could be a 
significant adverse impact on planned new 
centres if there was over-provision in the 
town centre.  Sequential approach set out in 
National Planning Policy Framework and 
though emerging Local Plan policy would 
not prevent developers coming forward with 
more ambitious schemes provided they are 
supported by sufficiently robust analyses of 
retail impact for implications to be fully 
understood – it is not the purpose of the 
planning system to inhibit competition that 
may be beneficial to the consumer. 
 

Support approach to ‘bulky goods’ and 
prioritising ‘town centre first’ but have 
concerns regarding Imperial Retail Park as 
this is out-of-centre and therefore it should 
not have a sequentially preferable status.  
Also concerned at loss of employment if 
retail expands into adjoining business park 
and how this would be handled. 

Draft policy does assume ‘town centre’ first 
and any proposal for expansion of Imperial 
Retail Park would have to be fully justified 
through the application of the sequential 
approach and retail impact assessment.  
The Council agrees that this site should be 
considered ‘out-of-centre’ but if there is a 
genuine need for development in a bulky 
goods format it is recognised that the 
Imperial Retail Park is sufficiently close to 
the town centre to complement its operation. 
Loss of employment floorspace would need 
to be considered on a case-by-case basis 
depending on any scheme promoted, 
although it should be recognised that retail 
in itself is capable of creating new job 
opportunities.  Employment policies in Local 
Plan will be sufficiently generous in terms of 
alternative land supply to allow decanting if 
required. 
 

Seek clarification as to whether Primary 
Shopping Centre (Area?) and Town Centre 
Commercial Core are considered to be ‘in-

Definitions set out in table at paragraph 2.9 
above.  Primary Shopping Area considered 
‘in-centre’ for retail purposes; Town Centre 
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centre’ for the purposes of the National 
Planning Policy Framework sequential 
approach. 
 

Commercial Core considered ‘in-centre’ for 
all other town centre type uses. 

Whilst generally supporting policy position 
set out in the Regulation 25 interim 
consultation believe that town centre 
boundaries should be amended to show 
Heritage Quarter as a Primary Shopping 
Area extension because it is strategically 
important to the future well-being of the town 
centre and appropriate for a comprehensive 
retail and mixed-use scheme that could be 
delivered in phases. 

Analysis presented previously in this report 
agrees that Heritage Quarter should be 
treated as a preferred location for a new 
retail and mixed-use development so as to 
re-animate the northern part of the town 
centre and re-engage the town with the 
River Thames.  This would be subject to a 
sympathetic design solution being brought 
forward that is responsive to context.  The 
scale of housing provision in Heritage 
Quarter + the importance of the 
development to the future of the town centre 
implies that Heritage Quarter East and West 
should be treated as a strategic allocation 
within the Local Plan Core Strategy.  
  

Believe that even with lower growth scenario 
adopted, Gravesend town centre would still 
be capable of accommodating new 
family/branded restaurants and a range of 
commercial leisure facilities.  Clarification 
required on scale and location of new hotel 
facilities but they still believe focus of 
delivery should be town centre. 

The belief that Gravesend would benefit 
from an improvement in its food and drink 
offer through the inclusion of a range of 
family/branded restaurant outlets is shared 
by the Council’s retail consultant.  However, 
this should be seen in the context of the 
town centre also having an improved 
cultural and leisure offer accompanied by 
high quality public realm to attract visitors 
and potential custom in addition to 
shoppers.  Improvements promoting river 
related activity will also assist. Potential for 
scale of new hotel facilities is set out in the 
Kent Thameside Hotel Futures Report (June 
2007) and Gravesend Hotel Market Fact File 
(May 2011).  Location of new hotels relates 
to functionality and Council anticipates 
requirement at Ebbsfleet and in proximity to 
A2 corridor but with provision also being 
made in and around the town centre to take 
assist in the promotion of Gravesend as a 
visitor destination and to take advantage of 
HS1 links into London. 
 

Support for position that shopping facilities 
should be accessible by a range of transport 
means and Council’s approach to car 
parking but believe that any need to replace 
car parking should also take into 
consideration regeneration benefits that 
accrue from schemes. 

Support for sustainable approach to retail 
provision is noted and that town centre is 
best place to achieve this given ability to 
access a variety of transport modes.  Need 
to replace car parking and level of provision 
required to meet demand arising from new 
schemes will be evaluated on a case-by-
case basis but will have to be informed by a 
strategic over-view of long and short term 
car parking provision in the town centre.  
Aim should be to provide a coherent and 
integrated approach to transport whilst 
meeting legitimate car parking needs across 
the town centre.  This should assist in the 
management of traffic flows resulting in 
improved air quality and reductions in noise 
etc. 
 

Raise concerns regarding lowering of 
housing targets, particularly in relation to 
what Heritage Quarter might deliver.  
Reiterate benefits of high-density mixed-use 
development in town centre and suggest 

The lowering of the housing target at a 
Borough level is in response to 
assessments of housing need taking into 
account constraint imposed by Green Belt 
and views received as a result of public 
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that affordable housing requirements should 
be linked to site characteristics. 

consultation.  Number of units that Heritage 
Quarter might ultimately deliver is a matter 
of detailed design taking into consideration 
mix of uses, their distribution, and the 
appropriateness of scale and massing etc.  
Affordable housing requirements will reflect 
the policy in the Core Strategy; 
characteristics of site; the match between 
identified needs and what can be delivered 
on a particular site due to constraints; and 
the viability of any scheme as demonstrated 
by independently assessed financial 
appraisal.  
 

Suggest that Heritage Quarter is capable of 
accommodating 400 residential units and 
more if St Andrews Gardens is included and 
suggest that red-line boundary in SLAA 
should be amended. 

What Heritage Quarter is ultimately capable 
of delivering is a matter for negotiation at the 
detailed design stage.  PPG17 based open 
space work suggests that St Andrews 
Gardens is not surplus to requirements and 
the case has not been made to justify its 
release at this stage.  It is noted that part of 
this site is also now registered as a Village 
Green.  In the absence of an indicative 
scheme and open space report either to 
demonstrate that the open space is surplus 
to requirements and/or that appropriate 
alternative provision is being made and this 
is supported by the local community, it 
would be inappropriate to include this land 
within a SLAA site. 
 

Question assessment of viability used as it 
is based on worst case scenario, believing 
that the market will recover in next 2 – 3 
years.  Claim that there is a realistic market 
for retail and residential development at 
Heritage Quarter, supported by High Speed 
rail services and projects like Transport 
Quarter. 

Comments noted.  Indicators in relation to 
movement of property market are mixed 
with some commentators predicting slower 
recovery to higher values.  Council has 
taken a conservative view in order that 
assessment of housing land supply is more 
robust but accepts that improved situation 
would enhance viability.  Also accept that 
mixed use schemes such as Heritage 
Quarter are more difficult to assess as SLAA 
work is based on residential market only. 
 

 
 
7.23 Response made to comments received from Orchard Street Investment 

Management LLP. 
 
7.24 The comments received from Orchard Street Investment Management LLP 

relate to the draft policy approach to the Imperial Retail Park and its status 
within the retail hierarchy. 

  
Comment Response 
Object to references to Imperial Retail Park 
as being out-of-centre as it is within 300 
metres of Primary Shopping Area along 
clear and safe route with pedestrian 
pathways.  Note that the original Regulation 
25 consultation defined site as edge-of-
centre and current position is inconsistent 
with this. 

Original Regulation 25 consultation treated 
Imperial Retail Park as edge-of-centre but 
consultation responses raised concerns as 
to whether our approach was consistent with 
PPS4 (now National Planning Policy 
Framework) approach and definitions so the 
whole policy was revisited.  Imperial Retail 
Park is not within 300 metres walking 
distance of Primary Shopping Area (see 
plan below) and therefore in sequential 
approach terms must be treated in retail 
terms as an out-of-centre location – 
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although it is accepted that bulky goods 
provision and leisure uses (ten pin bowling 
alley) complement traditional town centre 
and add it its offer.  Should be noted though 
that the extent of linked trips has not been 
evaluated through survey. 

 
Plan showing relationship of Imperial Retail Park to Primary Shopping Area 

 
 
Insert Plan 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Support possible expansion of Imperial 
Retail Park into adjoining business park but 
suggest wording of policy is unclear when it 
refers to ‘insufficient capacity’ whilst policy 
should not refer to Imperial Retail Park as a 
‘centre’. 

Comment noted and wording of draft policy 
will be revisited to make it clearer and 
ensure that Imperial Retail Park is not 
treated as a centre but a stand-alone out-of-
centre retail park that complements 
functionality of traditional town centre. 
. 

 
 
7.25 Response made to comments received from Land Securities and 

Lafarge 
 
7.26 The comments received from Land Securities and Lafarge relate to their 

proposals for Ebbsfleet and Northfleet Embankment West, both of which 
include a retail component and other town centre type uses.  

  
Comment Response 
Consider that extant planning permission for 
Ebbsfleet should be recognised in policy 
and there should be consistency of 
approach with the recently adopted Dartford 
LDF Core Strategy (Land Securities/Lafarge 
Cement – EIGP) 

Policy will be revisited to ensure that role of 
retail centres at Ebbsfleet and extant 
planning permission is recognised.  Council 
is of opinion that approach is consistent with 
recently adopted Dartford LDF Core 
Strategy and will seek statement of common 
ground under Duty to Co-operate via 
targeted consultation. 

Support the identification of The Hive, 
Northfleet as a local centre and as a location 
for new retail and service development of an 
appropriate scale as set out in their mixed-
use application (GR/2009/0238) 

Support for policy position noted.  
GR/2009/0238 has resolution to permit 
subject to s.106 agreement. 
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7.27 Response to comments made on behalf of John Lewis Partnership 
 
7.28 The comments made on behalf of John Lewis Partnership relate to the 

relationship between draft policies on the town centre and retail to be included 
in the Local Plan and the relative status of Bluewater as a specialist regional 
shopping centre. 

  
Comment Response 
Support vision and policies set out in 
Regulation 25 interim consultation document 
but consider comparison ‘baseline’ forecast 
to be most appropriate for planning 
purposes; development should take into 
account heritage constraints and compact 
character of the town centre; and specialist 
sub-regional comparison shopping role of 
Bluewater should be retained. 

Draft policies and analysis above assume 
‘baseline’ comparison shopping projections 
for purpose of guiding scale of development 
proposed in Gravesend town centre.  
Development would need as a matter of 
course to be appropriate to setting and take 
into account design/heritage constraints.  
Projections of retail need are based on 
Gravesend town centre maintaining market 
share under ‘baseline’ projections so no 
impact on sub-regional comparison 
shopping role of Bluewater is anticipated. 
  

Support general approach to retail and 
centre hierarchy in draft policy 11 and 
guidance that new retail development to 
meet local needs will not be permitted 
beyond the major development sites listed. 

Support for policy position noted.  Retail 
development within new and existing local 
centres would be expected to meet 
immediate local needs only and not to 
compete with larger centres in hierarchy. 
 

 
7.29 Response made to comments received from Kent County Council. 
 
7.30 Comments received from Kent County Council generally support the policy 

position put forward by the Council. 
  

Comment Response 
Support regeneration of the town centre and 
focus of the policy but believe development 
is carefully designed to ensure it is in 
keeping with scale and context of town 
centre – especially in Heritage Quarter.  
Would also welcome production of town 
centre SPD to provide further guidance. 

Support for policy position is welcomed.  
Development would need as a matter of 
course to be appropriate to setting and take 
into account design/heritage constraints.  
Decision on whether to produce site specific 
or generic SPD covering town centre will be 
taken in due course. 
 

 
7.31 Response made to comments received from Dartford Borough Council 
 
7.32 Dartford Borough Council’s comments relate primarily to evidence base 

issues and impact on new centres within their area. 
  

Comment Response 
Concerned at lack of evidence base 
regarding retail and impact of a reduced and 
more dispersed population as a result of 
reduced housing targets. 

Issue covered fully by Gravesham Retail 
Update document (2012). 

Concerned at possible impact on planned 
retail development in places such as 
Ebbsfleet. 

Impact of development in Gravesham on 
centres at Ebbsfleet and Eastern Quarry 
dealt with in this document using DBC own 
assumptions and adopted LDF Core 
Strategy as part of evidence base.  Council 
will seek statement of common ground from 
Dartford under Duty to Co-operate to show 
compatibility of two policy documents via 
targeted consultation. 
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Section 8 - Conclusions 
 
8.1 It is concluded on the basis of the foregoing analysis that the draft policies on 

the town centre and retail set out in the Gravesham Growth Scenarios and 
Core Strategy – Regulation 25 Update consultation document are 
fundamentally sound and are capable of providing the basis for those that will 
be included in the final submission version document. 

 
8.2 In particular it is noted that the policies are capable of relatively minor 

amendment that will ensure that they are:- 
 

• Compliant with the National Planning Policy Framework; 
• Consistent with the Council’s evidence base; 
• Capable of being implemented and monitored; 
• Represent the most sustainable option when considered against 

reasonable alternatives; and 
• Are compatible with policies advocated by adjoining planning 

authorities consistent with the Council’s responsibilities under the 
Duty to Co-operate. 

 
8.3 Areas where it is proposed to amend the draft policies have been set out in 

the above report.  These include:- 
 

• Inclusion of guideline figures for retail (using ‘baseline’ scenario) 
and other floorspace in accordance with the Retail Study Update 
(2012) report, taking into account impact on planned centres within 
the retail hierarchy; 

• Minor changes to the Primary Retail Frontage and the Primary 
Shopping Area shown on the Town Centre Map plus showing 
Gravesend Charter Market as a key link between High Street and 
Queen Street; 

• The inclusion of the definition of a 500 metre zone of Gravesend 
Railway Station as being edge-of-centre for the purposes of office 
development as set out in the National Planning Policy 
Framework; 

• The identification of sites around Gravesend Railway Station as a 
possible location for office development given the improved 
accessibility to London afforded by HS1 rail services – 
consideration will also be given here to including an appropriate 
floorspace or jobs target for monitoring purposes; 

• Strengthening of the wording of the draft town centre policy in 
terms of social, leisure and cultural uses to ensure that it is clear 
that a more rounded mixed-use outcome is sought; and 

• The identification of Heritage Quarter as a strategic development 
site and preferred location for a Primary Shopping Area extension 
– subject to a sympathetic design solution being developed that is 
responsive to context. 

 
8.4 In addition to the above, the wording of the draft policies will be re-visited to 

ensure consistency both with the National Planning Policy Framework and 
with the rest of the document.  The document will also be made clearer in 
terms of the status and role of the Imperial Retail Park, whilst outputs from 
further work on transport and car parking will also be used to inform emerging 
policy in due course. 



Gravesend Town Centre and Retail Policy: Assessment of Consultation Responses Paper April 2012  

57 
 

Appendix 
 

Structure of the Ebbsfleet Planning Permissions 
 
The structure of the Ebbsfleet outline planning permissions is complex, reflecting the 
fact that there is flexibility in the way they may be implemented.  The following sets 
out the basic parameters of the permissions. 

• The outline planning permission is granted under DA/96/00047 (Dartford) and 
GR/1996/0035 (Gravesham).  

• The Dartford and Gravesham areas are then divided in half, making 4 quarters 
in all – i.e. Station Quarter North and Station Quarter South (Dartford) and 
Springhead Rise Quarter and Northfleet Rise Quarter (Gravesham). 

• The outline planning permissions have conditions applied which set the 
maximum quantum of floorspace overall in Dartford and Gravesham, with 
further limits on the maximum amount of retail/leisure floorspace and the size 
of some types of unit in each quarter. 

• Conditions are then applied which require the submission of retail statements 
that show the floorspace is located so as to serve primarily the residential and 
working populations, living and working within the development and compliance 
with the sequential approach set out in PPG6 (now the NPPF). [DA/96/00047 – 
Conditions D7 & D8; GR/1996/0035 – Conditions D7 & D8].   

For the Dartford part of Ebbsfleet, the floorspace limits are as follows:- 

Overall parameters within Dartford outline planning permission – DA/96/00047 

Condition   

D2 No more than a total of 16,250 sq.m gross floorspace to be used for retail use for the sale of 
convenience goods. 

D3 No individual store selling predominantly food or convenience goods to exceed 7,500 sq.m in gross 
floor area. 

D6 None of the retail floorspace combined within the development shall be used for or as part of a 
‘factory outlets centre’, ‘warehouse club’ or ‘retail warehouse’. 

Parameters applying to Station Quarter North 

C7.c No more than 500 sq.m gross floorspace to be used for A1 local shops, with no single unit to exceed 
300 sq.m gross floorspace.  

C7.d No more than a total of 12,000 sq.m gross floorspace to be for core A1 retail use – this is in addition to 
the up to 500 sq.m. gross total for local shops. 

C8 Largest unit for sale of food or convenience goods in Station Quarter North to be maximum 7,500 sq.m 
gross floorspace. 

Parameters applying to Station Quarter South 

C9.c No more than 750 sq.m gross floorspace to be used for A1 local shops, with no single unit to exceed 
300 sq.m gross floorspace. 

C9.d No more than a total of 3,500 sq.m gross floorspace to be for core A1 retail use – this is in addition to 
the up to 750 sq.m. gross total for local shops. 

C10 Largest unit for sale of food or convenience goods in Station Quarter South to be maximum 2,500 sq.m 
gross floorspace 
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From the above it is concluded that, subject to a retail assessment under Conditions 
D7 & D8, it would be possible to accommodate a maximum 16,750 sq.m gross 
floorspace for A1 retail use in the Dartford part of Ebbsfleet.   

This is comprised of 12,500 sq.m gross floorspace in Station Quarter North (12,000 
sq.m + 500 sq.m local shops under Conditions C7.c & C7.d) and 4,250 sq.m gross 
floorspace in Station Quarter South (3,500 sq.m + 750 sq.m local shops under 
Conditions C9.c & C9.d).  

Overall, the total amount of floorspace used for the retail sale of food or convenience 
goods within the two quarters combined cannot exceed a maximum of 16,250 sq.m 
gross floorspace, with the largest A1 food/convenience unit in Station Quarter North 
being limited to 7,500 sq.m gross and in Station Quarter South 2,500 sq.m gross.  

There does not appear to be any limit on the quantum of comparison floorspace 
other than the maximum 16,750 sq.m gross floorspace upper limit for A1 retail.  

For Gravesham part of Ebbsfleet, the floorspace limits are as follows:- 

 

Overall parameters within Gravesham outline planning permission – GR/1996/0035 

Condition   

D2 No more than a total of 3,750 sq.m gross floorspace to be used for retail use for the sale of 
convenience goods. 

D3 No individual store selling predominantly food or convenience goods to exceed 2,750 sq.m in gross 
floor area. 

D6 None of the retail floorspace combined within the development shall be used for or as part of a 
‘factory outlets centre’, ‘warehouse club’ or ‘retail warehouse’. 

Parameters applying to Springhead Quarter 

C7.c No more than 500 sq.m gross floorspace to be used for A1 local shops, with no single unit to exceed 
500 sq.m gross floorspace.  

C7.d No more than a total of 500 sq.m gross floorspace to be for core A1 retail use – this is in addition to the 
up to 500 sq.m. gross total for local shops. 

C8 Largest unit for sale of food or convenience goods in Station Quarter North to be maximum 1,000 sq.m 
gross floorspace. 

Parameters applying to Northfleet Rise Quarter 

C9.c No more than 350 sq.m gross floorspace to be used for A1 local shops, with no single unit to exceed 
350 sq.m gross floorspace. 

C9.d No more than a total of 2,400 sq.m gross floorspace to be for core A1 retail use – this is in addition to 
the up to 350 sq.m. gross total floorspace for local shops. 

C10 Largest unit for sale of food or convenience goods in Northfleet Rise Quarter to be maximum 2,750 
sq.m gross floorspace 

 

From the above it is concluded that, subject to a retail assessment under Conditions 
D7 & D8, it would be possible to accommodate a maximum 3,750 sq.m gross 
floorspace for A1 retail use in the Gravesham part of Ebbsfleet.   

This is comprised of 1,000 sq.m gross floorspace in Springhead Quarter (500 sq.m 
+ 500 sq.m local shops under Conditions C7.c & C7.d) and 2,750 sq.m gross 
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floorspace in Station Quarter North (2,400 sq.m + 350 sq.m local shops under 
Conditions C9.c & C9.d).  

Overall, the total amount of floorspace used for the retail sale of food or convenience 
goods within the two quarters combined cannot exceed a maximum of 3,750 sq.m 
gross floorspace, with the largest A1 food/convenience unit in Springhead Quarter 
being limited to 1,000 sq.m gross and in Northfleet Rise Quarter 2,500 sq.m gross.  

There does not appear to be any limit on the quantum of comparison floorspace 
other than the maximum 3,750 sq.m gross floorspace upper limit for A1 retail. 
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