
           
   DEVELOPMENT CONTROL BOARD 
 
    30 October 2014 
 
Reference: 14/01180/FUL    Officer: Mr P Nicholls 
 
Location: Land To Rear Of 2-33 St Marys Road 

Stone 
Kent 

 
Proposal: Erection of 53 dwellings comprising 35 x 2 bed apartments,15 x 3 bed and 3 x 

4 bed houses together with construction of a new access road, parking 
spaces, bicycle spaces, refuse stores, associated landscaping, communal 
amenity space and playground 

 
Applicant: Skillcrown Homes 

 
Agent:  BHD Architects/Matthew Barrett 
 
Target Date: 02/12/2014 
 
Parish / Ward: Stone Parish Council / Stone 
 
RECOMMENDATION: 
 
Approval, subject to the completion of a s106 agreement within six months of the date of this 
resolution 
 
SITE DESCRIPTION 
 
(1) The subject parcel of land covers 1.25 hectares and is accessed via St Mary's Road at the 
far eastern end.  It is adjacent to the North Kent Railway Line and is some 400m long east to 
west, with a maximum north to south width of 50m.  With parts of the site banked to a height 
similar to the adjacent railway line, the site was formerly in use as a railway siding but with 
only a few railway sleepers in existence that have blended into the landscape over time 
together with a disused access road, the site does not, in my opinion, fall within the definition 
of previously developed land as defined in Annex 2 of the NPPF. 
 
(2) The existing site is best described as consisting of many shrubs and trees, with the more 
mature and dense specimens being located towards the eastern half of the site.  The 
application site is within the urban parish of Stone with the surrounding area comprising of 
commercial uses to the west (which form part of the Crossways business park), a Victorian 
residential terrace of 26 units to the north that fronts St Marys Road and a former day nursery 
and office building closer to the site entrance towards the east. Pockets of seemingly 
undeveloped land and housing exist beyond the aforementioned housing and on the southern 
side of the railway line, whilst Stone Crossing station exists to the south east. 
 
PROPOSAL 
 
(3) This is full application that will involve the erection of 53 residential dwellings, which 
equates to a density of 42 dwellings per hectare.  The housing mix comprises of 35 two bed 
flats, 15 three bed houses and 3 four bed houses. 
 
(4) The submitted layout plan shows how 2 blocks of flats and the housing will be set out all to 
the western side of the site, with a single access road linking this with St Marys Road to the 
east. 
 
(5) 'Building 2' is a block of flats to be located towards the centre of the application site 25m to 
the south of 33 St Marys Road and is intended to provide an entrance feature to the 



development. 'Building 1' will be within 21m of this to the west and 31m to the south of 
properties in St Marys Road.  Each block will comprise of four storeys and will have rooms 
stacked by function.  The external finishing of the blocks will comprise of brick and render with 
louvers at the ground floor. Many of the habitable rooms will also have a 'Juliet' style balcony.  
In both cases, the flats will be about 5m away from the railway embankment.  Car parking 
serving the flats will be located between the blocks and to the north and north east of building 
2. 
 
(6) Beyond this to the west will be the two storey housing, including a row of 5 terraced units 
facing the rear of the properties in St Marys Road with a minimum separating distance of over 
30m, then the shared surface access road will form a 'T' with the remaining houses running 
north to south with a minimum separating distance of 12m between the flanks of the units and 
the rear elevations of the nearest existing dwellings in St Marys Road and 21m between their 
front elevations. 
 
(7) In addition, the site layout plan shows a communal amenity area and playground to the 
centre of the part of the site to be developed, adjacent to the main communal area that serves 
the two rows of terraced housing in St Marys Road.  Pedestrian and cycle links are proposed 
to link the two sites.   
 
(8) The application has been accompanied by a design and access statement, planning 
statement, transport statement including sustainability analysis, arboricultural survey and 
integration report, flood risk assessment, acoustic and vibration assessment, and phase 1 
habitat and ecology report. 
 
RELEVANT HISTORY 
 
(09) This follows an outline application for a similar proposal that received a Members 
resolution to grant permission subject to a section 106 at the DC Board meeting of November 
2013.  The section 106 relating to this application remains outstanding, but the application is 
likely to be withdrawn should this latest application be permitted. By comparison the outline 
application involved two more units (55) and offered an indicative mix comprising of 9 houses 
with 4 bedrooms, 9 houses with 3 bedrooms and 37 flats with 2 bedrooms.  Only access and 
layout were to be considered leaving details relating to external appearance, scale and 
landscaping to be reserved for subsequent determination at a later stage. 
 
(10) There appears to be no other old planning records associated with this site at all, 
although there is evidence from historic mapping and on the ground that the site has been 
used for vehicular access to a former landfill, and, before that, railway sidings serving 
industrial sites and chalk pits. 
 
 
COMMENTS FROM ORGANISATIONS 
 
(11) Council's Arboricultural and Landscape Officer: the first couple of hundred metres are 
general scrub and grass, with little or no trees or features of note. Approximately a third of the 
way along the proposed access road there appears to be an old cutting or derelict route that 
has previously been created. The proposed access road appears to follow this route, which is 
suitable and will limit the impact on trees. The majority of the trees in the location of the 
proposed housing are sycamores of a young mature status. According to the site layout plan 
all or most of these are shown to be removed.  The trees are not individually of great value. 
However with the main transport route running from east to west and parallel to the site train 
passengers are afforded views of the existing greenery. Its loss would have a negative impact 
on this visual amenity, but a detailed landscaping scheme, to be secured by condition (24), 
could address this. As such, no objections are raised. 
 
(12) Natural England: advise that the proposal is unlikely to affect any statutorily protected 
sites or landscapes.  In regard to protected species it advises that their standing advice 
should be applied to determine whether there is a 'reasonable likelihood' of protected species 
being present.  The application may also provide opportunities to: (a) incorporate features in 



the design which are beneficial to wildlife, and (b) enhance the character and local 
distinctiveness of the surrounding natural and built environment. 
 
(13) Environment Agency: the site is defended from tidal flooding to a high standard. There 
remains a residual risk of flooding should the defences fail or be exceeded. The flood risk 
assessment includes a breach analysis which estimates a flood level of 4.11m AOD in the 
event of a worst case scenario breach. The floor levels proposed in section 6.2 of the FRA 
are suitable and should be secured by condition (17). Further conditions are also requested in 
respect of surface water drainage (8), contaminated land (9) and piling (14). 
 
(14) Kent County Council Archaeological Officer: the application site lies within an area of 
Taplow Gravels. These deposits have potential for rare and important early prehistoric 
remains. It would be appropriate for some geoarchaeological investigations to take place prior 
to redevelopment and a condition is recommended requiring details of a programme of 
archaeological work (10). 
 
(15) Kent Fire and Rescue Service: the means of access is considered satisfactory. 
 
(16) Thames Water: suggest informatives in relation to surface water drainage, discharging 
groundwater into a public sewer and water pressure. There are no objections to the proposal 
based on sewerage or water infrastructure capacity. Conditions are requested in respect of 
impact piling (14) and petrol/oil interceptors (15). 
 
(17) Network Rail: as the application site is located adjacent to Network Rail's boundary and 
operational railway infrastructure, Network Rail strongly recommends that the developer 
contacts its Asset Protection Kent team prior to any works commencing on site and signs up 
to an Asset Protection Agreement. This will help to ensure the safety of the operational 
railway. The developer must ensure that their proposal, both during construction and after 
completion of works on site, does not affect safety, encroach on to Network Rail land, or 
damage infrastructure amongst other things. Future maintenance must also be confined to 
the applicant's site.  Further additional advice is set out in respect of scaffolding, drainage, 
fencing, lighting, noise and vibration, roads and parking and landscaping. 
 
(18) Crossrail Safeguarding: awaiting comments. 
 
(19) Kent County Council Highways and Transportation: awaiting comments. 
 
(20) Stone Parish Council: awaiting comments.  
 
(21) KCC Biodiversity: awaiting comments. 
 
(22) Environmental Health: awaiting comments. 
 
NEIGHBOUR NOTIFICATION  
 
(23) Four letters of objection have been received. Summaries of the planning points made in 
the objections are set out below: 
 
- Risk to security of adjacent land; 
- Overdevelopment particularly in respect of the scale of the 4 storey block; 
- Overlooking into the Lodges development; 
- Additional trees should be retained; 
- Proposal will add to traffic congestion in St Marys Road; 
- The separating distances are insufficient; 
- Loss of privacy; 
- The ecological report is the same as previously submitted; 
- Concern regarding adequacy of local train services; 
- Increase in anti-social behaviour. 
 



(24) Non-material planning matters raised include the possibility of structural damage as a 
result of the construction of the new homes. 
 
RELEVANT POLICIES 
 
(25) The Core Strategy, together with the Saved policies of the 1995 Local Plan, form the 
development plan for the area and the application should be determined against these 
policies, unless material considerations suggest otherwise.  The NPPF states that for 
decision-making purposes, Local Plan policies should not be considered out-of-date simply 
because they were adopted prior to the publication of the NPPF.  The Dartford Core Strategy 
was adopted in September 2011.  The Council considers that the Core Strategy, together with 
the Saved policies of the 1995 Local Plan, are broadly consistent with the NPPF and that due 
weight should be given to relevant Development Plan policies, in accordance with paragraph 
215 of the NPPF.  The following policies are relevant. 
 
(26) In the adopted Core Strategy 2011, policy CS1 sets out the spatial pattern of 
development, including the Thames Waterfront priority area, set out in more detail in policy 
CS6.  Linked Diagram 6 confirms that the subject site is a key development site within this 
priority area.  Policy CS10 addresses housing provision with parts 1 and 3 seeking to deliver 
up to 3,750 homes in the Thames Waterfront priority area to 2026, whilst parts 4 and 5 
specifically relate to windfall sites such as this, due to it not featuring within the Council's 
SHLAA. It states that the benefits of development must outweigh the disbenefits. Policy CS11 
in the Core Strategy encourages a balanced delivery of homes, jobs and infrastructure.  
Policy CS14 requires new development sites of less than 2ha to make a contribution towards 
the Green Grid network.  Policy CS15 seeks to manage transport demand and ensure 
appropriate parking standards are applied.  The Council's adopted Parking Standards 
Supplementary Planning Document is also relevant.  Policy CS16 states that the Council will 
work with its partners to deliver a Strategic Transport Infrastructure Programme to ensure that 
the transport network operates at acceptable levels.  This will be done by securing an 
appropriate level of contributions from development.  Policy CS17 discusses the design of 
homes, including density.  Policy CS18 advises on housing mix, in particular on developments 
of less than 100 homes, there will be a presumption in favour of providing a majority of family 
houses of 2 bedrooms or more with exception to Thames Waterfront priority area sites.  
Policy CS19 requires private housing developments of 15 or more units in the urban area to 
include 30% of the units as affordable.  Policy CS23 requires all development proposals to 
demonstrate reductions in energy use through passive design and layout of the development 
have been explored and applied.  Policy CS26 relates to delivery and implementation, with 
section (c) noting that where the full requirement would render a development unviable, 
prioritisation will take place regarding contributions in connection with transport, education, 
health facilities and affordable housing.  The Council's Windfall Site Supplementary Planning 
Document is also relevant to this case. 
 
(27) In the 1995 Adopted Local Plan, following the adoption of the Core Strategy in 
September 2011, the relevant saved policies include B1 (general design and amenity 
requirements), B3 (landscaping), T19 (relationship of a development to the highway network) 
and T23 (off-street parking provision). Appendix 9 is also relevant in connection with amenity 
space guidance. 
 
COMMENTS 
 
Key Issues 
 
(28) I believe the key issues are as follows: 
 
(1) Density, housing mix, access, layout; 
(2) Scale, design and amenity impact; 
(3) Open space provision; 
(4) Impact on the local highway network; 
(5) Parking provision; 
(6) Financial contributions including affordable housing; 



(7) Minimising carbon emissions; 
(8) The sustainability of the site, including remaining material considerations and whether 
the benefits outweigh the disbenefits of developing this windfall site. 
 
1. Density, Housing Mix and Access 
 
(29) Policy CS17 discusses the design of homes taking into account layout and density.  
Section 4 states that densities will depend on their location, advising that a broad indication of 
appropriate average net density on an urban site such as this would be between 35-55 
dwellings per hectare (dph). With a given site area of 1.25ha this residential development 
equates to a density of 42dph, compliant with section 4 of this policy.  This density reflects the 
urban location of the site, and the fact that it is in a priority area for development as set out in 
the Core Strategy.  The previous application proposed a density of 44dph. 
 
(30) Policy CS18 seeks to encourage family houses of 2 bedrooms or more on developments 
of less than 100 homes, unless they are within one of three strategic areas, one of which is 
the Thames Waterfront area.  As identified above, the site is identified as a key development 
site within this priority area, so whilst I accept that the housing mix, which will comprise of 
34% houses to 66% flats, is not ideal, given the site specific allowances, I do not believe it 
would be possible to raise a valid objection to this mix.  In addition I note that all units will 
feature at least 2 bedrooms, whilst this proposes a slight improvement on the housing mix of 
the outline scheme. 
 
(31) In respect of the highway layout and access, the linear access road will feature a shared 
pedestrian and cycle route on its southern side with a separate access on to St Marys Road.  
No objections were raised previously by the highways authority in connection with the 
proposed vehicular access which remains beyond the bend in St Marys Road.  The sightline 
and parking issues raised by residents in connection with commuters that currently use St 
Marys Road and Stone Crossing station may actually be alleviated by the opening up of this 
190m long stretch of two-way highway that is likely to become adopted by the highways 
authority.  As a result of this development, there will be room for approximately 30 additional 
on-street vehicles that could park on either side of this access road.  However, it would 
remain essential that passing places are secured at various points along this access road, so 
I have suggested a financial contribution of £2,000 towards the introduction of a traffic 
regulation order for this stretch of proposed highway.   
 
(32) In connection with safety concerns raised by residents, firstly, fencing can be secured by 
condition (18) to block off any access between this site and adjoining land, and, secondly, I 
have suggested a condition (25) that requires details of on site signage to discourage use of 
this site or the western end of St Marys Road for commuters seeking to access Crossways.  I 
do not object to the layout with the shared cycleway/footpath along the access road and the 
link through to St Marys Road, subject to securing the financial contribution towards signage.  
Permeability between sites should be encouraged, whilst children from St Marys Road would 
have easy access to the open space and playground proposed as part of this development. 
 
2. Scale, Design and Amenity Impact 
 
(33) In terms of scale, the original applicants indicated that the blocks of flats would be part 
four, part five storeys high.  This essentially remains the case although the flats do not go 
above four storeys.  The separating distance between the four storey northern flank of 
'building 2' and the rear elevation of 33 St Marys Road is shown to be 25m. This complies 
with the 25m standard as set out in Appendix 9 of the adopted Local Plan.  I consider that this 
relationship is acceptable.  'Building 2' further to the west will have a minimum separating 
distance of 31m from the rear of the dwellings in St Marys Road to the north, but it will front 
the rear of these dwellings.  That said, indicative landscaping is shown to be taking place 
along the north boundary of the site in front of this block and combined with this guideline 
compliant distance, I believe that existing residents will not suffer from any significant loss of 
privacy. 
 



(34) The remainder of the western side of the site will comprise of the semi-detached and 
terraced housing, with 5 units facing the site of the proposed open space and playground and 
beyond that the amenity area between the two blocks of Victorian housing in St Marys Road.  
Further housing will be set out north to south around the turning head with minimum side to 
rear separating distances of 12m achieved with the existing dwellings in St Marys Road.  
Originally the housing was intended to be between 2 and 3 storeys high.  However, they will 
now all be two storeys with plots 1-8 featuring rooms in the roof including velux windows to 
the front and modest dormer windows to the rear. 
 
(35) One resident notes that the street scene plan suggests that the overbearing impact will 
be greater than expected as the ground level of the housing at the western end of St Marys 
Road is shown to be 2m lower than the ground level of the nearest houses.  This is the case, 
but it is understood that the land levels steadily increase in height with only part of the flank of 
one dwelling being directly behind No.2 St Marys Road.  I am confident that the aspect will 
remain relatively open for the existing residents and in St Marys Road. 
 
(36) The indicative scale of the development caused some concern previously, with an 
informative recommending that the scale did not exceed four storeys. On this point, I am 
content with the scale proposed as part of this full application, noting that the previous 
concerns appear to have been addressed in this resubmission. 
 
(37) In respect of design, it is noted that there were some challenges given the unusual shape 
of the site, but its width does allow for a larger building to be orientated such that one of its 
main elevations can face the main access road with views being provided across the wooded 
part of the site.  The mix of finishes, openings, balconies and louvers will result in a 
reasonable level of interest in the appearance of the buildings. 
 
2. Open Space Provision 
 
(38) Policy CS14 of the Core Strategy requires new developments to make a contribution to 
the Green Grid network.  For sites less than 2 hectares, the scale of this open space should 
be considered on a site by site basis.  In this case, the layout features an amenity area and 
playground to the north of the site as well as the retention of a wooded area to the centre of 
the site.  This will become accessible to the public for the first time resulting in 15% of the site 
becoming open space pursuant to the aforementioned policy.  I consider this to be 
acceptable. 
 
4. Impact on the Local Highway Network 
 
(39) A Transport Statement has accompanied the application and concludes that the traffic 
generated as a result of this proposed development would be negligible.  It also states that 
the site is well connected by non-car modes of transport, a point that I explore in more detail 
later in the report.  With no previous objections from the highways authority in regard to the 
access or traffic generation, I do not believe that the Council are in a position to object to this 
development on such grounds. 
 
5. Parking Provision 
 
(40) The submitted Transport Statement discusses parking provision from paragraph 5.9 
onwards, with table 5.2 setting out the parking requirement based on the housing mix and the 
adopted Parking Standards Supplementary Planning Document (PSSPD).  This reveals that a 
total of 70 parking spaces are required to serve this development.  Paragraph 5.10 also notes 
that 16 visitor spaces and 5 van spaces should be provided.  In all cases these calculations 
are incorrect because the figures have been rounded down.  By my calculations 73 spaces 
are required, plus 18 visitor spaces and 6 van spaces (97 in total). 
 
(41) The Transport Statement and site layout plan confirm that 96 spaces are to be provided, 
resulting in a shortfall of 1 space.  Previously about half of the parking spaces were to be 
provided within a basement car park, however, this full application only features surface car 



parking, which from a security and crime perspective is an improvement.  Condition 16 aims 
to provide and then secure the required number of parking spaces. 
 
5. Financial Contributions and Affordable Housing 
 
(42) This scheme is CIL liable, whilst there is also a requirement to provide a minimum of 
30% on site affordable housing, the latter being secured by a section 106 legal agreement.   
 
6. Minimising Carbon Emissions 
 
(43) Policy CS23 requires all new developments to demonstrate that reductions in energy use 
through passive design and layout of development have been explored and applied, where 
practical.  I have suggested a condition requiring details of this (12).  Details relating to the 
sustainable code for homes are not relevant to this scheme as it involves less than 100 units 
so is not subject to this part of policy CS23.  At this stage I am satisfied that there is no 
conflict with the requirements of policy CS23. 
 
7. Sustainability of the Site 
 
(44) This principle matter was considered in connection with the previous outline scheme and 
with no circumstances changing on or off site I do not expect this to be an issue for Members 
on this occasion.  Ultimately, the scheme scored poorly in respect of site characteristics, 
given it is not a previously developed site, although evidence exists that parts were previously 
developed.  It did, however, score very well in respect of the other key topics that are to be 
given a high weighting in the forthcoming Windfall Sites SPD, namely accessibility and 
balanced and integrated communities.  Positives are also offered in respect of the provision of 
on site affordable housing, provision of an appropriate quantity of public open space, and 
provision of play equipment and with the latter two being of benefit to existing neighbouring 
residents.   
 
(45) The issue as to whether the site is sustainable was found to be finely balanced.  
However, it is clear that there are a number of benefits to a housing scheme on this site with 
improvements to sustainability being experienced by existing neighbouring residents and 
excellent accessibility and integration with surrounding developments.  In addition, as set out 
above, the site is within a priority area for development.   In my view a housing scheme in this 
location is sustainable, and in accordance with the guidance contained within the forthcoming 
Windfall Sites SPD and policy CS10. 
 
OUTSTANDING MATTERS 
 
(46) Amended drawings are awaited that show balconies on the east, west and south 
elevations to improve the amenity value for the residents. 
 
S106 AGREEMENT 
 
(47) An agreement to provide 30% of the units as affordable housing is proposed, together 
with a payment of £2000 towards a possible TRO. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(48) I have considered the application in the light of the Human Rights Act 1998.  I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act.  
 
CONCLUSION 
 
(49) Following Members resolution to grant permission for a similar outline housing scheme, it 
is my view that there is no reason to refuse this detailed submission.  The scheme evidently 
complies with adopted density, parking, layout and amenity space standards.  Approving this 
application would, in my opinion, provide an acceptable residential environment within a 



sustainable area dominated by housing and employment.  It will result in much needed 
housing, including a policy compliant level of affordable housing and I therefore consider that 
the overall benefits of the scheme outweigh the disbenefits.  I therefore consider that the 
scheme meets the requirement for windfall sites and that this application should be approved 
subject to the conditions set out in the report as well as the section 106 covering the heads of 
terms previously set out. 
 
RECOMMENDATION: 
 
Approval, subject to the completion of a s106 agreement within six months of the date of this 
resolution 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans: 3501-PD-

01; 3501-PD-02; 3501-PD-03; 3501-PD-10; 3501-PD-11; 3501-PD-12; 3501-PD-13; 
3501-PD-14; 3501-PD-20; 3501-PD-21; 3501-PD-22; 3501-PD-23; 3501-PD-24; 3501-
PD-25; 3501-PD-26; S10/2938/01; S10/2938/02 
Design and Access Statement 
Planning Statement 
Transport statement including sustainability analysis 
Arboricultural survey and integration report 
Flood risk assessment 
Acoustic and vibration assessment 
Phase 1 habitat and ecology 
Section 106 Agreement (dated ???) 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Before commencement of the development hereby approved, details and samples of all 

materials to be used externally shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be carried out in accordance with the 
approved details. 

 
03 To ensure that the development does not harm the character and appearance of the 

existing building or the visual amenity of the locality in accordance with Policy B1 of the 
adopted Dartford Local Plan. 

 
04 Before commencement of the development hereby approved, using the results of the 

submitted noise survey, a scheme to demonstrate that the internal noise levels within 
the residential units will conform to the "good" design range identified by BS 
8233:1999, Sound Insulation and Noise Reduction for Buildings - Code of Practice, 
shall be submitted to and approved in writing by the Local Planning Authority. The work 
specified in the approved scheme shall then be carried out in accordance with the 
approved details and be retained thereafter.  If mechanical acoustic ventilation needs to 
be provided, self noise must not cause the internal noise levels to exceed the BS 8233 
criteria. 

 
04 In the interests of residential amenity. 
 
 
05 Prior to the commencement of the development, a scheme for the control of noise, 

vibration and dust shall be submitted to and approved in writing by the Local Planning 
Authority. The scheme shall comply with guidance found in BS5228-1:2009 and 
BS5228-2:2009 Noise and Vibration Control on Construction and Open Sites; and the 
Control of Dust from Construction Sites (BRE DTi Feb 2003). Upon commencement of 
the development, work shall be carried out in accordance with the approved scheme. 



 
05 In the interests of protecting the amenity of adjoining/nearby residential properties. 
 
06 No development shall commence until a scheme to demonstrate that the vibration dose 

values for the residential properties will not exceed 0.2 - 0.4 VDV 16hr day (07:00 - 
23:00) or 0.1-0.2 VDV 8hr. 

 
06 In the interests of residential amenity. 
 
07 Before commencement of any building operations on site (including demolition), 

effective wheel washing plant and equipment shall be installed on the site in 
accordance with details to be submitted to and approved by the Local Planning 
Authority and thereafter maintained in full working order in accordance with the 
approved details, until the development has been completed.  No vehicles shall leave 
the site until their wheels, chassis and external bodywork have been effectively cleaned 
and washed free of earth, mud, clay, gravel, stones or any other similar substance. 

 
07 In the interests of amenity and highway safety in accordance with Policy B1 of the 

adopted Dartford Local Plan. 
 
08 Before commencement of the development hereby approved, a scheme for a gas 

impermeable membrane shall be submitted to and approved by the Local Planning 
Authority.  The scheme shall include a ventilated sub floor area, whilst any services 
entering/leaving the structure shall be located above the gas impermeable membrane 
or adequate seals provided if the membrane is to be breached.  The details shall be 
implemented prior to occupation of the development hereby approved and thereafter 
maintained in accordance with the approved details. 

 
08 In the interests of safety in accordance with Policies DL1 and DL4 of the adopted 

Dartford Local Plan. 
 
09 Development shall not begin until a surface water drainage scheme for the site, based 

on sustainable drainage principles and an assessment of the hydrological and 
hydrogeological context of the development, has been submitted to and approved in 
writing by the local planning authority. The scheme shall subsequently be implemented 
in accordance with the approved details before the development is completed.  The 
scheme shall include details of how it shall be maintained and managed after 
completion. 

 
09 To prevent the increased risk of flooding, to improve and protect water quality and 

improve habitat and amenity. 
 
10 No development approved by this planning permission shall take place until a scheme 

that includes the following components to deal with the risks associated with 
contamination of the site shall each be submitted to and approved, in writing, by the 
local planning authority: 
1. a preliminary risk assessment which has identified: (a) all previous uses; (b) potential 
contaminants associated with those uses; (c) a conceptual model of the site indicating 
sources, pathways and receptors; (d) potentially unacceptable risks arising from 
contamination at the site; 
2. A site investigation scheme, based on (1) to provide information for a detailed 
assessment of the risk to all receptors that may be affected, including those off site; 
3. The results of the site investigation and detailed risk assessment referred to in (2) 
and, based on these, an options appraisal and remediation strategy giving full details of 
the remediation measures required and how they are to be undertaken; 
4. A verification plan providing details of the data that will be collected in order to 
demonstrate that the works set out in the remediation strategy in (3) are complete and 
identifying any requirements for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action. 



Any changes to these components require the express written consent of the local 
planning authority. The scheme shall be implemented as approved. 

 
10 To ensure protection of the groundwater from contamination in accordance with the 

NPPF. 
 
11 Before commencement of any building operations on site, details of a programme of 

archaeological work in accordance with a written specification and timetable, shall be 
submitted to and approved by the Local Planning Authority.  The details shall be 
implemented as approved. 

 
11 To ensure that features of archaeological interest are properly examined and recorded 

in accordance with Policy B12 of the adopted Dartford Local Plan. 
 
12 Before any part of the development hereby permitted is commenced, full surveys shall 

be carried out for the presence of reptiles on the site.  This should involve the setting of 
heat traps within the area with the survey comprising of a minimum of 7 visits.  The 
results of the surveys and any necessary mitigation measures shall be submitted to 
and approved in writing by the Local Planning Authority prior to works commencing. 
The approved mitigation measures shall be implemented as part of the development. 

 
12 To minimise the impact on protected species. 
 
13 Before commencement of the development hereby approved, details demonstrating 

that reductions in energy use through passive design and layout of the development 
must be submitted to and approved by the local planning authority. 

 
13 To minimise carbon emissions in accordance with policy CS23 of the adopted Core 

Strategy. 
 
14 No construction work shall take place on the site outside the hours of 0800 to 1800 

Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no working on 
Sundays and Bank Holidays. 

 
14 To protect the amenities of the residents of nearby dwellings in accordance with 

Policies E14 and B1 of the adopted Dartford Local Plan. 
 
15 Piling or any other foundation designs using penetrative methods shall not be permitted 

other than with the express written consent of the local planning authority, which may 
be given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to groundwater.  The development shall be carried out in 
accordance with the approved details. 

 
15 To ensure protection of the groundwater from contamination in accordance with the 

NPPF. 
 
16 Prior to occupation of the development hereby approved, a [petrol/oil/grease] 

interceptor shall be installed so that all surface water drainage from the surfaced areas 
passes through such interceptor and shall be maintained at regular intervals throughout 
the use of the development. 

 
 
16 To prevent pollution of surface and underground water courses in accordance with 

Policy B1 of the adopted Dartford Local Plan. 
 
17 The 96 car parking spaces, turning areas and means of access shown on the approved 

plans shall be provided prior to occupation of the building(s) hereby approved and kept 
available for such use at all times and no development, whether permitted by the Town 
and Country Planning (General Permitted Development) Order 1995 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto. 



 
17 To ensure the permanent retention of satisfactory car parking facilities in accordance 

with the Local Planning Authority's standards and Policies B1 and T23 of the adopted 
Dartford Local Plan. 

 
18 The development permitted by this planning permission shall only be carried out in 

accordance with the Flood Risk Assessment (FRA) hereby approved, and the following 
mitigation measure: Finished floor levels are set no lower than 4.41m above Ordnance 
Datum (AOD) for living accommodation and 4.71m above Ordnance Datum (AOD) for 
sleeping accommodation. The mitigation measures shall be fully implemented prior to 
occupation and subsequently in accordance with the timing / phasing arrangements 
embodied within the scheme, or within any other period as may be subsequently be 
agreed, in writing, by the local planning authority. 

 
18 To reduce the risk to life and property from flooding. 
 
19 Prior to the occupation of the development hereby approved, details of all boundary 

enclosures shall be submitted to and approved by the local planning authority.  The 
details shall include a 2m high enclosure between the rear boundaries of all properties 
and adequate security fencing to the south and north of the site. Development shall be 
carried out and thereafter maintained in accordance with the approved details. 

 
19 To ensure that the proposed development does not prejudice the enjoyment by 

neighbouring occupiers of their properties and the appearance of the locality in 
accordance with Policies B1 and H12/H14 of the adopted Dartford Local Plan. 

 
20 Prior to occupation of the development hereby approved, the pedestrian and vehicular 

accesses, roads and footpaths to serve the site shall be completed and brought into 
use as shown on the plans hereby approved and access shall not be impeded by any 
form of barrier at any time. 

 
20 In the interests of highway safety in accordance with Policies B1, T20 and T27 of the 

adopted Dartford Local Plan. 
 
21 Prior to occupation of the development hereby approved details of facilities for the 

storage and collection of waste and refuse within the curtilage of the site shall be 
submitted to and approved by the Local Planning Authority.  Development shall be 
carried out and thereafter maintained in accordance with the approved details. 

 
21 To ensure that the proposed development does not prejudice the enjoyment by 

neighbouring occupiers of their properties and the appearance of the locality, and that 
adequate access can be gained by collection vehicles in accordance with Policies B1 
and H12/H14 of the adopted Dartford Local Plan. 

 
22 Prior to occupation of the development hereby approved, on site facilities shall be 

provided within the curtilage of the site for the secure and weatherproof storage of 
bicycles in accordance with details to have been submitted to and approved by the 
Local Planning Authority beforehand.  Such facilities shall be maintained thereafter. 

 
22 To encourage sustainable methods of transport in accordance with Policy T32 of the 

adopted Dartford Local Plan. 
 
 
23 Prior to occupation of the development hereby approved, details of bird boxes and bat 

boxes to be fixed to buildings or trees have been submitted to and approved in writing 
by the Local Planning Authority and the bird boxes and bat boxes shall be erected prior 
to the occupation of the dwellings in accordance with these details. The boxes shall be 
maintained in accordance with the approved details. 

 
23 To enhance the biodiversity value of the site. 



 
24 Prior to occupation of the development hereby approved, a verification report 

demonstrating completion of works set out in the approved remediation strategy and 
the effectiveness of the remediation shall be submitted to and approved, in writing, by 
the local planning authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the 
site remediation criteria have been met. It shall also include any plan (a "long-term 
monitoring and maintenance plan") for longer-term monitoring of pollutant linkages, 
maintenance and arrangements for contingency action, as identified in the verification 
plan. The long-term monitoring and maintenance plan shall be implemented as 
approved. 

 
24 To ensure protection of the groundwater from contamination in accordance with the 

NPPF. 
 
25 Prior to occupation of the development hereby approved, a landscaping scheme 

including both hard and soft landscaping and a programme for its management, shall 
be submitted to and approved by the Local Planning Authority and shall be 
implemented prior to the occupation of the first unit (unless this falls outside of the 
planting season in which case it shall be implemented at the first opportunity during the 
following planting season, between October and March inclusive).  Such landscaping 
shall thereafter be maintained for a period of five years.  Any trees, shrubs or grassed 
areas which die, are removed or become seriously damaged or diseased within this 
period shall be replaced within the next planting season with plants of similar species 
and size to that approved. 

 
25 To safeguard the visual amenities of the locality in accordance with Policy B3 of the 

adopted Dartford Local Plan. 
 
26 Prior to occupation of the development hereby approved, an on-site signage strategy 

shall be submitted to and approved by the local planning authority.  The signage shall 
be erected and maintained thereafter in accordance with the approved details. 

 
26 To discourage access to Crossways business park and the railway station via the site 

and St Marys Road to the north as well as encourage sustainable modes of transport 
for the residents of the dwellings, hereby approved. 

 
27 No infiltration of surface water drainage into the ground is permitted other than with the 

express written consent of the local planning authority, which may be given for those 
parts of the site where it has been demonstrated that there is no resultant unacceptable 
risk to controlled waters. The development shall be carried out in accordance with the 
approved details. 

 
27 To ensure protection of the groundwater from contamination in accordance with the 

NPPF. 
 
INFORMATIVES 
 
01 Thames Water will aim to provide customers with a minimum pressure of 10m head 

(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames 
Waters pipes.  The developer should take account of this minimum pressure in the 
design of the proposed development. 

02 New street name(s) and/or property numbers will be required for this development. 
Please apply as soon as possible as this process involves lengthy consultations.   
Please contact the Property Information Officer on: 01322 343434. 

 
03 The applicant is advised to contact Environmental Health on 01322 343434 for 

technical advice with regards to the submission of a contaminated land assessment 
and verification/closure report. 

 



04 Contaminated soil that is, or must be disposed of, is waste. Therefore, its handling, 
transport, treatment and disposal is subject to waste management legislation, which 
includes: (i) Duty of Care Regulations 1991; (ii) Hazardous Waste (England and Wales) 
Regulations 2005; (iii) Environmental Permitting (England and Wales) Regulations 
2010; (iv) The Waste (England and Wales) Regulations 2011.  Developers should 
ensure that all contaminated materials are adequately characterised both chemically 
and physically in line with British Standards BS EN 14899:2005 'Characterisation of 
Waste - Sampling of Waste Materials - Framework for the Preparation and Application 
of a Sampling Plan' and that the permitting status of any proposed treatment or 
disposal activity is clear. If in doubt, the Environment Agency should be contacted for 
advice at an early stage to avoid any delays.  If the total quantity of waste material to 
be produced at or taken off site is hazardous waste and is 500kg or greater in any 12 
month period the developer will need to register with the Environment Agency as a 
hazardous waste producer. Refer to www.environment-agency.gov.uk for more 
information. 

 
05 The applicant is advised that this permission is granted subject to the requirements and 

contributions as set out in the accompanying completed Section 106 agreement. 
 
06 The applicant's attention is drawn to the informative comments and   recommendations 

contained in the Environment Agency's letter dated 24th September 2014. 
 
07 This site is within 250 metres of a known landfill site and your attention is drawn to Part 

C of the Building Regulations, which requires a gas proof membrane to be installed as 
part of the construction. 

 
08 The applicant is advised that it is an offence to intentionally kill, injure or capture bats, 

deliberately disturb bats (whether in roost or not), recklessly disturb roosting bats or 
obstruct access to their roots, damage or destroy bat roosts. 

 
09 The applicant is advised that the Council normally seek a minimum of Code Level 4 of 

the Code for Sustainable Homes in accordance with Policy CS 23 of the Core Strategy. 
 
10 If implemented, the development which is the subject of this notice is likely to be liable 

for a Community Infrastructure Levy (CIL) payment.  Persons with an interest in the 
land are advised to consult the CIL guide on Dartford Council's Website 
(http://tinyurl.com/DartfordCIL) for information on the charge and any exemptions or 
relief, and to submit CIL forms 5: Notice of Chargeable Development and 6: 
Commencement Notice (available from www.planningportal.gov.uk/cil) to the Council 
before commencement to avoid additional interest or surcharges. If liable, a CIL 
Liability Notice will be sent detailing the charges, which will be registered as a local 
land charge against the relevant land. 

 
11 If planning permission is granted for the development which is the subject of this notice, 

liability for a Community Infrastructure Levy (CIL) payment is likely to arise.  Persons 
with an interest in the land are advised to consult the CIL guide on Dartford Council's 
Website (http://tinyurl.com/DartfordCIL) for information on the charge and any 
exemptions or relief, and to submit the relevant forms (available from 
www.planningportal.gov.uk/cil)  to the Council before commencement to avoid 
additional interest or surcharges.  If liable, a CIL Liability Notice will be sent detailing 
the charges, which will be registered as a local land charge against the relevant land. 
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Address :  Land To Rear Of 2-33 St Marys Road Stone Kent   
 

Date: 17 October 2014 Scale: Not to Scale 
 

 

Crossways

C
R
O
S
S
W

AY
S B

O
U
LE

VA
R
D

Church Hill

Orchard Terrace

Cottages

Lads of the

Brewery House

Crossways

Reproduced from the Ordnance Survey map with the permission of the controller of Her Majesty’s Stationary Office © Crown Copyright. 2013
Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings. Dartford Borough Council 100025870  2013

�


