
           
   DEVELOPMENT CONTROL BOARD 
 
    12 February 2015 
 
Reference: 14/01689/OUT    Officer: Mrs Sonia Bunn 
 
Location: Land At London Road And Craylands Lane 

Craylands Lane 
Swanscombe 
Kent 

 
Proposal: Outline application for residential development for up to 110 mixed tenure 

units, including a new vehicular access to Craylands Lane, including 
emergency access and creation of a development platform and associated 
works including the demolition of existing buildings 

 
Applicant: Lafarge Tarmac Ltd/Mr J Toyn 
 
Agent:  David Lock Associates/Mr W Riley 
 
Target Date: 09/03/2015 
 
Parish / Ward: Swanscombe & Greenhithe T.C. / Greenhithe 
 
RECOMMENDATION: 
 
Approval of Outline Permission. 
 
SITE DESCRIPTION 
 
(1)  The site is located on the western side of the junction of London Road and Craylands 
Lane.  The southern boundary of the site runs along the lower slope of the railway 
embankment of the North Kent Line.  The western end of the site is defined by steep sided 
chalk cliffs rising some 20m above the quarry floor. These cliff faces also wrap around the 
south western edge of the site with London Road. The northern boundary of the site is formed 
by London Road, although the site is at grade with London Road at its eastern end it quickly 
drops below the road as this climbs towards Greenhithe. 
 
(2)  Directly opposite the site, on the eastern side of Craylands Lane, is the former Omya 
works chalk quarry, known now as "The Tank" which has been substantially filled with spoil 
from the excavation of the tunnel below the Thames for the HS1 route. 
 
(3)  The application site is roughly wedged shaped, measuring approximately 210m in length 
and varying in width from 80m at its western end up to 125m at its eastern boundary with 
Craylands Lane.  
 
(4)  The north eastern corner of the site was last used by a plant hire company (over 10 years 
ago now); a fence encloses these premises. The remainder of the site is vacant and 
overgrown, with just a few small redundant buildings associated with a former car repair use.  
 
(5)  A trench crosses the site containing a number of pipes previously used to take water from 
Eastern Quarry. It runs from the south eastern corner of the site under the London Road to 
Swanscombe Peninsula.  
 
(6)  The site is covered by a number of trees particularly spreading down from the railway 
embankment but also in the central and western parts of the site. This is predominantly young 
to early mature self-seeded sycamores, with some areas of scrub.  
 
 



THE PROPOSAL 
 
(8)  The current planning application seeks outline planning permission for the redevelopment 
of the site for 110 dwellings with all matters reserved except means of access. This 
application is the same proposal as that granted planning permission in 2008 and extended in 
2011 but which expired in August 2014. 
 
(9)  A development framework has been submitted with the planning application, which 
indicates the areas of development and open space proposed at the site. The western and 
most of the northern boundary will be woodland or landscaped trees and shrubs, 
approximately 0.24ha. A horseshoe of accessible open space is proposed adjacent to this 
(0.15ha).  A strip along the eastern boundary is set aside for access and the provision of a 
footpath/cycleway within the site. The remainder of the site is shown as being for residential 
development, approximately 1.2 hectares. 
 
(10) All matters are reserved for future consideration apart from the primary access to and 
emergency vehicular access which is to be taken from Craylands Lane. The primary access 
into the site is shown to be via the creation of a priority junction into the site (with a right turn 
lane). In addition an emergency vehicular access is included on the submitted plans, which is 
in the south eastern corner adjacent to the railway land. A footway is also shown to be 
provided as part of the junction works, along the western side of Craylands Lane linking to the 
footway on the south side of London Road. 
 
(11) Due to the amount of chalk extracted from the application site area, the ground level is to 
be raised by between 4.3 and 5.3 metres in order to meet Environment Agency standards. A 
development platform is therefore proposed which is 6.8m AOD in the west and along the 
northern boundary but rising to 12m AOD in the south eastern corner in order to meet 
Craylands Lane. 
 
(12) An illustrative Master Plan has been submitted in support of the application, which shows 
a residential development comprising of both apartments and houses, with the proposed 
buildings being three and four storey in height.    
 
(13) The application is supported by an ecological assessment and bat and reptile surveys; 
an archaeological assessment; a tree survey; flood risk assessment; air quality assessment; 
noise assessment; transport assessment; and a baseline review of the geology and potential 
for contaminated land.  
 
RELEVANT HISTORY 
 
(14) Outline planning permission was first granted on 29 August 2008 for the residential 
development of up to 110 mixed units, together with new vehicular access to Craylands Lane, 
including emergency access and creation of a development platform on which the new 
development will be constructed.  A legal agreement attached to this permission required 
30% affordable housing, contribution to KCC service provision contributions towards the 
Strategic Transport Infrastructure Programme; and the delivery of a pedestrian crossing 
across London Road. 
 
(15) This permission was renewed in 2011 but expired in August 2014.  
 
COMMENTS FROM ORGANISATIONS 
 
(16) Environment Agency: No objection but suggest the imposition of conditions requiring 
approval of surface water drainage details; contamination assessment, mitigation; and a 
verification report; restriction on piling and surface water. 
 
(17) KCC Archaeology: Much of the site has been quarried but there is some potential for 
archaeological remains to be impacted by development towards the edge of the site and there 
may be some industrial archaeological remains to mitigate. They suggest therefore that a 



condition is imposed seeking further archaeological work to ensure the potential is fully 
assessed and recorded.  
 
(18) Swanscombe and Greenhithe Town Council: Objects to the proposal on the grounds of 
traffic, noise, air quality and ecology. The Town Council consider that account should be 
taken of the increased vehicular movements in the area since 2004. They also advise that the 
Town Council adopted a Local Development Framework in 2008 which should be taken into 
account in considering s106 obligations, specifically the identified projects in close proximity 
to the application site. They are concerned that the previous s106 did not include any legal 
requirement for the Town Council to be involved in the collection of money. They seek to be 
involved in discussions on the s106.  
 
(19) Kent Police Crime Prevention Design Advisor: They confirm that the applicant has 
considered crime prevention but this is an outline planning application and detailed design is 
not a matter for consideration at this time. They suggest an informative advising that the 
CPDA is involved in pre-application discussions on reserved matters applications. 
 
(21) Kent Highway Services: Advise that the pedestrian crossing previously sought through 
the planning permissions for this site is no longer required as the crossing will be provided as 
part of Manor Way/London Road/Craylands Lane signalised junction. The development 
should be able to accommodate these highways improvements and request that land on the 
corner of the site is reserved, as shown on plans in the transport assessment should this 
become necessary. They note that the location of the emergency access is far from ideal but 
accept that there is no other option due to levels. They recommend a condition requiring 
approval of a Construction Management Plan. 
 
(22) Environmental Health: Confirm that the air quality assessment has been carried out in 
line with best practice and that the report concludes there are imperceptible impacts on air 
quality. However, they advise that new developments should aim to improve air quality and 
that dust and emissions should be managed at construction stage and tree planting should be 
included to absorb particulates, as well as seeking to promote modes of transport with low air 
quality impacts. 
 
(23) Thames Water: Advise that an informative be imposed on any planning permission 
advising that they aim to provide customers with a minimum pressure and this should be 
taken account of in any detailed design. They require piling details to be approved. 
 
NEIGHBOUR NOTIFICATION 
 
(24) No response has been received. 
 
RELEVANT POLICIES 
 
Core Strategy 
 
(25) The site is included within the Thames Waterfront Priority Area and Policy CS6 promotes 
the creation of a vibrant mixed-used riverfront around this area with a supporting residential 
development. 
 
(26) Policy CS10 refers to the allocation of land for housing with the Thames Waterfront area 
as contributing to housing needs and advises that housing proposals in this area will be 
supported subject to compliance with other policies. 
 
(27) Policy CS14 specifically refers to the site in diagram 8 as including a proposed green 
space within a development site which reflects the previous planning permission proposals. 
 
(28) Policies CS15 and CS16 seek to manage transport demand and facilitate transport 
investment.  
 



(29) Policy CS17 seeks to ensure a high standard of design and provides broad indications of 
appropriate densities; over 50 dwellings per hectare for sites which integrate with Fastrack.  
 
(30) Policy CS18 seeks to achieve a mix of housing sizes and types.  
 
(31) Policy CS19 seeks the delivery of 30% affordable housing on development sites of 15 
units and over in urban areas 
 
(32) Policy CS24 seeks to manage and mitigate flood risk through the requirement of Flood 
Risk Assessments and also the application of the SUDs management train. The policy also 
requires a generous amount of open space in new developments. 
 
Dartford Local Plan 
 
(33) Policy B1 seeks to achieve a high standard of development and sets out criteria against 
which development proposals should be considered. 
 
COMMENTS 
 
Key Issues 
 
(34) The principle for residential development has been established within the Core Strategy 
and the identification of the site as a housing allocation. The principle for the development of 
the site for 110 dwellings has been established by the previous planning permissions and the 
key consideration therefore is whether there are material considerations which may have 
changed significantly. The key issues for consideration are the highway impact; the impact on 
ecology; the impact on drainage and water supply; and also whether a suitable environment 
can be provided for future residents as well as achieving a high quality of design. 
 
Highway Issues 
 
(35) Vehicular access to the site will be provided by a new priority junction onto Craylands 
Lane. This will include the provision of a right turn lane on Craylands Lane and a refuge island 
for pedestrians crossing Craylands Lane. Since some of the new junction arrangement is 
outside of the application site it is recommended that a Grampian condition [condition 30] be 
imposed on the permission, which requires this junction to be provided before occupation of 
the proposed dwellings.  An emergency access would be provided to the south via a 
dedicated road protected by a bollard [condition 33]. 
 
(36) A transport impact assessment has been carried out for the proposals by the applicants 
and the findings show that the impact of the proposed development on traffic flows through 
the London Road/Craylands junction would not be significant and can be accommodated on 
the existing junction arrangement and the new signalised junction arrangement for London 
Road with Manor Way and Craylands Lane being provided as part of the secondary means of 
access to Ingress Park The Transport Assessment concludes that the overall level of traffic 
would remain low and the traffic conditions on Craylands Lane would not change significantly 
as a result of this development.  The findings of this traffic impact assessment are not 
disputed by Kent Highways.   
 
(37) The site is well served by public transport, including Fastrack, due to the location of a bus 
stop and Fastrack stop adjacent to the site on London Road and I therefore consider this a 
sustainable location for development as recognised by its allocation in the Core Strategy.   
 
(38) However, the pedestrian and cycle access is poor at present due to the industrial history 
of the site.  The proposal therefore includes the provision of a new cycleway/footpath along 
the western side of Craylands Lane extending from the railway bridge to the bus stop on the 
south side of London Road.  Steps are also proposed from within the site to London Road 
adjacent to the bus stop.   
 



(39) The previous planning permissions required the provision of a pedestrian crossing as 
part of the site development in order to enable safe access to the bus stop on the north side 
of London Road. However, a pedestrian crossing is now facilitated with the proposed 
signalised junction which will allow safe crossing of London Road. The secondary means of 
access to Ingress Park is now under construction and so the signalised junction should be in 
place before any occupation could take place on the application site. I am satisfied therefore 
that there is not a requirement for a legal agreement for the pedestrian crossing. However, in 
the unlikely event that work on this junction should not be completed I would suggest that a 
condition is imposed requiring the provision of a pedestrian crossing before first occupation 
[condition 31]. 
 
(40) Parking provision and the assessment of the detailed layout against the Council's parking 
standards is a matter for the detailed reserved matters submission and will be assessed 
against Council standards at that time. 
 
Ecology 
 
(41) Recent ecological assessments confirm that much of the habitat on the site is of little 
value. A specific bat survey was undertaken but due to the deterioration of the vacant 
buildings on the site, there is no longer any evidence of bats on the site. The survey 
concluded that the site had some suitable habitat for foraging bats but that as the proposal 
seeks to reinforce some of the existing woodland around the periphery of the site, it is not 
considered that the loss of the remaining trees would have any detrimental impact. 
 
(42) A reptile survey has also been undertaken on the site, this found that the site supported a 
low population of common lizard and grass snake in the eastern part of the site where the 
former buildings are located. The western part of the site is considered unsuitable habitat due 
to its potential for flooding. The report concludes that although some suitable habitat will be 
lost during construction of the development, there are small areas around the periphery of the 
site which could support a small population whilst construction is under way and until the new 
habitat on site is created within the open space. The report recommends that a reptile 
mitigation strategy is agreed prior to work started and I have suggested a condition requiring 
this [condition 7].  
 
(43) The ecological assessment also recorded Japanese Knotweed within an area of dense 
scrub on the site. The assessment recommends that a Japanese knotweed method statement 
be developed in consultation with the Environment Agency. 
 
Drainage/Water Supply 
 
(44) The flood risk assessment suggests that drainage on the site might be able to be dealt 
with by soakaways, but the Environment Agency have concerns about this due to the 
proximity of the groundwater beneath the site. They require further contamination 
investigation in order to ensure that the soakaways would not contaminate the groundwater. It 
is suggested therefore that a condition [condition 8] is imposed requiring the approval of a 
drainage strategy based on sustainable drainage principles.   
 
Residential amenity of future occupants 
 
(45) Given the nature of the site there are issues that could impact on the amenity of future 
residents, these include the potential for overshadowing by the cliffs on the site, noise impact 
from London Road and the railway; access to local facilities and also the general density of 
development across the site. 
 
(46) In order to ensure that areas of development are not unacceptably overshadowed by the 
cliffs or the railway embankment, the previous applications carried out daylight modelling 
which indicated parts of the site will be overshadowed during the shortest day of the year due 
to the north facing cliffs to the west of the site. However the extent of this overshadowing is 
fairly limited and the illustrative master plan indicates that this area does not need to be built 



on. I am satisfied therefore that this is an issue which can be designed out of the development 
at the detailed design stage in order to ensure a high level of amenity.   
 
(47) The detailed design of the layout will also need to address the impact of the cliffs and the 
embankments to ensure a pleasant outlook for the proposed dwellings and also a safe 
environment. However, this is a consideration for the detailed submission. 
 
(48) A noise assessment has been carried out for the site which indicates that noise levels 
around the edges of site are above normal acceptable levels but the majority of the centre of 
the site falls within levels which can be satisfactorily mitigated. The noise impact assessment 
suggests the use of a noise bund or noise fence in order to reduce noise but this cannot be 
considered more fully until the detailed design stage. I would suggest that a condition 
[condition 10] is imposed requiring a noise mitigation strategy to be submitted at the same 
time as the reserved matters submission as the siting and type of the buildings themselves 
can be used to reduce noise. 
 
Open space 
 
(49) Approximately 0.39 hectares of the site is shown by the applicants to be given over to 
open space within the development framework plan submitted with the application, which is 
approximately 23 %of the total site area and therefore complies with the Core Strategy.  
Some of this area is unusable by people but provides an ecological resource but I consider 
that there is sufficient useable open space on site to provide for the 110 units proposed.  In 
addition, the site is in close proximity to off-site leisure routes to Swanscombe Peninsula  
 
(50) The Illustrative Master Plan shows that the number of units proposed could be 
accommodated within the site without comprising on the residential amenity of future 
occupants in terms of outlook and privacy. I am satisfied therefore that the site can 
accommodate the number of dwellings proposed.  
 
Landscaping and visual impact 
 
(51) A tree survey has been submitted with the application, which shows that there are no 
individual trees of value on the site.  The woodland consists predominantly of regenerating 
sycamore. Many of the existing trees will be lost as a result of the land raising that will need to 
be carried out on the site.  Tree belts would be retained along the western and northern 
boundary in addition the trees on the railways embankment outside the site will remain 
contributing to the sylvan backdrop to the site.  Additional new planting is proposed to 
supplement these existing landscaped areas and also within the built development of the site.  
 
(52) Trees on the railway embankment lie outside of site and therefore unless affected by the 
railway operator will remain as a backdrop to the site on the southern boundary. 
 
(53) As the proposal is only outline, I am not able to consider the detailed design of the 
development but consider that a high quality development can be achieved on this site which 
will contribute to the appearance of this major road through the Borough. 
 
Density 
 
(54) The site has an area of 1.72 hectares and therefore a density of approximately 64 
dwellings/ hectare which reflects the mix of housing and apartments. This density complies 
with policy CS17 which allows for major sites which integrate with Fastrack to be over 50 
dwellings per hectare. This site integrates with Fastrack very well as the stop is directly 
adjacent to the site. The use of higher density terraced housing and apartments is also 
considered the optimum built form on this site, as this allows the buildings to be used as noise 
buffers to the railway and London Road improving the amenity of the central part of the site. I 
consider therefore that this is an acceptable level of density for the site. 
 
 
 



 
 
OTHER ISSUES 
 
Flood Risk 
 
(55) The applicants advise that there is little evidence of flooding at the site as groundwater 
levels are being artificially lowered. However, in order to reduce the risk of flooding to new 
dwellings, site levels are to be raised to a minimum of 6.8m which meets the Environment 
Agencies requirements.  Habitable floor levels will be a minimum of 600mm above this level. 
 
Contamination 
 
(56) The application includes the contaminated land desk top assessment submitted with the 
previous application, which carried out a walk over survey and examined archival material to 
assess the potential for contamination on site. This concluded that the level of fill proposed 
will break contamination pathways to future residents and reduce potential for contamination 
to migrate into groundwater due to the reduction in rainfall.  
 
(57) However, the depth of fill used varies across the site due to the variety in different levels 
and there are concerns from the EA, and previously from environmental health that this is not 
a fully acceptable approach across the whole site. It is therefore recommended that a full site 
investigation be carried out before the remediation strategy can be agreed. I would suggest 
therefore that a condition [condition 43] be imposed requiring full site investigation and 
approval of a remediation strategy.  
 
Affordable Housing 
 
(58) The applicants have indicated they are prepared to provide 30% affordable housing with 
details to be agreed. I would suggest that this is incorporated into a condition [condition 5 & 6] 
as if they wish to vary this they will have to make a planning application for variation which will 
be considered fully and against planning policy, as opposed to a legal agreement where 
change to affordable housing obligations is based on viability only. 
 
CIL 
 
(59) The previous planning permission was subject to a legal agreement requiring payment of 
contributions to KCC for service provision and payment towards the Strategic Transport 
Infrastructure Programme. These requirements are now covered by the payment that the 
applicants will have to make for the Community Infrastructure Levy which is based on the final 
floor area of the detailed design, currently the CIL rate is £100.  Payment is payable on 
commencement of the development. 
 
Other issues arising in consultee responses 
 
(60) The Town Council did ask for contributions towards leisure and community facilities when 
the previous application was considered and refer to this again in their current response. 
However, in considering the previous planning permissions it was felt that these requests did 
not directly related to the impacts of the application and Members resolved to grant planning 
permission without seeking a contribution for the Town Council. I am of the opinion that there 
has been no change in circumstance since the consideration of the last planning permission 
for the site. The proposal will allow for the provision of open space on site. I have considered 
the current application in the light of the Swanscombe and Greenhithe Town Council's LDF 
and Swanscombe and Greenhithe Master Plan but can find no material consideration which 
would change my considerations here. 
 
(61) However, the National CIL Regulations require Dartford to pass on 15% of CIL receipts 
collected in the Swanscombe and Greenhithe area to the Town Council. At present this is 
subject to a cap of £100 every year per existing property. The receipts may be used to fund 
both provision, improvement and maintenance of infrastructure that supports development in 



the area but they do not need to be tied to the development as is the case with s106 
obligations and could therefore be used to support the implementation of the local projects 
identified by the Town Council.  
 
HUMAN RIGHTS IMPLICATIONS 
 
(62) 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. 
 
CONCLUSIONS 
 
(63) I am of the opinion that there have been no significant material changes since the last 
planning permission on the site was granted and consider that the proposal for the 
redevelopment of the site for up to 110 dwellings is acceptable.  
 
(64) In addition, the development of the site also allows for reuse of previously used land, and 
its improvement visually by removing the deteriorating structures and buildings from the site. 
The site is located on a prominent location on one of the main routes running through the 
Borough and I consider the proposal will improve the visual amenity of this part of London 
Road. 
 
RECOMMENDATION: 
 
Approval of Outline Permission. 
 
01 Approval of details of the layout, scale and appearance of the building(s), and the 

landscaping of the site (hereinafter called "the reserved matters") shall be obtained 
from the Local Planning Authority in writing before any development is commenced.  
Application for approval of the reserved matter(s) shall be made to the Local Planning 
Authority before the expiration of three years from the date of this permission.  The 
development hereby permitted shall be begun either before the expiration of five years 
from the date of this permission, or before the expiration of two years from the date of 
the last of the reserved matters to be approved, whichever is the later. 

 
01 In pursuance of Section 92(2) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: 
 

Site Location Plan LAF035/001 Rev A 
Site Plan LAF035/002 
Development Framework Plan LAF035/003 
Proposed Site Access Arrangements 30364/5001/002 Rev A 
Land Raise Proposals C00(920) 043 Rev A; C C00(920) 043a Rev A; C00(920) 043b 
Rev O, 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 All habitable accommodation shall be at a minimum level of 7.3m above Ordnance 

Datum Newlyn and there shall be an unobstructed, internal means of escape from any 
basement parking areas to a higher level from where rescue can be made. 

 
03 To ensure that living accommodation is above the flood risk level in accordance with 

Policy NR7 of the Dartford Borough Local Plan Review Second Deposit Draft 2002. 
 
04 Pursuant to details submitted in accordance with condition 1 ( reserved matters) cross-

sections and street elevations of the proposed development shall be submitted to the 
Local Planning Authority. 

 



 
04 In order to assist in the understanding of the impact of the new buildings and streets 

within the proposed topography in order to ensure a high quality development is 
provided and that there will be no detrimental impact on future occupants. 

 
05 Unless otherwise approved in writing by the Local Planning Authority: 
 (a) the development shall include a minimum of 30% of the dwellings as affordable 

 homes 
 (b) 50% of the affordable homes shall be affordable rented homes and 50% shall be 

 intermediate housing ownership homes 
 (c) no more than 70% of market homes on the site shall be occupied until the 

 affordable housing has been provided in accordance with the affordable housing 
 strategy approved under Condition 6. 

 (d) the affordable housing units shall be constructed to Lifetime Homes standards 
 (or such national measure of sustainability for house design that replaces that 
 scheme) 

 
05 In order to ensure the provision of affordable housing on the site in accordance with 

Policy CS 19 of the Core Strategy. 
 
06 Prior to the submission of any application for the approval of details pursuant to 

Condition 1, an affordable housing strategy shall be submitted that addresses the 
following issues: 
a) the size of the proposed affordable rented units 
(b) the type of intermediate housing that will be provided 
(c) the affordable housing provider who will be providing the affordable housing units 
(d) the proposed arrangements for the transfer of the affordable housing to the 

affordable housing provider 
(e) the arrangements for the Local Planning Authority to nominate occupiers of the 

affordable housing units 
(f) the arrangements for ensuring that the affordable housing shall not be used for 

any purpose other than affordable housing save where, on agreed terms set out 
in the proposed scheme, either: 
(i)  there is a statutory or contractual right to acquire the property 
(ii) a mortgagee or chargee enters into possession 

 
06 In the interests of the needs of the community, in accordance with the Core Strategy 

Policy CS19: Affordable Housing and  
 
Informative 

The following terms (and those related to them) referred to at Conditions 5 & 6 shall be 
defined as set out below: 
affordable housing provider means either: 
(a) a registered provider; or  
(b) an alternative person or body who may lawfully provide or fund affordable 
housing from time to time approved by the Local Planning Authority 
Lifetime Home means a Dwelling constructed fully in accordance with the "Lifetime 
Home Revised Criteria July 2010" or any replacement guidance issued.  

 
07 Prior to the commencement of any works hereby permitted on the site, and before the 

submission of reserved matters, details of a reptile mitigation strategy shall be 
submitted to and approved in writing by the Local Planning Authority. 

 
07 To ensure the protection of reptile species in the area. 
 
08 Prior to or at the same time that the reserved matters submission under condition 1 is 

submitted, 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 also 
include demonstration that the first 5mm of a rainfall event will be captured and treated 
in soft SuDS features to improve the quality of discharge. 

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

improve habitat and amenity. 
 
09 The reserved matters details submitted under condition 1, shall show the location and 

design of the dwellings taking account of the noise impact assessment by PBA dated 
November 2014. 

 
09 To ensure an adequate level of amenity for future occupants. 
 
10 Prior to or at the same time that the reserved matters submission under condition 1 is 

submitted, a scheme for noise attenuation measures shall be submitted to and 
approved by the Local Planning Authority.  Any such scheme shall detail the calculated 
effects of the proposed attenuation measures and upon approval shall be implemented 
prior to occupation of the development hereby approved and thereafter maintained in 
accordance with the approved details. 

 
10 To protect the amenities and privacy of the adjoining properties in accordance with 

Policies E14 and B1 of the adopted Dartford Local Plan. 
 
11 The details submitted in pursuance to Condition 1 shall be accompanied by a scheme 

of landscaping and a programme for its management, which shall be implemented prior 
to first occupation (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. 

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

adopted Dartford Local Plan. 
 
12 No work on site shall take place until the applicant or their agents or successors in title, 

has secured the implementation of a programme of archaeological work in accordance 
with a written specification and timetable which has been submitted to and approved by 
the Local Planning Authority. 

 
12 To ensure that features of archaeological interest are properly examined and recorded. 
 
13 No work on site shall take place until the applicant, or their agents or successors in title, 

has secured the implementation of a programme of building recording in accordance 
with a written specification and timetable which ahs been submitted to and approved by 
the Local Planning Authority. 

 
13 To ensure that historic building features are properly examined and recorded. 
 
14 Before commencement of any building operations on site, a contaminated land 

assessment, including a site investigation and remediation methodology (if necessary) 
shall be submitted to and approved by the Local Planning Authority.  If during any 
works contamination is encountered which has not previously been identified then the 
additional contamination shall be fully assessed and an appropriate remediation 
scheme agreed with the Local Planning Authority.  Any remediation details shall be 
implemented as approved. 

 
14 In the interests of safety and amenity in accordance with Policies DL1 and DL4 of the 

adopted Dartford Local Plan and/or the protection of Controlled Waters. 
 



15 Before work commences on site details of an environmental management scheme and 
construction code of practice shall be submitted to the Local Planning Authority for 
approval. The scheme shall include details of the hours of work; the use of machinery 
and equipment that is quieter by design and vibration control measures; details of dust 
suppression; removal of waste and spoil from the site; and the parking of site traffic, 
employees and sub-contractors vehicles. These schemes shall cover demolition and 
clearance of the site, land raising and construction. If necessary the details shall be 
revised and submitted for approval for each of these different phases. 

 
15 To protect the amenities of the residents of nearby dwellings. 
 
16 Prior to the commencement of the development, details of foul water drainage shall be 

submitted to and approved in writing by the Local Planning Authority.  The scheme 
shall be carried out in full accordance with the approved details and in accordance with 
a timetable to be approved by the Local Planning Authority. Such details shall include a 
survey and report assessing the capacity of the existing public sewer to accommodate 
the proposed flows from the development. 

 
16 To ensure satisfactory means of foul and surface water drainage in accordance. 
 
17 Details and samples of all materials including surface materials to be used externally 

shall be submitted to and approved in writing by the Local Planning Authority before the 
development is commenced, unless otherwise agreed in writing by the Local Planning 
Authority and the development shall be carried out in accordance with the approved 
details. 

 
17 In the interests of visual amenity and to ensure a high quality design in accordance with 

Policy B1 of the adopted Dartford Local Plan and Policy DD11 of the Dartford Borough 
Local Plan Review Second Deposit Draft 2002. 

 
18 Before installation, details of all external doors and windows to be used on the building 

shall be submitted to and approved by the Local Planning Authority.  The work shall be 
carried out and maintained in strict accordance with these approved details. 

 
18 In the interests of visual amenity and to ensure a high quality design in accordance with 

Policy B1 of the adopted Dartford Local Plan and Policy DD11 of the Dartford Borough 
Local Plan Review Second Deposit Draft 2002. 

 
19 The development shall not commence until details of all boundary walls and fences 

have been submitted to and approved by the Local Planning Authority.  These shall be 
erected in accordance with the approved details prior to the first occupation of the 
development. 

 
19 In the interests of the amenities of neighbouring property in accordance with Policies 

B1 and B3 of the adopted Dartford Local Plan. 
 
20 No development shall take place until full details of secure and weatherproof cycle 

parking have been submitted to and approved in writing by the Local Planning 
Authority.  The approved details shall be fully implemented prior to occupation of any 
residential unit and retained at all times thereafter. 

 
20 In the interests of sustainability and in accordance with Policy T15 of the Dartford 

Borough Local Plan Review Second Deposit Draft. 
 
21 Details of all street lighting, seating and all other street furniture to be used on the 

development shall be submitted to and approved by the Local Planning Authority prior 
to their installation.  The approved structures shall be erected prior to the first 
occupation of any residential unit and thereafter maintained in accordance with the 
approved details. 

 



21 In the interests of visual amenity and to ensure a high quality design in accordance with 
Policy B1 of the adopted Dartford Local Plan and Policy DD11 of the Dartford Borough 
Local Plan Review Second Deposit Draft 2002. 

 
22 Before the development hereby approved commences details shall be submitted to and 

agreed by the Local Planning Authority with regard to the provision of satellite/cable 
television for the apartment’s blocks. Such provision shall ensure that all apartments 
have access to such networks at the first time of occupation without the need to erect 
individual satellite antennas. The details approved shall be implemented prior to 
occupation of each apartment. 

 
22 In the interests of visual amenity and quality of the street scene 
 
23 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. 

 
23 To protect vulnerable groundwater resources and ensure compliance with GP3, 

Groundwater Protection: Policy and Practice. 
 
24 No tree and scrub removal shall take place between 1 March and 31 August inclusive 

in any year, unless otherwise agreed in writing by the Local Planning Authority. 
 
24 To ensure the protection of breeding birds. 
 
25 During the demolition land raise and construction phase, the hours of working shall be 

restricted to Monday to Friday 0800 hours to 1800 hours and on Saturday 0800 to 1300 
hours with no work on Sundays or Public Holidays. 

 
25 To protect the amenities of residents of nearby dwellings. 
 
26 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 until the development has 
been completed and 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. 

 
26 In the interests of amenity and highway safety. 
 
27 If during any works contamination is encountered which has not previously been 

identified, then no further development shall be carried out (unless otherwise agreed in 
writing with the Local Planning Authority) until the developer has submitted and 
received approval of an assessment of this unsuspected contamination together with 
an appropriate remediation scheme that is implemented as approved. 

 
27 In the interests of safety and amenity in accordance with Policies DL1 and DL4 of the 

adopted Dartford Local Plan and/or the protection of Controlled Waters. 
 
28 Prior to occupation of the development hereby approved, a contaminated land closure 

report shall be submitted to and approved by the Local Planning Authority.  The closure 
report shall include details of the proposed remediation works and the quality 
assurance certificates to show that the works have been carried out in full in 
accordance with the approved methodology.  This shall include photographic evidence.  
Details of any post remediation sampling and analysis to show the site has reached the 
required clean-up criteria shall be included in the closure report together with the 
necessary documentation detailing what waste materials have been removed from the 
site. 



 
28 In the interests of safety and amenity in accordance with Policies DL1 and DL4 of the 

adopted Dartford Local Plan and/or the protection of Controlled Waters. 
 
29 Prior to the first occupation of the development hereby approved the bat mitigation 

details set out in the approved Bat Survey and Mitigation Strategy dated August 2014 
by Middlemarch Environmental  shall be fully implemented and maintained. 

 
29 To ensure the continued presence of bats on the site. 
 
30 No residential unit hereby approved shall be occupied until the junction hereby 

approved to provide access onto on Craylands Lane has been completed in 
accordance with approved plans. 

 
30 In the interests of highway safety. 
 
31 No residential unit hereby approved shall be occupied until a pedestrian crossing 

facility is in place on London Road in close proximity of the site and to enable access to 
and from the bus stops on both sides of London Road. 

 
31 In order to ensure pedestrian safety and encourage use of public transport 
 
32 No residential unit hereby approved shall be occupied until the cycle route and footpath 

along Craylands Lane/ London Road as shown on the approved plans has been 
provided in accordance with details approved by the Local Planning Authority. 

 
32 In the interests of ensuring access for pedestrians and cyclists. 
 
33 An emergency vehicular access serving the development shall be provided and made 

available for use where necessary, before occupation of the 50th dwelling. 
 
33 In the interests of highway safety and providing vehicular access to the site at all times. 
 
34 Prior to the occupation of any units within the site a management plan for the public 

realm landscaping (both hard and soft landscaping) shall have been submitted to and 
approved by the Local Planning Authority.  Such a strategy shall be implemented and 
maintained in accordance with the approved details. 

 
34 To ensure the maintenance of a high quality public realm in perpetuity. 
 
35 All surface water drainage from parking areas and hard standings shall be passed 

through trapped gullies with an overall capacity compatible with the site being drained. 
 
35 To prevent pollution of the water environment in accordance with Policy B1 of the 

adopted Local Plan and Policies RDR07 and NR4 of the Dartford Borough Local Plan 
Review Second Deposit Draft. 

 
36 The areas shown on the approved plans, submitted and approved under condition 1, to 

be public open space, pedestrian routes and cycling routes shall be kept available for 
such uses at all times for use by the general public in perpetuity. 

 
36 In order to ensure public open access is maintained. 
 
37 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 
approval details. 

 



37 To protect vulnerable groundwater resources and ensure compliance with GP3, 
Groundwater Protection: Policy and Practice. All foul drainage will need to discharge 
directly to foul mains sewer. 

 
38 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order) no 
extensions, alterations or other forms of enlargement including roof enlargements shall 
take place without the prior permission of or on behalf of the Local Planning Authority. 

 
38 To ensure that, given the density of the development proposed, such additions are not 

intrusive in the overall visual amenity of this prominent site or result in detrimental 
impact on neighbours. 

 
39 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order) no 
demolition of buildings or boundary walls, fences or other means of enclosure shall 
take place unless agreed in writing by the Local Planning Authority. 

 
39 To maintain the high quality visual amenity of the development. 
 
40 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order) no 
satellite dishes shall be erected on the dwellings hereby permitted unless agreed in 
writing by the Local Planning Authority. 

 
40 To maintain an uncluttered visual appearance to the development. 
 
41 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order) with the 
exception of no more than one building of less than 10 cubic metres, no building shall 
be erected in the curtilage of the dwellings hereby approved unless agreed in writing by 
the Local Planning Authority. 

 
41 To maintain an uncluttered visual appearance to the development. 
 
42 All windows which are shown to have obscure glazing shall be maintained with obscure 

glazing and be non-openable at all times. 
 
42 In the interests of privacy of nearby occupants. 
 
INFORMATIVES 
 

01 The developer is advised that the detailed reserved matters submission should take 
account of opportunities for crime prevention through environmental design and are 
encouraged to consult with the local planning authority and the Kent Police Crime 
Prevention Design Advisors (CPDAs). 

 
02 The Master Plan submitted with the planning application is illustrative and is therefore 

not approved under this permission. The Local Planning Authority would like to clarify 
that any detailed layouts submitted under reserved matters will be expected to take into 
account the results of surveys required by the above conditions. The Local Planning 
Authority would also express concern that the layout shown on the Masterplan appears 
to take little reference from the final contours of the development.  It is hoped that the 
layout submitted for approval under reserved matters will be designed to integrate with 
the contours rather than intersect them. The detailed design will be expected to avoid 
areas of the site that are significantly overshadowed. 

 
03 The developer is reminded that Japanese Knotweed has been recorded on the site and 

the approved Ecological Assessment recommends that a Japanese knotweed method 
statement be developed in consultation with the Environment Agency. 



04 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. 

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

technical advice with regards to the submission of [noise attenuation measures / gas 
impermeable membrane details / a contaminated land assessment / a contaminated 
land closure report / odour and noise control measures]. 
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