
DEVELOPMENT CONTROL BOARD

14 June 2018

Reference: 17/01996/FUL Officer: Sue Wright

Location: The Roastery Unit C1
Riverside Industrial Estate
Riverside Way
Dartford
Kent

Proposal: Replacement of section of existing roof with a new roof 2.54m higher than 
existing for an area of 18m by 19.1m to accommodate new roaster and 
provision of new flues and relocation of existing compressor from east to north 
elevation

Applicant: UCC Coffee UK Ltd/Mr A Gross (Production Manager)

Agent: Rayner Davies Architects Llp/Mr R Davies

Parish / Ward: Un-Parished Area Of Dartford / Joyce Green

RECOMMENDATION:

Grant Permission

SITE DESCRIPTION

(1) The proposal relates to the units occupied by the UCC Coffee company on the 
Riverside Industrial Estate, Riverside Way. Riverside Way is accessed from Central Road and 
provides the main service road for the 1970's industrial estate. The UCC Coffee units are 
located on the corner of Riverside Way and the western side of Central Road. Coffee roasting 
has been taking place at the site since 1974.

(2) The main entrance to UCC Coffee is from within the industrial estate, facing west onto 
Riverside Way. The eastern elevation, sited close to the boundary with Central Road, is 
effectively the rear elevation.  

(3) The application site has an overall site area of 0.52 hectares and is adjacent to other 
industrial uses to the north, west and south. The eastern boundary abuts the western side of 
Central Road. Originally, the sites on the opposite side of Central Road were also industrial, 
but are now occupied by the recently constructed Oakes Park (Bellway) residential 
development and the cleared site for the proposed primary school site.

(4) All of the units within the Riverside Industrial Estate, including the application site, are 
designated for employment use on the Dartford Development Policies Plan Proposals Map.  

THE PROPOSAL

(5) It is intended to replace an existing section of the roof with one 2.54m higher, over an 
18m by 19.1m area. This is to accommodate a new coffee roaster and new external flues on 
the roof associated with the roaster from part of the application.

(6) Following the initial submission and external and internal consultation, an acoustic and 
odour control report was submitted and the proposal was amended to incorporate the relocation 
of an existing compressor from the eastern elevation directly facing Central Road to a new 
location on the northern elevation. 



RELEVANT HISTORY

(7) 69/00436/FUL - GRANTED Layout Of Estate Road & Services  and Improvement & 
Alteration To Existing Access Road From Millpond Road
72/0263/FUL - GRANTED Erection of Unit C1 for coffee roasting and tea blending
72/00532/FUL - GRANTED Erection of Unit C2 
78/0281/ FUL & 78/00279/FUL - GRANTED Erection of units H2 & H3

A variety of small scale applications followed the initial erection of the units of which only the 
more significant are listed below.

87/00749/FUL - GRNTED Provision Of Two Chimneys, One Hopper And Five Air 
Vents To Roof Of Unit.
92/00257/FUL - GRANTED Erection Of A Rear Extension To Existing Unit To Provide 
An 80 Tonne Green Coffee Silo
93/00562/FUL- GRANTED Erection Of 2.4m High Metal Palisade Security Fencing And 
Gates.
94/00540/FUL - GRANTED Erection of a two storey extension to provide offices and 
toilet facilities. 08.11.1994 PER
00/00059/FUL - GRANTED Erection Of A Second Floor Extension To Offices

(8) 17/01995/FUL Installation of 1000KVA Transformer within a 5m by 4m fenced 
compound  to north-eastern corner of site with access gates from Central Road Under  
consideration

COMMENTS FROM ORGANISATIONS

(9) DBC Environmental Health: - Advise that they are satisfied that the new roaster will 
result in a reduction in the degree and frequency of noticeable odour from the roastery. 
Furthermore, they consider the roaster will result in a slight decrease in noise from the roasting 
operations at the site. However, the relocation of the compressor will also result in a significant 
reduction in noise from the site. They therefore raise no objection to the granting of this 
application.

NEIGHBOUR NOTIFICATION

Initial Notification

(10) Neighbours were notified by letter in relation to this application and were also notified 
concurrently about an application for a new transformer (substation), also within the UCC coffee 
site. It appears that one of the objections lodged in relation to the substation application 
(DA/17/01995/FUL) also relates to the raising of the roof the new roaster and has been treated 
as such. There have therefore been 3 letters of objection from occupiers of the new houses on 
the opposite side of Central Road and 1 letter of support from the freehold owner of the 
Riverside Industrial Estate.

(11) The three letters of objection raise the following issues:
-  Existing noise and vibration issues, windows have to be kept closed, late night 

noise from 24 hour working, unable to sleep, object to any further expansions 
that will raise noise levels

- Existing smoke nuisance, risk of fire

(12) The letter of support from a planning agent acting for Proudreed Real Estate (who own 
Riverside Industrial Estate) advises that the company fully support this significant investment 
in the site as a boost for the industrial estate and the local economy. They refer to the NPPF 
and the advice that existing businesses should not have unreasonable restrictions place upon 
them because of changes in nearby land uses since they were established. They also refer to 
the NPPG and conclude that in approving residential uses nearby, the authority must have been 
satisfied that no adverse impact would result. They note that the proposals utilise the most up 
to date technology in terms of equipment and do not believe that there would be a detrimental 
impact on the living conditions of local residents arising from the proposals.
Additional Consultation



(13) A further consultation was carried out following submission of the noise and odour 
reports and the revision to include the relocation of the existing compressor as part of the 
proposal. No representations have been received as a result of this.

RELEVANT POLICIES

(14) The Dartford Core Strategy and the Dartford Development Policies Plan form the 
Dartford's Development Plan and the application should be determined against this unless 
material considerations indicate otherwise.  Policies of relevance to this application are 
considered to be as follows:

(15) Adopted Dartford Core Strategy (2011)
CS1: Spatial pattern of Development
CS3: Northern Gateway Strategic Site
CS7:  Employment land and jobs

(16) Adopted Dartford Development Policies Plan and Policies Map 2017
DP1: Presumption in favour of sustainable development
DP2: Good Design
DP5: Environmental and amenity protection
DP20: Identified employment areas 

COMMENTS

Key Issues

(17) The key planning issues are considered to be the principle of the development in policy 
terms; the environmental impact on the living conditions of local residents, particularly in relation 
to noise and odour; and the visual impact of the proposal.

Principle of Development

(18) The application site is within an identified employment area on the adopted Dartford 
Policies Map. The existing business has operated successfully from the site for a number of 
decades, producing up to 10000 tonnes of roasted coffee per year and employing over 70 
people on site. The adopted Dartford Core Strategy Policy CS3 (5) relating to the Northern 
Gateway, advises that 'Employment uses successfully operating on the site, including at 
Riverside Industrial Estate and Victoria Industrial Park, will be protected, whilst the demand for 
them exists.  Policies CS7 & DP20 also emphasise the importance of protecting existing 
employment uses in these areas. 

(19) UCC Coffee wish to invest in the future of the business by the replacement of outdated 
equipment with a new state of the art roastery. I consider the proposal to be acceptable in 
principle in relation to policies CS3, CS7 and DP20, subject to there being no adverse 
environmental or visual impact. It is emphasised that the application relates solely to the raising 
of a section of the roof to accommodate the new roaster as well as the associated flues (revised 
to include the re-location of the existing compressors). 

Environmental Impact

(20) There are no planning conditions restricting the operating hours of the existing UCC 
Coffee units. The roastery currently operates 24 hours a day Mon-Fri and an 8 hour shift on 
Saturdays and Sundays as required. The impact to be considered in relation to this application 
is that generated by the proposed new roaster (and re-location of the existing compressor).



(21) Odour - The coffee is currently roasted on 2 different roasters. Although one is quite 
new, the other is 40 years old and the process control system is 21 years old. The intention is 
that the new roaster will replace the old roaster over time, with use of the old roaster reducing 
significantly once the new one is installed. There would be no immediate change in roasted 
coffee volumes but more efficient, modern equipment would be in use. The new proposed 
roaster would have a catalytic cleaning system, which is considered state of the art in relation 
to odour control. The applicants therefore consider that not only would the new roaster meet 
current odour control guidelines, use of a full catalytic cleaning system will also reduce general 
odour from current levels as the use of older equipment will reduce significantly. The Council's 
Environmental Health Officer advises that they are satisfied that the new roaster will result in a 
reduction in the degree and frequency of noticeable odour from the roastery.

(22) Noise - A comprehensive noise report has been submitted as part of the application. 
The report assesses the noise impact of the external equipment relating to the new roaster (and 
includes assessment of the transformer proposed in the concurrent application 
DA/17/01995/FUL). The report also looks at the noise generated by existing compressors on 
the eastern elevation with exhausts directly facing towards Central Road.  These have been 
identified as the principal source of noise closest to the new residential properties opposite the 
site on Central Road. Although the equipment is existing and pre-dates the new houses, the 
applicant has advised that they are happy to commit to re-locating the compressors to the 
northern elevation as part of the application in the interests of ensuring a positive impact on the 
local community. The re-located compressors are shown on the revised plans with the exhausts 
pointing towards the industrial estate and away from Central Road. The Council's 
Environmental Health Officer considers the impact of the new roaster to be acceptable and that 
re-location of the compressor would result in a significant noise reduction from the site. 

(23) The proposal is considered to be acceptable in terms of noise and odour impact. The 
commitment made by the applicant to the re-location of the existing compressor from the 
eastern elevation closest to newly occupied houses to the northern one (with exhausts 
orientated away from Central Road) is very much welcomed. The overall reduction in noise 
impact should be beneficial to local residents.  As the new roaster is intended to reduce the 
usage of older equipment and is state of the art in relation to odour control, the proposal should 
result in an improvement over existing odour conditions.  The proposal is therefore considered 
to be acceptable in relation to adopted development plan policies DP5 and DP20.     

Visual Impact 

(24) The raised roof section would be constructed in the same material as the rest of the 
roaster roof. The proposed increased ridge height of 9.86m is considerably lower than the tallest 
element which is 16.1m. The new flues are well over 30m away from Central Road, will be set 
against an industrial backdrop, and will be partially screened by the buildings in front. The visual 
impact is considered to be acceptable in relation to development plan policies DP1 and DP2. 

HUMAN RIGHTS IMPLICATIONS

(25) 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.

PUBLIC SECTOR EQUALITY DUTY

(26) Due regard has been had to the Public Sector Equality Duty, as set out in Section 149 
of the Equality Act 2010. It is considered that the application proposals would not undermine 
objectives of the Duty.



ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS

(27) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017), the proposal is Schedule 2 development as the site area 0.52ha exceeds 
the threshold of 0.5 ha. A screening opinion has been adopted which concludes that the 
proposal is not 'EIA development'. 

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(28) The existing employment use has been in operation for a number of decades and the 
investment in new, modern equipment is welcomed in relation to retaining jobs and securing 
the economic future of the business. The noise and odour impact of the new roaster has been 
assessed and is considered to be acceptable. The reduction in usage of older equipment 
following its installation is likely to result in a reduction in odour due to use of a catalytic cleaning 
system. The re-location of an existing compressor further away from new residential properties 
as part of the proposal is very much welcomed and will have a positive impact on the existing 
noise environment for occupiers of adjacent residential properties.   

RECOMMENDATION:

Planning permission be granted for the reasons set out in the report and subject to the 
following conditions:

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 and 
documents: 2466 (02) 1250 Location Plan and Block Plan, 2466(08) 001B Proposed Plan 
Ground Floor, 2466(08) 002B Proposed  Plan First Floor,  2466(08)0 003B Proposed 
Rear Elevation, Side Elevation and Section, 2466(08)0 004B Proposed Elevations Front 
and Side, 2466(08)0 005B Proposed Plan Roof Plan, Acoustic Assessment April 2018,

02 For the avoidance of doubt and to ensure a satisfactory form of development.

03 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.

03 To protect the amenities of the residents of nearby dwellings in accordance with Policies 
DP5 and DP20 of the adopted Dartford Local Plan.

04 The existing compressor on the eastern Central Road elevation shown on the submitted 
drawing 2466(02) 001 B Existing Plan Ground Floor shall be relocated to the position 
shown on approved drawing 2466(08) 001B Proposed Plan Ground Floor with the 
exhausts pointing west as indicated, prior to first use of the external roof ducts hereby 
approved associated with the new roaster.

04 To protect the amenities of the adjoining properties in accordance with Policies DP5 and 
DP20 of the adopted Dartford Development Policies Plan 2017.

05 The new roaster shall be installed with a catalytic cleaning system for the exhaust gas 
which shall thereafter be maintained.

05 To protect the amenities of the adjoining properties in accordance with Policies DP5 and 
DP20 of the adopted Dartford Development Policies Plan 2017.

06 The materials shall be in accordance with the details set out on the application form.



06 To ensure that the development does not harm the visual amenity of the locality in 
accordance with Policy DP2 of the Adopted Dartford Development Policies Plan 2017.
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Dartford Kent

Date: 30 May 2018 Scale: Not to Scale


