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SITE DESCRIPTION

(1) The application site totals 0.10ha and is located on the south side of St Mary's Road.  
The majority of the site is relatively flat, rising gently from north to south with a steeper bank 
along the rear/southern boundary rising by approximately 1.5 metres.  The site was cleared of 
vegetation last year and is bounded by 1.8 metre high close boarded fencing to the south, east 
and west boundaries. 

(2) The site fronts onto St Mary's Road which is an unadopted highway.  The road is a 
width of 3.7 metres with a pedestrian footway opposite the site.  This footway terminates 
opposite the west boundary of the site but runs the length of St Mary's Road in an easterly 
direction to connect with Charles Street and Crossways Boulevard.  A public right of way DR7 
runs in an east-west direction past the application site, connecting with DR327 and Cotton Lane 
to the west.  St Mary's Road is finished with a tarmac surface which is generally in good 
condition.  There is an area of land approximately 77m to the west of the application site known 
locally as the 'roundabout'.  This is owned by the applicant and I understand that local residents 
have rights of access over it.  This area has become potholed in more recent years.  Local 
residents park their cars in this area.  

(3) St Mary's Road terminates approximately 163 metres to the west of the application site 
with no through route to the west.  Two rows of terraced properties front onto St Mary's Road 
to the west of the application site with a total of 26 properties.  Thames View, a detached 
dwelling lies on the opposite side of St Mary's Road to the application site and is approximately 
15 metres to the northwest.  A substation lies directly opposite the application site and further 
to the north is a pumping station with access taken from St Mary's Road, close to the application 
site.  Some of the land to the north of St Mary's Road is used by the residents of the terraced 
properties as 'garden land'/recreational space. Further to the north, the land is undeveloped 
and has been left for vegetation to grow, although I understand that this has been cleared in 
recent months.  Temporary Heras fencing has been erected to enclose this land.  Outline 
planning permission was granted under 15/01857/OUT for the development of the northern part 
of this land for 152 dwellings arranged in 3 apartment blocks of 5 and 6 storeys in height.  

(4) The Old Rectory lies to the east of the application site.  This building contains 8 flats 
but was previously used as offices.  This is a 3 storey building with mansard roof of a red brick, 
white render and tiled roof construction.  This flatted development has allocated parking and a 
small amenity area.  



(5) The land to the south of the application site is a recent housing development granted 
planning permission under 14/01180/FUL comprising a total of 53 dwellings made up of 35 
apartments and 18 houses.  These are arranged in two 4 storey apartment blocks and terraced 
and semi-detached houses.  The land to the south is approximately 2 metres higher than the 
level of St Mary's Road.  Consequently, the two apartment blocks are prominent buildings. 

(6) Access to St Mary's Road is gained via Charles Street which provides access to the 
Travel Lodge hotel and Burger King restaurant, both of which are approximately 340 metres to 
the east of the application site.  

(7) Stone Crossing railway station lies approximately 250 metres to the east of the 
application site.  A new pedestrian crossing to this railway station has recently been 
constructed.  This also provides pedestrian access to the village of Stone which lies on the 
south side of the railway line.  The village of Stone comprises largely of residential properties 
with a village pub and St Mary the Virgin Church, a Grade I listed building.  This listed building 
is approximately 440 metres to the southeast of the application site and there is no inter-
visibility.  As such the development would not affect its setting.  

(8) The Crossways Business Park lies to the north, northeast and northwest of the 
application site.  A Fastrack stop can be accessed on Crossways Boulevard from St Marys 
Road.

(9) The site lies within Flood Zone 3 and within an area benefiting from flood defences.  It 
also lies within a Minerals Safeguarding Zone for River Terrace Deposits and is within 250 
metres of a Landfill site.  

THE PROPOSAL

(10) The proposed development is for the erection of a four storey building to provide 12 no. 
2 bedroom apartments.  The building would be located towards the rear/southern boundary of 
the site, 2.5m at its closest point.  It would be 2.5 metres from the western boundary and 3.7m 
from the eastern boundary.  The building would be a maximum height of 12.1 metres.  It would 
have a broken flat roof design with projecting features to the front and rear elevations.   The 
building has a vertical emphasis with a variety of window sizes.  Finishing materials would 
consist of red brick, grey plank boarding, off-white render, grey aluminium windows and timber 
doors.  

(11) There would be three flats provided on each level, all two bedroom with an open-plan 
living room/kitchen area and one bathroom.  Balconies are provided to the rear of the building 
for each flat.  

(12) A total of 14 parking spaces would be provided to the front of the site, including one 
van space.  All parking spaces would have active electric car charging points and would be 
unallocated.  The parking area would be finished with permeable block paving.  A bin store and 
cycle store with 12 cycle spaces are shown to be provided close to the eastern boundary of the 
site.  

(13) The ground level of the proposed building would be +5.15 AOD which would involve 
the re-profiling of the land.  The central section of the land would be built-up by approximately 
800mm on average to create a level platform for the building and level and gentle slopes for 
the parking area.  

(14) The land surrounding the building would be soft landscaped with tree and shrub 
planting provided.  Low-level planting would also be provided along the frontage of the site 
allowing for appropriate visibility splays.  

(15) Access to the site would be taken from St Mary's Road.  The access would be 6.5m in 
width.  



(16) The application has been amended to address Officer's concerns in respect of the 
design of the building, parking, site layout, lack of soft landscaping and overlooking.  The 
applicant has also shown the retention of a pedestrian access to the adjacent properties to the 
west following concerns raised by local residents.  

RELEVANT HISTORY

(17) There is no relevant planning history for this site. 

COMMENTS FROM ORGANISATIONS

(18) Environmental Health have no objection to the proposal.  They had initial concerns 
about the noise impact from the railway but accept the findings of the revised noise report 
provided the glazing and ventilators are installed as set out.  They recommend conditions to 
limit the hours of construction, to secure details of any external lighting at the site and to secure 
details of dust suppression during construction.  They also ask for a phase 1 desk based study 
to assess the potential for contaminated land and recommend that if potential contamination is 
identified, a remediation strategy is submitted.  

(19) The NHS/CCG for Dartford notes that the development would put additional pressures 
on local medical services and seek to secure funding to account for this.  They will pursue this 
through the CIL money.  

(20) KCC Ecology accept the findings of the submitted Ecology Report and consider that 
there is no requirement for additional survey work.  They advise that the site has limited 
potential for protected species/notable species to be present.  It is evident that the site was 
cleared of vegetation recently and they note that recent planning applications for development 
of nearby sites have recorded the presence of slow worms, common lizards, breeding birds and 
foraging bats.  Therefore they suggest that it is possible that these species were present within 
the site prior to its clearance.  They confirm that this is not good practice and advise that the 
landscaping must be designed to incorporate ecological enhancements.  The updated site plan 
indicates that native species would be planted, there would be an area of unmanaged grassland 
and bird and bat boxes will be incorporated.  They recommend that the area of unmanaged 
grassland should be managed as a meadow and not mown by residents and that gaps should 
be provided beneath fences to enable connectivity to the wider area.  

(21) Kent Highways have no objection to the proposal.  They accept the findings of the 
revised Transport Statement which demonstrates that the additional vehicle movements will not 
have a significant impact on the highway network.  They note that the development is accessed 
off a private street and will not be adopted by KCC in the future.  They note that there would be 
a dropped kerb facility for pedestrians to cross to the footway opposite.  As this is a private 
section of the road, their permission would not be required.  They note that the layout is 
sufficient to accommodate an adequate number of car parking spaces to be used as a shared 
resource.  The width of the internal circulation route would be 3.7m.  Ideally this should be 4.1m 
but given the slow speed environment, there would be adequate visibility to ensure that drivers 
are able to avoid approaching vehicles.  They suggest conditions to secure a Construction 
Management Plan which would address routing of construction vehicles and timing of 
deliveries, among other measures.  They also suggest conditions to ensure that sight lines are 
secured and parking spaces are retained.  

(22) Private Sector Housing note that the escape from the lounge in the event of a fire is via 
the kitchen which will require compensatory measures such as water suppression systems etc.  

(23) KCC SUDs notes that the submitted reports demonstrate that infiltration is possible 
from the site.  The proposed drainage strategy would therefore be acceptable.  They 
recommend conditions to secure a detailed surface water drainage scheme for the site and to 
ensure that infiltration only occurs within clean, uncontaminated natural ground.  



(24) The Environment Agency have no objection to the proposal subject to a condition to 
secure the finished floor level of sleeping accommodation no lower than 5.13m AOD.  They 
note that the site is within flood zone 3 which is at high risk of flooding and the development is 
classified as 'more vulnerable' under the NPPF.  They accept the levels proposed and note the 
intention to register with the EA's Flood Line service.  They strongly recommend the inclusion 
of flood resilience measures.  An evacuation plan should provide suitable access and egress 
from the site.  

(25) Kent Fire and Rescue Service have no objection to the proposal noting that the access.  

(26) Waste and Recycling consider that the proposed arrangements are acceptable. 

(27) KCC Minerals and Waste note that the development is within the built-confines of 
Dartford and is exempt from minerals safeguarding. 

(28) Natural England has no comments on the application.  

(29) Thames Water advise that the application site is within 15m of their underground waste 
water asset and that the developer should ensure that work is undertaken that follows their 
guidance on 'working near our assets'.  Any surface water drainage that would connect to a 
public sewer would require their approval.  However, measures should be taken to minimise 
the discharge of surface water into the public sewer.  They confirm that there is capacity within 
the local waste water network to serve the proposed development.  They recommend a number 
of informatives to address their comments.  

(30) Comments from KCC Archaeology have not been forthcoming.  However, when 
commenting on a site approximately 80m to the east, they noted that the site lies in an area of 
general prehistoric potential associated with Taplow Gravels, which are considered to survive 
on this site and in view of the limited historic development on this site, there is potential for later 
prehistoric remains to survive. Remains associated with prehistoric or post medieval activity 
may survive on site and recommend a condition is placed on any forthcoming consent requiring 
archaeological evaluation and investigation.

(31) Stone Parish Council have not commented on this proposal.  

NEIGHBOUR NOTIFICATION

(32) We have received three objections from local residents.  A summary of their comments 
is set out below:

- Concern about construction vehicles visiting the site and using St Mary's Road 
resulting in localised congestion/obstruction of the road and damage to the 
road.  There should be give way signs installed along the road to help alleviate 
the issue.

- A pedestrian access to the side of no. 33 provides access to the rear of the 
cottages.  This access is incorporated within the application site and should 
not be blocked.  

- All vegetation has been removed from the site before the application was 
submitted which is likely to have had a detrimental impact on ecology.  No tree 
survey was submitted.  

- The local and wider area has seen a number of developments in past years.  
This is an overdevelopment to the detriment of existing residents/communities.  
The proposed development, although small, would contribute cumulatively to 
the overdevelopment of the site.  This overdevelopment has led to significant 
traffic congestion on local roads making it difficult to exit from St Mary's Road 
on occasion.  Alternative sites should be considered for future development.  

- Greenhithe and Stone are no longer villages with the amount of development 
that has taken place over the years.



- The area used to be away from congestion and surrounded by trees.  Trees 
have been removed and there is air pollution from the QEII bridge.  

- St Mary's Road is now blighted by lorries, dirt, dust and noise and used to be 
a 'lovely quiet road'.  

- St Mary's Road is not suitable for the additional traffic that the new flats would 
introduce.  

- Concern about the safety of the junction with Barley Close and St Marys Road 
as a result of additional traffic associated with the proposed flats.

RELEVANT POLICIES

(33) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 2017 and 
the Kent Minerals and Waste Local Plan 2016 form the Dartford's Development Plan and the 
application should be determined against this unless material considerations indicate 
otherwise.

(34) Adopted Dartford Core Strategy adopted 2011
CS1: Spatial Pattern of Development
CS6: Thames Waterfront
CS7: Employment Land and Jobs
CS10: Housing Provision
CS11: Housing Delivery
CS15: Managing Transport Demand
CS17: Design of Homes
CS18: Housing Mix
CS23: Minimising Carbon Emissions
CS24: Flood Risk
CS25: Water Management

(35) Adopted Dartford Development Policies Plan 2017
DP1: Presumption in favour of sustainable development
DP2: Good Design
DP3: Transport Impacts of Development
DP4: Transport Access and Design
DP5: Environmental and Amenity Protection
DP6: Sustainable Residential Locations
DP7: Borough Housing Stock and Residential Amenity
DP11: Sustainable Technology and Construction
DP25: Nature Conservation and Enhancement

(36) Kent Minerals and Waste Local Plan 2016.

CSM 1: Sustainable Development
CSM 5: Land-won Mineral Safeguarding
DM 7: Safeguarding Minerals Resources
DM 9: Prior Extraction of Minerals in Advance of Surface Development.

(37) Kent Minerals and Waste Safeguarding Supplementary Planning Document 2017.

(38) Dartford Parking Standards Supplementary Planning Document (2012)

(39) Housing Windfall Supplementary Planning Document (2014)

(40) The NPPF is also a material consideration. The following paragraphs are of particular 
relevance: 7 - three dimensions of sustainable development; 14 - presumption in favour of 
sustainable development; 17 - core planning principles; 196 - 197 - determining applications, 
206 - planning conditions; and Chapters: 4 - promoting sustainable transport; Chapter 6 - 
delivering a wide choice of high quality homes, 7 - requiring good design, 8 - promoting healthy 
communities; 10 - meeting the challenge of climate change, flooding and coastal change; 11 - 



conserving and enhancing the natural environment; and 13 - Facilitating the sustainable use of 
minerals.

(41) The Draft NPPF Consultation document is a material planning consideration but can 
only be given very limited weight at this stage.  I have considered the relevant paragraphs of 
this consultation draft and do not identify any material differences in respect of the way that this 
application would be assessed.  

COMMENTS

Key Issues

(42) I consider the key issues to be the principle of the development within a key 
development area, density and housing mix, the impact on highway safety and amenity, the 
impact on visual amenities and the character of the area, the impact on residential amenities 
and the adequacy of accommodation for future residents. 

Principle

(43) The application site falls within the Thames Waterfront Priority Area identified by Policy 
CS1 and is identified as key Development Site 4 which is identified for the continued 
development for a mix of employment uses.  Policy CS10 identifies the Thames Waterfront for 
housing provision and advises that housing will be supported in the broad locations for 
development subject to compliance with other policies. Policy CS6 which is specific to the 
Thames Waterfront Priority Area seeks to secure vibrant mixed -use development incorporating 
sustainable communities including new homes and jobs.  

(44) As the site has been identified for development within the Core Strategy, I consider the 
key issue is whether the principle of the development of the site for residential is acceptable. 
Policy CS6 and diagram 7 indicates that the area is for the continue development of the area 
for a mix of employment. However, this is a broad description of an area set out in a 
diagrammatic form that not only includes Crossways but also includes the residential 
development along St Marys Road. The Thames Water Priority Area as a whole also seeks the 
development of up to 3750 homes. To date, 2184 homes have been delivered towards this 
target, leaving further opportunity for new residential development within the Thames 
Waterfront priority area.  I consider therefore it is important to take a considered view on the 
development of this area based on the area's character. St Marys Road is a narrow road that 
serves some commercial premises at its eastern end and residential at its western end. The 
application site sits wholly within the area characterised by residential properties.  I therefore 
consider that the principle of the development of this site for residential dwellings is an 
appropriate one.  However, given the steer in Policy CS6 towards employment for this area, it 
is also important to consider how the development might comply with our windfall policies.  The 
proposal for its residential development should therefore be considered against the adopted 
Windfall policies DP6 and CS10 as well as the Housing Windfall SPD.  The Housing Windfall 
SPD supports Policy CS10 and sets out the way windfall development should be assessed.  
Policy DP6 postdates this SPD and is the most up to date policy consideration in this context.  

(45) Policy DP6 refers to the need to assess windfall development under Policy CS10 and 
adds that all windfall development for five or more dwellings will be permitted only where they 
demonstrate that certain criteria are fully satisfied.  These include ensuring that development is 
located on 'brownfield' land to ensure that development meets the Council's target of 80% of 
development being on brownfield land, to secure appropriate regeneration and maintain 
existing green spaces.  The only exception to this is where the Council cannot demonstrate a 
5 year housing land supply.  At present, we are able to demonstrate a 5 year housing land 
supply.  The supporting text to Policy DP6 notes that 'residential development of unplanned 
greenfield sites must only be exceptional.'  However, it goes on to state that 'this land is not 
wholly precluded in recognition that it could be possible for unanticipated genuinely sustainable 
development proposals to emerge'.  



(46) Policy DP6 also sets out that windfall housing development must also be within easy 
walking distance of a range of community facilities including schools, shops, leisure and 
recreational facilities on safe and attractive walking routes and well located in respect to 
walking/cycling and public transport to employment opportunities in the Borough.  Proposals 
should also be designed to reduce car use and promote alternative transport options.  

(47) Lastly, Policy DP6 seeks to ensure that the development is proportionate to the scale 
of the proposal and will not result in unacceptable or unforeseen cumulative impacts on social, 
community or green infrastructure that cannot be mitigated.  

(48) The application site is a parcel of land that is surrounded by residential development 
and it is my view that the most appropriate development to come forward on this land is 
residential.  Other uses might be considered to adversely impact on residential amenities and/or 
highway safety/amenity.  Its value as a greenfield site in visual and character terms is limited in 
my view.  I am also mindful of the surrounding residential development that has granted 
planning permission based on the identification of the area as a key development site.  The St 
Mary's Road area can be generally characterised by old established residential properties 
mixed with new development that has been built or has extant permission and small parcels of 
'left-over' land.  Bringing the application site forward for residential development would make 
sense in a number of ways and would be in-keeping with the general pattern of development in 
recent years.  The site is also highly sustainably located in terms of public transport as will be 
discussed in detail below.  I therefore consider that for these reasons, this greenfield site should 
be considered as an exception to the strong steer towards development on brownfield land.  

(49) This site is considered to be sustainably located in terms of its proximity to public 
transport with easy, safe walking routes/distances to Stone Railway Station and Fastrack bus 
stops.  I give this factor significant weight in my assessment of the acceptability under the 
windfall policies.  The site is also within a reasonable walking distance of a village pub, church, 
convenience shops, post office and café.  The closest primary school is St Mary Church of 
England in Stone and is 1.2km away.  This is considered to be a reasonable walking distance 
for a primary school.  The provision of the pedestrian crossing (which allows cycle, pushchair 
and wheelchair access) across the railway to Stone village has improved connectivity 
significantly and I am of the view that pedestrian accessibility to and from the site is good.  This 
will be aided by a proposed dropped kerb pedestrian crossing point from the application site to 
the footway opposite the site.  As noted above, this footway leads to crossways boulevard, 
Charles Street and beyond.  

(50) This development would contribute to CIL with education contributions to KCC being 
drawn from this resource and the Council is working with KCC to bring forward more schools in 
the Stone area.  Dartford planners are working with the CCG to identify future facilities to 
accommodate planned growth for health facilities in the Stone area. With regard to this proposal 
CCG have confirmed that they will work with the Council and developers to provide suitable 
local services to residents. I consider that the need generated from this relatively small site can 
be accommodated in the planned growth, particularly as the site is located within a Priority Area 
for Development and so would allow for inclusion of need from this site and the residential 
capacity of 3750 houses for this Priority Area up to 2026. The highways authority raises no 
issues of highway network capacity. Statutory undertakers do not identify any issues of water 
and sewerage capacity.  The site would include areas of greenspace, soft landscaping and 
ecological enhancements and contributes, albeit in a small way, to green infrastructure in the 
Borough.  I therefore consider that the development would have no harmful impact on the 
infrastructure in the local area or on a Borough-wide level. 

(51) Consequently, I believe that the development of this identified site within the Thames 
Waterfront Priority Area within a highly sustainable location means that the disbenefits of the 
development of this greenfield site, are outweighed by the policy designation of the site and its 
high scoring sustainability assessment. I will consider the overall disbenefits and benefit of the 
proposal at the end of the report following consideration of the other material issues.



Density and housing mix

(52) Policy CS17 discusses the design of homes taking into account layout and density.  
Section 3 of the policy acknowledges that sites will be developed at a variety of densities, 
depending on their location and accessibility to public transport. Section 4 (b) of the policy 
highlights that higher densities of over 50 dwellings per hectare may be appropriate for major 
sites in the priority areas which integrate Fastrack. It is noted that Fastrack runs very close to 
the application site with bus stops providing services in either direction well within the 400m 
target distance.

(53) The proposal occupies a site area of 0.10 hectares, and with 12 residential dwellings 
proposed, the scheme would equate to a density of 120 dwellings per hectare, which is 
considered to be 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. 

(54) 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 specific areas. The 
scheme would be compliant in this respect. Policy DP7 seeks to ensure that development 
should maintain and provide for an appropriate range of housing stock, retaining or enhancing 
the character of established residential areas.  The proposed residential flatted homes would 
all be two bedroom dwellings which would enable family housing provision. The site sits 
between flats to the east and further apartments to the south with terraced properties to the 
west. I consider that the development of this land for apartments with commensurate open 
space is the appropriate development type. In addition, given that the site is located within flood 
zone 3a meaning that living accommodation has to be situated above ground level it may be 
more suited to a block of residential apartments where flood resilience can easily be designed 
into the overall block.

(55) I consider therefore that the proposed density and housing types for this site is 
considered acceptable.

Highway safety/amenity

(56) The development, according to the adopted Parking Standards Supplementary 
Planning Document, result in a parking requirement of 15 spaces for future residents, 3 visitor 
spaces (18 in total) plus 1 van space. 14 spaces are provided as part of the proposal.  Given 
the limited scale of the proposal, I consider it would be acceptable in this instance to allow the 
visitor space to be doubled up as a van space as well and the SPD allows for this where the 
parking spaces are big enough as the requirement is to facilitate vans not to provide more 
parking for the development. Consequently, the proposal would only result in a shortfall of 4 
parking spaces. Importantly, there would be at least one space per flat and the applicant has 
agreed to ensure that all of the parking spaces remain unallocated.  This will allow flexibility of 
use and the more efficient use of spaces.  I have recommended a condition to ensure that the 
spaces are not conveyed to each flat and remain unallocated.  I consider that given the excellent 
accessible public transport links from the site that the reduction of four parking spaces on site 
is not a matter that could be sufficient to justify the refusal of planning permission.

(57) The proposal shows the provision 12 bicycle parking spaces within the proposed cycle 
store under the building which would comply with the requirements of the Parking Standards 
Supplementary Planning Document. This safe secure cycle storage provision is a good aspect 
of the design of the development and will further increase the sustainability of the site location 
by facilitating ease of use of cycles for residents in an area which is close to a good cycle route 
network.

(58) The transport statement submitted with the application confirms that additional trip 
generation resulting from the proposal would be minimal and could be accommodated on St 
Marys Road and the surrounding highway network without materially impacting upon the 



operational capacity of these roads. KCC Highways accept the findings of the submitted 
Transport Statement, the layout of the parking area and the visibility splays.  They confirm that 
they have no objections to the proposal.  Given the adequate provision of turning within the site 
and no through route from St Mary's Road to the west, it is unlikely that residents of the 
development would need to continue along St Mary's Road past the terraced properties.  This 
will minimise highway impacts along that stretch of St Mary's Road.  

(59) The application site is accessed from a road that is not adopted by the local Highway 
Authority.  It is therefore classed as a private road and is unregistered land.  Any works to this 
highway would not therefore require the consent of the Highway Authority but they would not 
maintain those works.  In this case, the works to the highway would involve the provision of 
dropped kerbs to both sides of the road with tactile paving.  The developer has noted that this 
would be done to adoptable standards and I consider this arrangement to be acceptable.  It will 
be secured via a Grampian style conditions as it involves works outside of the application site 
and is justified in this case to secure good pedestrian connections from the site to the wider 
footway network.  

(60) Given the potential disruption on the road during construction works at the site, I would 
suggest a condition is imposed requiring a construction management plan providing details of 
access and parking during the site preparation and construction phases be supplied to and 
approved by the Local Planning Authority before development commences.  I have also sought 
to secure repair works to the unregistered part of St Mary's Road/'roundabout' area post 
construction through the construction management plan.  This is justified in my view as a 
consequence of the fact that the road is narrow and construction vehicles are likely to use the 
road and 'roundabout' area to turn and also in acknowledgment of the unadopted/unregistered 
status of the road.  

Visual amenities/character 

(61) The proposed development has been amended to respond to Officer's concerns about 
the design of the building and the lack of soft landscaping within the parking area.  The proposal 
provides for a mix of finishing materials, articulation to the elevations and projecting elements 
above the roofline.  There is a general mix of architecture, form and scale within the immediate 
and wider surrounding area.  I am of the view that this proposal would add to this mix 
appropriately.   

(62) In terms of its scale and massing, the proposed building would appear as a more 
dominant feature within the street scene when compared to the adjacent 2 storey terrace 
property to the west and also, to a certain extent, the 3 storey flats in the former office building 
to the west.  However, the building would also be seen in the context of the 4 storey flats to the 
south which sit at a higher ground level.  It would also be seen from Crossways Boulevard 
which has a very different character to that of St Mary's Road.  The development here needs 
to strike the right balance between the more residential character of St Mary's Road and the 
commercial character of Crossways Boulevard.  It also needs to respond to the different 
viewpoints including St Marys Road, Crossways Boulevard and also from the railway to the 
south.  Given the existing mix of building height, scale and architecture and the need to respond 
to the different character areas, I consider that this proposal will be an acceptable addition to 
the street scene. 

(63) The frontage of the site would be largely given over to parking.  The visual impact of 
this would be reduced to an acceptable extent by the provision of soft landscaping, including 
trees to the front of the building, and the use of block paving as the surface to the parking and 
turning space.  This will soften the appearance of the site in my view.    

(64) The cycle store and bin store would be located to the front of the building.  These are 
shown on the drawings to have a flat roof.  The finishing materials of these element of the 
proposal have not been provided and so I suggest conditions (12 & 23) to ensure that the final 
details can be considered for approval. 



Residential amenities

(65) The proposed building would be sited to the east of no. 33 St Mary's Road.  This is the 
closest house to the application site.  The proposed building would be 16 metres away from the 
flank elevation of this end of terrace property and there would be no windows within the 
proposed building that would face towards it.  Any overshadowing of this neighbouring property 
would be limited to the morning hours between 8am and 11am with no overshadowing of a 
large section of the rear garden at any time.  Due to the position of the proposed building within 
the site, windows within the front elevation would not afford any overlooking of the most 
important areas of private amenity space to no. 33.  I therefore consider that the proposal would 
cause no undue impact on the residential amenities no. 33 St Mary's Road by way of an 
overshadowing, overbearing or overlooking.

(66) The proposed building would be sited to the west of the flats within the converted office 
building. It would be 5 metres away from the closest flank elevation of the flats.  There are 
windows within the flank elevation of the existing flats that face onto the application site.  Whilst 
there would be some loss of outlook to these windows, the applicant has demonstrated with a 
shadow path drawing that overshadowing of these windows would be limited to the hours of 
1600 and 1700.  I am of the view that there would be no undue overshadowing or an 
overbearing impact on these windows.  In terms of overlooking of these flats, the proposed 
building has one ground floor flank window facing the adjacent flats.  Any outlook from or into 
this window would be restricted by the existing close boarded boundary fence to the east of the 
site.  

(67) The submitted shadow path plan also addresses the residential development to the 
rear.  The closest apartment block is 15 m to the south of the proposed building.  The shadow 
path plan demonstrates that the proposed building would have no overshadowing impact on 
the existing flats to the rear and also demonstrates that the existing flats would have no undue 
overshadowing impact on the proposed development.  The proposed building would have 
balconies to the rear facing to the south.  Any views between the existing and proposed flats 
would be at oblique angles and at a reasonable distance.  I therefore consider that the proposal 
would have no undue impact on the flats to the south of the site.  

(68) The proposed development will result in increased activity and existing local residents 
would be aware of this.  However, I do not consider that this would be a harmful impact, noting 
that a residential use of this site would be in-keeping with the predominant use of the area.  Car 
activity associated with the proposed development would be limited with appropriate turning 
available within the site which would reduce the need to travel along the length of St Mary's 
Road.  

Adequacy of accommodation for future residents

(69) Policies CS17, CS18 and DP8 all require useable amenity space to be provided for 
residential schemes. CS17 requires "useable private amenity space, usually provided as a 
garden in family houses and a balcony, patio or roof garden in flats." It also requires "high 
quality communal open space." CS18 states that where flats are provided there should be the 
"provision of private amenity space, such as balconies or roof gardens, wherever possible." 
Whilst policy DP8 states that all sites for new dwellings shall provide a range of "useable size 
and good quality private amenity spaces (including residential gardens and balconies). 
Development will not be permitted where provision is insufficient in these respects; or where 
garden space for storage, access to daylight and direct sunlight, or privacy, overlooking and 
overshadowing is unacceptable. The scheme would provide each home with its own private 
balcony measuring 9m² in area. Plus, the scheme has also been designed so as to provide an 
acceptable amount of communal open space in the form of turfed land to the rear and sides of 
the building and landscaped areas to the front.  This amount of private and communal amenity 
space is considered to provide an acceptable level of amenity for future residents.



(70) The internal space provided for each flat would comply with the Nationally Described 
Space Standards.  This would comply with the requirements of policy DP8.  This policy also 
requires consideration to be given to the provision of accessible/adaptable dwellings.  The 
applicant has provided a plan indicating that one of the units will be compliant with the policy in 
this respect and I have imposed a suitably worded condition to secure this.  

(71) The submitted acoustic report specifies the type of glazing and ventilation that would 
be required in order to ensure that residents of the residential flats are not disturbed, largely 
from the railway to the rear. The Environmental Health Officer considers the submitted acoustic 
report to be acceptable, as long as the glazing and ventilation is provided as recommended in 
the submitted report.  I have recommended a suitably worded condition (25) to secure this.  

(72) Overall I consider that the development would provide a good quality living environment 
for future occupants. 

Other issues

(73) The site is located within flood zone 3a which is defined by the NPPF as having a high 
probability of flooding. Development classified as being more vulnerable (such as residential 
dwellings) is only appropriate in these areas where it has been demonstrated that the proposed 
floor levels would adequately mitigate the risk to life resulting from a breach in the flood 
defences for the lifetime of the development. The submitted Flood Risk Assessment highlights 
that all residential accommodation should have minimum ground floor levels of 5.13m AOD, in 
order to ensure any extreme flooding event would not endanger life. The proposed ground floor 
levels shown on the submitted plan actually exceed this height at 5.15m AOD.  The 
Environment Agency has assessed the Flood Risk Assessment and confirms that the proposal 
is acceptable. They note the intention of the applicant to register with the EA's Flood Line 
service and strongly recommend the inclusion of flood resilience measures.  An evacuation 
plan should provide suitable access and egress from the site.  I have recommended a suitably 
worded condition (20) to secure these measures.

(74) KCC SUDs note that the submitted Drainage Strategy and Soil infiltration test results 
demonstrate that infiltration to ground is possible from the site.  The proposed drainage strategy 
would make use of permeable paving which will ensure that particles (which attract pollution) 
are sufficiently prevented from entering groundwaters.  The development proposes that all 
surface water would be captured within the site via permeable paving and would therefore 
prevent any surface water impacting on roads and properties outside the site.  KCC SUDs 
recommend conditions to secure a detailed surface water drainage scheme for the site and to 
ensure that infiltration only occurs within clean, uncontaminated natural ground.  I consider that 
these conditions are reasonable and have suggested a suitable wording as set out below (4, 
10 & 11).  

(75) In terms of archaeological potential at this site, the applicant has suggested that they 
would accept a condition to secure archaeological field evaluation works and further 
investigations.  I consider that this is a reasonable approach given the comments received from 
KCC Archaeology on the development to the east. 

(76) The application site does not lie within an Air Quality Management Area (AQMA).  The 
closest AQMA lies approximately 600m to the south - London Road.  However, given the fact 
that this development would be likely to rely on the use of London Road to travel to and from 
the site and therefore contribute, albeit in a very small way, to air pollution, the applicant has 
indicated that they will provide 100% active electric car charging points for all parking spaces 
within the site.  This increases the sustainability of the development and should count in favour 
of the development.  

(77) Policy DP11 seeks to secure sustainable technology and construction.  The applicant 
notes that the site is highly sustainably located and would be fully compliant with, and exceed, 
the requirements of Part L of the Building Regulations with low U values.   I have also imposed 



a condition (15) to ensure that the development delivers water efficiency of 110 litres per person 
per day.  
(78) The application site was cleared of all vegetation last year, prior to the submission of 
the planning application.   KCC Ecology note that the site had potential for protected species.  
Whilst this is exceptionally poor practice, planning legislation does not allow for applications to 
be refused based on the potential loss of protected species.  Instead, and as accepted by KCC 
Ecology, the best way to address this issue is to secure ecological enhancements within the 
development.  A Phase 1 Habitat survey was submitted as part of the planning application and 
this concludes that the site offers a low ecological value at present. It sets out recommendations 
to ensure that badgers are not harmed during construction and that ecological enhancements 
are secured to encourage bats and birds to the site, including bat sensitive lighting.  The 
application has indicated that they are willing and able to do this and I recommend suitably 
worded conditions (6, 14, 19 & 21) to secure the implementation of these ecological 
enhancements and their retention.   

(79) As noted above, the site lies within a Minerals Safeguarding Zone for River Terrace 
Deposits.  However, in accordance with the Kent Minerals and Waste Local Plan 2016, sites 
that are allocated are exempt from the requirements of the relevant safeguarding policies.  KCC 
accept that as this site falls within the built-confines of the Borough, it is exempt.  

(80) In terms of contaminated land, the application is accompanied by a Phase 1 
Environmental Risk Assessment.  This identifies the potential for heavy metals, hydrocarbons 
and asbestos on site as well as ground gas.  The Assessment recommends that a Site 
Investigation is carried out to further refine the identified pollutant linkages.  I have 
recommended suitably worded conditions (5 & 9).  

FINANCIAL BENEFITS 

(81) Under section 75ZA of the Town and Country Planning Act officer reports to the 
Development Control Board are required to include a list of 'financial benefits' which are likely 
to be obtained by the authority as a result of the development. A 'financial benefit' must be 
recorded regardless of whether it is material to the Council's decision. Government advice is 
that the decision maker should consider whether it is a material consideration in the 
consideration of a planning application.

(82) In this particular case the following are the 'financial benefits' which I am aware of:
Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of 764.50 square metres results in 
a CIL liability of £152260.25, which subject to indexation will be paid on implementation. As 
Members are aware the CIL money achieved from developments goes into a pot and must be 
used to fund infrastructure to support development in the area, this includes new schools and 
strategic junction improvements where the money will be paid to the authorities responsible for 
providing these services. Work on a mechanism for Member's to allocate available CIL monies 
to infrastructure is currently in progress.  In addition 15 % of the CIL payment will be passed to 
Stone Parish Council in accordance with CIL Regulations. I consider that this is a material 
consideration with regard to this proposal, as if the development were to commence, CIL 
monies received will assist in the delivery of  infrastructure projects that supports local 
development.

(83) New Homes Bonus: is a grant paid by central government to local councils to reflect 
and incentivise housing growth in their areas. It is based on the amount of extra Council Tax 
revenue raised for new homes. Allocations are set by Government each year and so the amount 
of New Homes Bonus is not fixed for this proposal.  I consider this is not a material consideration 
with regard to the determination of the planning application.

HUMAN RIGHTS IMPLICATIONS

(84) 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

(85) 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

(86) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is not Schedule 1 or Schedule 2 development. It is not 
considered to require a screening opinion.

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(87) I consider that the principle of development on an identified key development site in a 
Priority Area is acceptable and even when considered against the windfall policies, consider 
that a residential apartment scheme is suitable development given the character of the area 
and the sustainable location of the site. I am satisfied that the current proposal would have no 
adverse impact on neighbouring properties, the surrounding area, or parking implications; that 
the new dwellings would be adequately separated from other buildings; that the proposed form 
and materials are appropriate to the locality; that these proposals would not result in any 
significant overlooking, overshadowing or have an overbearing impact; and that the internal and 
external accommodation is appropriate and fit for purpose.  I am also satisfied that the proposed 
new dwellings would have no adverse impact in terms of traffic generation and parking, and 
that the access can achieve suitable.

(88) I consider therefore that on balance, the benefits of the proposal, in making use of this 
unused land and providing residential development in a sustainable location outweighs the 
disbenefits of the proposal.

(89) As such, I consider that the proposed development is in accordance with Development 
Plan Policy, also guidance within the National Planning Policy Framework, and is thereby 
recommended for approval.  

RECOMMENDATION:

Approval 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: 2016/076/101 rev. I and 2016/076/102 rev. G

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

03 Before commencement of any building operations on site, details of the following shall 
be submitted to and approved by the Local Planning Authority and implemented in 
accordance with the details approved:
a. archaeological field evaluation works in accordance with a specification and 

written timetable; and
b. any safeguarding measures to ensure preservation in situ of important 

archaeological remains and/or further archaeological investigation and 
recording in accordance with a specification and timetable.



03 To ensure appropriate assessment of the archaeological implications of any 
development proposals and the subsequent mitigation of adverse impacts through 
preservation in situ or by record in accordance with Policy DP12 of the adopted Dartford 
Local Plan.

04 Development shall not begin until a detailed sustainable surface water drainage scheme 
for the site has been submitted to (and approved in writing by) the local planning 
authority. The detailed drainage scheme shall demonstrate that the surface water 
generated by this development (for all rainfall durations and intensities up to and 
including the climate change adjusted critical 100 year storm) can be accommodated and 
disposed of within the curtilage of the site without increase to flood risk on or off-site. The 
drainage scheme shall also demonstrate that silt and pollutants resulting from the site 
use and construction can be adequately managed to ensure there is no pollution risk to 
receiving waters.

04 To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of on/off 
site flooding. These details and accompanying calculations are required prior to the 
commencement of the development as they form an intrinsic part of the proposal, the 
approval of which cannot be disaggregated from the carrying out of the rest of the 
development in accordance with Policy DP2 of the adopted Dartford Local Plan and 
Policy CS24 of the Core Strategy

05 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.

05 In the interests of safety and amenity in accordance with Policy DP5 of the adopted 
Dartford Local Plan and/or the protection of Controlled Waters.

06 No development shall take place, including any works of demolition, until a Construction 
Method Statement has been submitted to, and approved in writing by, the local planning 
authority. The approved Statement shall be adhered to throughout the construction 
period. The Statement shall stipulate a scheme for:

a) the parking and turning areas for vehicles of site operatives and visitors;
b) the parking and turning of construction and delivery vehicles to/from the site;
c) routing of construction and delivery vehicles to/from the site
d) timing of deliveries;
e) arrangements for loading and unloading of plant and materials;
f) temporary traffic management/signage;
g) storage of plant and materials used in constructing the development; 
h) wheel washing: vehicles should have their wheels inspected and cleaned free 

of mud, stone and other detritus prior to leaving the site so that they do not 
leave any deposits on the highway

i) the erection and maintenance of security hoarding;
j) measures to control the emission of dust, dirt, noise and vibration during 

construction; 
k) a scheme for recycling/disposing of waste resulting from demolition and 

construction works;
l) Measures to ensure that badgers are not harmed during construction referring 

to the submitted Phase 1 Habitat survey;
m) a scheme to address any necessary repairs works to St Mary's Road as well 

as the 'roundabout' area to the west of the site that may be necessary as a 
consequence of construction vehicles associated with the approved 



development and a timetable for the completion of the repair works post 
construction.  

06 To protect the amenity of local residential occupiers, to prevent pollution, minimise the 
impact on wildlife and to maintain conditions of highway safety in accordance with 
Policies DP3 and DP5 of the adopted Dartford Development Policies Plan (2017 ).

07 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.

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

08 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.

08 To ensure protection of the groundwater from contamination in accordance with the 
NPPF and Policy DP5 of the Dartford Local Plan.

09 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.

09 In the interests of safety and amenity in accordance with Policy DP5 of the adopted 
Dartford Local Plan and/or the protection of Controlled Waters.

10 No building hereby permitted in any phase shall be occupied until an operation and 
maintenance manual for the proposed sustainable drainage scheme is submitted to (and 
approved in writing) by the local planning authority. The manual at a minimum shall 
include the following details:
- A description of the drainage system and its key components
- An as-built general arrangement plan with the location of drainage measures 

and critical features clearly marked
- Details of the future maintenance requirements of each drainage or SuDS 

component, and the frequency of such inspections and maintenance activities
- Details of who will undertake inspections and maintenance activities, including 

the arrangements for adoption by any public body or statutory undertaker, or 
any other arrangements to secure the operation of the sustainable drainage 
system throughout its lifetime 

The drainage scheme as approved shall subsequently be maintained in 
accordance with these details.

10 To ensure that any measures to mitigate flood risk and protect water quality on/off the 
site are fully implemented and maintained (both during and after construction), as per the 
requirements of paragraph 103 of the NPPF and its associated Non-Statutory Technical 
Standards and in accordance with Policy DP2 of the adopted Dartford Local Plan and 
Policy CS24 of the Core Strategy.



11 No building (or within an agreed implementation schedule) hereby permitted shall be 
occupied until a Verification Report pertaining to the surface water drainage system, 
carried out by a suitably qualified professional, has been submitted to the Local Planning 
Authority which demonstrates the suitable operation of the drainage system such that 
flood risk is appropriately managed, as approved by the Lead Local Flood Authority. The 
Report shall contain information and evidence (including photographs) of earthworks; 
details and locations of inlets, outlets and control structures; extent of planting; details of 
materials utilised in construction including subsoil, topsoil, aggregate and membrane 
liners; full as built drawings; and topographical survey of 'as constructed' features.

11 To ensure that flood risks from development to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development as constructed is compliant with 
the National Planning Policy Framework and in accordance with Policy DP2 of the 
adopted Dartford Local Plan and Policy CS24 of the Core Strategy.

12 Prior to occupation of the development hereby approved, the waste and refuse storage 
facilities shall be provided and maintained in accordance with the details shown on the 
approved plan(s) and in accordance with details of the finishing materials to be submitted 
to the Local Planning Authority for approval in writing. 

12 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 DP2 and DP5 of the adopted Dartford Local Plan.

13 Notwithstanding the approved plans, details of a management plan for the open 
communal landscaped area within the application site, shall be supplied to and approved 
in writing by the Local Planning Authority, prior to occupation of the development and 
maintained in accordance with the approved details at all times.

13 In order to protect the amenities of future residents of the site and the visual amenities 
of the locality in accordance with Policies DP2 and DP8 of the Dartford Development 
Policies Plan.

14 Prior to occupation of the development hereby approved, details of the external lighting 
within the application site, which shall incorporate measures to minimise the impact of 
lighting on bats, shall be supplied to and approved in writing by the Local Planning 
Authority, and the approved external lighting shall be maintained at all times.

14 To protect the amenities of the area and in the interests of road safety and ecology in 
accordance with Policies DP2, DP5 and DP25 of the adopted Dartford Local Plan.

15 No part of the development hereby approved shall be occupied until evidence has been 
submitted to the Local Planning Authority confirming that measures to achieve internal 
water usage rates of not more than 110 litres per person per day have been implemented 
and signed off under Building Regulations 2015 (or any subsequent amendments).

15 In accordance with the requirements of Policy DP11 of the adopted Dartford Local Plan

16 No part of the development hereby approved shall be occupied until evidence has been 
submitted to the Local Planning Authority confirming that the Building Regulations:

  
Part M4(3) Wheelchair Adaptable/Accessible Dwellings to the ground floor flat as shown 
on the floor plans hereby approved have been implemented and signed off under 
Building Regulations 2015 (or any subsequent amendments).

16 In accordance with the requirements of Policy DP8 of the adopted Dartford Local Plan.



17 Before occupation the dwelling(s) shall comply with the National Space 
Standard/Building Regulations Optional Requirement. Evidence of compliance shall be 
notified to the building control body appointed for the development in the appropriate Full 
Plans application or Building Notice to enable the building control body to check 
compliance.

17 To achieve a satisfactory standard of living conditions for future occupiers, and in 
accordance with Policy CS17 of the Dartford Core Strategy and DP8 of the Development 
Policies Plan.

18 No occupation of any of the dwellings hereby approved shall take place until a tactile 
paved dropped kerb pedestrian crossing point located opposite the application site has 
been provided in accordance with details approved in writing by the Local Planning 
Authority.

18 In order to ensure adequate pedestrian connectivity to and from the site in accordance 
with Policies DP2, DP3 and DP4 of the Dartford Development Policies Plan.

19 Prior to occupation of the development hereby approved, a landscaping scheme 
including both hard and soft landscaping and a programme for its management, to 
include the planting of native species in accordance with the submitted Phase 1 habitat 
survey, 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.

19 To safeguard the visual amenities of the locality and to encourage wildlife in accordance 
with Policies DP2 and DP25 of the adopted Dartford Local Plan.

20 The development permitted by this planning permission shall only be carried out in 
accordance with paragraph 4.2 of the submitted Flood Risk Assessment (FRA) dated 
12th February 2018 and details of flood resilience and evacuation measures that shall 
have been submitted to the Local Planning Authority for approval in writing. The ground 
floor level for living accommodation should be set no lower than 5.13 (AOD) for living 
accommodation. The approved measures shall be fully implemented prior to occupation 
and subsequently embodied within the scheme.

20 To reduce the risk to life and property from flooding in accordance with Policy CS24 of 
the Core Strategy.

21 Prior to occupation of the development hereby approved, the ecological enhancement 
measures as set out at paragraph 6.1 of the submitted Phase 1 habitat survey and as 
shown on the drawing no. 2016/076/101 rev. I  and further details of bird boxes and bat 
boxes to be fixed to buildings or trees within the site which shall have been submitted to 
and approved in writing by the Local Planning Authority, shall be implemented prior to 
the occupation of the dwellings. These ecological enhancement measures shall be 
maintained in accordance with the approved details.

21 To enhance the biodiversity value of the site in accordance with Policy DP25 of the 
Dartford Development Policies Plan.

22 The materials used externally shall be in accordance with those specified on the 
approved plans and in the email dated 26th June 2018 confirming the use of grey window 
frames.



22 In the interests of visual amenities in accordance with Policy DP2 of the adopted Dartford 
Local Plan.

23 Prior to occupation of the development hereby approved, on site bicycle storage facilities 
shall be provided in accordance with the drawings hereby approved and in accordance 
with details of the finishing materials which shall have been submitted to and approved 
in writing by the Local Planning Authority.  The development shall be carried out in 
accordance with the approved plans and such facilities shall be maintained thereafter.

23 To encourage sustainable methods of transport in accordance with Policies DP2 and 
DP4 of the adopted Dartford Local Plan.

24 Prior to the occupation of the development hereby approved, visibility splays of 2m by 
43m from the site access shall be provided and thereafter there shall be no obstruction 
exceeding 1.05mm within the splays.

24 In order to ensure highway safety in accordance with Policy DP4 of the adopted Dartford 
Local Plan.

25 The noise mitigation measures set out at paragraph 4.3 of the submitted Noise 
Assessment/External Building Fabric Assessment dated 8th February 2018 rev 0 which 
relate to the ventilation and glazing specification, shall be implemented within the building 
prior to the occupation of the flats hereby approved and shall be retained as such.

25 In the interests of the residential amenities of the future residents of the flats in 
accordance with Policies DP5 and DP8 of the Dartford Development Policies Plan.

26 Prior to the occupation of the development hereby approved, details of the type and 
specification of the Electric Vehicle Charging Points to be provided within the 
development as shown on the approved plans (which show provision for all parking 
spaces within the site) as well as details of the arrangements for the future operation and 
maintenance of the facility shall by submitted to the Local Planning Authority for approval 
in writing.  The EV charging points shall be implemented in accordance with the approved 
details prior to the occupation of the development and all charging systems shall be 
maintained and kept in good working order as specified by the manufacturer.

26 To ensure that EV charging points are provided and maintained for the future residents 
of the site as a way of addressing air pollution in accordance with Policies DP3 and DP5 
of the Dartford Development Policies Plan. 

27 Where infiltration is to be used to manage the surface water from the development hereby 
permitted, it will only be allowed within those parts of the site where information is 
submitted to demonstrate to the Local Planning Authority's satisfaction that there is no 
resultant unacceptable risk to controlled waters and/or ground stability. The development 
shall only then be carried out in accordance with the approved details.

27 To protect vulnerable groundwater resources and ensure compliance with the National 
Planning Policy Framework in accordance with policies DP2 and DP5 of the adopted 
Dartford Development Policies Plan (2017)

28 The 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 2015 (as amended) or 
not, shall be carried out on that area of land or to preclude vehicular access thereto. The 
parking spaces shall not at any time be conveyed or allocated to individual flats within or 
outside of the development and shall be delineated with a contrasting colour brick as 
opposed to the use of white lining.



28 To ensure the permanent retention of satisfactory car parking facilities and in the interests 
of visual amenities in accordance with the Local Planning Authority's standards and 
Policies DP2 and DP4 of the adopted Dartford Local Plan.

INFORMATIVES

01 A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry 
Act 1991. We would expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer.  Permit enquiries 
should be directed to Thames Water's Risk Management Team by telephoning 
02035779483 or by emailing wwqriskmanagement@thameswater.co.uk. Application 
forms should be completed on line via 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=5p5ZO6jFgY067P9bzN//xiBk
wrsI1S0aWyO5z5+p80dt4S7nkUS8uXVxO5TwQ8q0

02 The proposed development is located within 15m of Thames Waters underground 
assets, as such the development could cause the assets to fail if appropriate measures 
are not taken. Please read the Thames Water guide 'working near our assets' to ensure 
your workings are in line with the necessary processes you need to follow if you're 
considering working above or near our pipes or other 
structures.https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-
development/Working-near-or-diverting-our-pipes. Should you require further 
information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 8am 
to 5pm) Write to: Thames Water Developer Services, Clearwater Court, Vastern Road, 
Reading, Berkshire RG1 8DB

03 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.

04 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.

05 The applicant is advised to consider the comments of the Private Sector Housing Officer 
in respect of measures required in the event of a fire.
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