
DEVELOPMENT CONTROL BOARD

13 December 2018

Reference: 18/01074/OUT Officer: Mrs Emma Eisinger

Location: Stone Lodge Complex
Cotton Lane
Stone
Kent

Proposal: Outline application for erection of an 8 form entry secondary school, up to 140 
residential dwellings in total across 2 sites and provision of 19ha of public open 
space (all matters reserved except access)

Applicant: Dartford Borough Council/Mr Tony Phillips

Agent: Wood Plc/Mrs Stephanie Chettle-Gibrat

Parish / Ward: Stone Parish Council / Stone

RECOMMENDATION:

Approval of outline planning permission subject to the conditions set out below (allowing for 
minor amendments to the wording of these conditions under delegated powers) and a Section 
106 Agreement securing the obligations set out at paragraph 131 of this report (allowing for 
minor changes to the obligations under delegated powers).

SITE DESCRIPTION

(1) The total site area is approximately 26ha and is located approximately 1.1 miles to the 
east of Dartford Town Centre.  The land is currently open/undeveloped with 'heathland like' 
vegetation and sits to the east of Cotton Lane and to the north of London Road.  The land is 
owned by Dartford Borough Council and is used informally for recreational purposes, mainly 
dog-walking. 

(2) The land levels vary considerably across the site but generally rise upwards to the 
centre of the site from London Road on the western side.  The eastern part of the site is cut 
through by a steep sided former river valley running through the centre of the site.  The northern 
part of the site where it meets Cotton Lane is the lowest point. The Dartford Judo and Bowls 
clubs sit on land to the north of the proposed school site and there are new residential 
developments on the west side of Cotton Lane.  The application site lies approximately 124 
metres to the east of the grade II listed Stone House Hospital and the grade II listed chapel of 
St Luke at Stone House Hospital. The application site once formed part of a larger area of land 
that was originally used as a farm for the former Stone House Hospital and so there is an historic 
link between the two.  Residential properties lie opposite the application site to the south as 
well as The Welsh Tavern Public House.  There is also a local convenience shop on the corner 
of London Road and Hillhouse Road.

(3) Two Overhead Power Lines cross the site with supporting pylons located within the 
centre of the site and close to the southern boundary within the proposed smaller residential 
site (site 2).   The site also lies within a Minerals Safeguarding Zone as set out in the Kent 
Minerals and Waste Local Plan (2016) for River Terrace Deposits (sharp sand and gravel).   
The site is identified as having archaeological potential and lies within Source Protection Zone 
3 for groundwater.  There are former landfill sites to the north, east and northwest of the 
application site. An underground oil pipeline passes through the eastern part of the site a few 
metres to the east of the proposed smaller residential site.  A medium pressure gas pipeline 
runs along London Road to the south.  



(4) Vehicular accesses to the site would be from London Road which is within an Air 
Quality Management Area (AQMA) and Cotton Lane.  

(5) Thames Estuary and Marshes Ramsar Site and South Thames Estuary and Marshes 
SSSI lies 7.11 miles to the east of the application site.  The Darenth Wood SSSI lies 1.2 miles 
to the southeast of the application site.  The West Thurrock Lagoon & Marshes SSSI lies 1.3 
miles to the north of the application site.  The Inner Thames Marshes SSSI lies 2.9 miles to the 
northwest of the application site.  

THE PROPOSAL

(6) The proposal is for outline planning permission with all matters reserved except for 
access, for the development of up to 140 dwellings on two separate parcels of land and for the 
development of an 8 form entry secondary school.

(7) The larger residential site (2ha) (known as site 1) would be located to the east of the 
existing bowls club with access from London Road and an emergency, pedestrian and cycle 
access via Cotton Lane.  A smaller area of housing (1ha) (known as site 2) would be located 
on the north side of London Road with access directly from London Road.  The application 
documents indicate that both residential parcels would provide dwellings at a density of 45 
dwelling per ha - i.e. approximately 45 dwellings on the smaller parcel fronting London Road 
and approximately 90 dwellings on the larger parcel to the east of the Bowls Club.   The 
applicant has confirmed that 30% of these dwellings would be affordable of which half would 
be for shared ownership and half would be for affordable/social rented.  The maximum height 
of the residential properties is proposed to be 8 metres/2.5 storeys – although this is not set.

(8) The proposed 8 form entry secondary school is to be provided on an area of 3.2ha 
within the southwest corner of the site. The total number of pupils at the school would be 1200 
in addition to a 250 place sixth form.   It is expected that there would be approximately 100 full-
time equivalent members of staff. The school site will be owned by the Secretary of State for 
Housing, Communities and Local Government and it is intended that it would be leased on a 
125 years agreement to the Endeavour Trust for the Stone Lodge Academy. Vehicular access 
to the school is proposed from London Road.  The set parameters for the school building show 
a maximum of 3 storeys (up to 13m high) and a floor area of 10,700 m2.  The indicative plans 
show that it would be located towards the southeast portion of the site.  The indicative plan also 
shows a car park with 200 spaces for staff and visitors and an external play area of 22,600 m2.  
The proposed access to the school is designed to cater for a high volume of vehicles with a 
mini roundabout at the end and a layby which is intended to be used for coach parking.  The 
access has also been designed to cater for future use by the larger residential development 
(residential site 1).

(9) The remaining area of the application site (19ha) is proposed as public open space 
with new footpaths running through the site and new access points from Cotton Lane and 
London Road.  Public Right of Way DR9 would need to be diverted as this currently cuts through 
the proposed school site.  The diverted footpath is proposed to enter the site from Cotton Lane 
close to the boundary with the Bowls Club and continue in an easterly direction cutting across 
the proposed 2ha residential parcel of land (residential site 1).  There is currently an application 
being considered by KCC Public Rights of Way team for this diversion but this will be dependant 
upon planning permission being granted.

(10) Two public car parks are proposed within the site to serve the proposed public open 
space.  These would be located off London Road and at the top of Cotton Lane.  Each car park 
would provide at least 20 spaces.  There are no details provided as to whether there would be 
restrictions on the use of these car parks in respect of maximum number of hours or whether 
payment would be required.  On street parking for approximately 7 vehicles is proposed along 
an approximately 40 metre stretch of London Road.  This is to cater for vehicles that currently 
park illegally on the footway of London Road in connection with residential and business 
premises close by.  



(11) The proposal would necessitate various works to the existing highway.  These include 
works to facilitate the access to the smaller residential site (site 2) from London Road; a 
signalised junction (including pedestrian crossings) on London Road into the main access to 
the school site and residential site 1; widening of footway along eastern side of Cotton Lane to 
create a shared cycleway/footway; enhanced footway/cycle way along London Road and 
Cotton Lane; realignment of existing London Road/Cotton Lane traffic signal junction to widen 
the pedestrian/cycle waiting area on the north-eastern corner; providing an additional turning 
lane from Cotton Lane, lengthening two lanes on London Road; two uncontrolled pedestrian 
crossings on Cotton Lane; relocation of bus stops on London Road to the west and extending 
the 30 mph speed limit on Cotton Lane beyond Bow Arrow Lane. 

(12) The overhead powerlines are planned to be 'undergrounded' by UK Power Networks.  
The timescale for this is not certain at the moment.

(13) In terms of phasing of the development, the school site and public open space is 
planned to come forward first with both residential sites following later on.  Members should 
note that this is subject to change and that all elements of the development will be subject to 
the submission of reserved matters applications.  

(14) An amended Masterplan has been submitted which shows a different route for the 
diverted PROW DP9 following comments from KCC PROW Officer and to show more practical 
links to the adjacent land to the east.

RELEVANT HISTORY

(15) 04/00362/FUL Erection of a detached 2 storey building to provide a judokwai centre 
together with associated courtyard, parking spaces and vehicle access and landscaping - 
approved.

(16) 04/00432/OUT Outline application for the redevelopment of land to provide recreation 
and leisure facilities, to include a 2 storey sports centre with associated parking, 2 synthetic turf 
pitches and floodlighting, 4 adult football pitches, 4 tennis courts and floodlighting, an ecology 
and wildlife sanctuary, an adventure playground, together with a new vehicular access, 
alterations to existing vehicular accesses and pedestrian accesses with a network of pedestrian 
and cycle paths and landscaping across the site - approved but not implemented. 

(17) 06/00076/FUL Erection of 6m high grass finished boundary screens, together with a 
new single storey pavilion with front canopy and the creation of a six rink bowls lawn with a 
2.5m high boundary hedge and associated car parking - approved.

(18) In 2016, a request for a screening opinion was submitted to determine whether an 
Environmental Impact Assessment would be required to support an outline planning application 
for redevelopment to provide a range of uses through provision of new secondary school, rugby 
club, housing and informal and formal recreation space.  The proposals are considered as 
Schedule 2 development.  It was concluded that the development did not require the submission 
of an Environmental Statement as it did not have a significant impact on the environment.  

(19) 17/02105/FUL - the development of the northwest corner of the Stone Lodge site as a 
Rugby Club with 2 sports pitches and a 2 storey clubhouse.  This was approved by the 
Development Control Board on 15th March 2018. Work is currently underway on the 
construction of the Rugby Club.

COMMENTS FROM ORGANISATIONS

(20) Sports England    - note that the proposed development does not fall within their remit 
to comment but they do provide general guidance on the provision of new sports facilities and 
note that new housing will generate demand for sports facilities in the local area.  In a second 
set of comments, they queried the distance of the residential site 1 from the closest rugby pitch 
on the adjacent site.  Clarification was provided and Sport England confirmed that they had no 
objection. 



(21) Health & Safety Executive  - The site lies outside the consultation zone for major hazard 
sites or major hazard pipelines.  

(22) NHS/Community Health Partnerships    - Note that the development will place additional 
pressures on GP services in the area and that additional funding is required to address this.  
This funding would help to facilitate a new health hub in Dartford Town Centre, a new primary 
care facility in Greenhithe/Stone and provide additional capacity at individual GP Practices.  
The CCG will enter into discussions with the Council to collect money through CIL to address 
the need and deliver the improved and new facilities.  

(23) Kent Highway Services have no objection to the development subject to conditions to 
secure the various highway mitigation works required to ensure that there would be no harmful 
impact on highway safety and amenity.  They note however that the current access for 
residential site 2 would not be able to accommodate a refuse vehicle exiting the site and request 
a revised plan to address this.  They note that a travel plan will be submitted and ask that a 
contribution of £1000 per year for five years is made to KCC Highways for monitoring the 
actions within this document. They also note that a new school peak hour bus service is 
required and request a contribution of £47,540 per year for three years to support this service.  
They note that a Road Safety Audit has been submitted and that this does not show any clusters 
of incidents that highlight any existing issues on the local highway network. They consider the 
trip generation from the development and the impact on the local highway network noting the 
mitigation measures required to address impacts identified.  They notes that the transport 
consultant has considered mitigation measures for junctions affected by the development. 
However, due to the constraints of the junctions, physical mitigation such as increased flares - 
is limited. Therefore, in the majority of cases mitigation would need to be in the form of traffic 
signals. Where traffic flows generated by the development are low at the junction, the 
justification for large schemes (as signal junctions) is minimised. In addition, they note that KCC 
do not want to introduce traffic signals in these locations due to the nature of the A226 which is 
a key route, where delays (caused by traffic signals) should be minimised. Instead, recognising 
the high proportion of model shift that is being sought by Dartford Borough Council, KCC 
requested that a package of measures are introduced to encourage modal shift. These include 
new pedestrian and cycle infrastructure on the existing network, vouchers towards public 
transport tickets or new bikes (for residents), an additional school bus service and enforceable 
Travel Plans.  They note that parking provision is at an acceptable level.  They ask that one of 
the plans is amended to remove reference to the removal of parking (which is on third party 
land) for the public house opposite the site as this cannot be prevented through the application 
or by KCC.  

(24) Highways England    - They note that there was missing information with the application 
as initially submitted. Additional information was provided by the applicant to address this and 
HE responded with some queries over the data.  The developer provided clarification on all of 
the queries raised and HE accept that the development would have a negligible impact on the 
Strategic Road Network.   They therefore raise no objection to the development subject to 
conditions to secure a Travel Plan for both the residential and school sites.  

(25) Stone Parish Council    - no comments received.

(26) Arriva Southern Counties Ltd   - No comments received. 

(27) KCC Public Rights of Way (PROW) Officer - The site is of high importance to local 
residents.  A condition must be included within any consent to secure an improvement to this 
PROW.  New surfacing works should be carried out by the developer to an agreed specification. 
Any ongoing maintenance of the other footpaths across the site would be the responsibility of 
the developer and not them.  They confirm that the developer has submitted an application to 
them for the diversion of DR9 as is currently cuts across the proposed school site.  They initially 
had concerns about the diversion route through the larger residential site noting that the 
realigned route should be given preference in the road layout so that it is away from vehicular 
traffic.  They advise that consideration should therefore be given to a green access corridor 



through the residential site.  The planning application and the PROW diversion application have 
been amended to address these concerns.  The PROW officer does not object to the 
development providing careful consideration is given to the interaction between the PROW and 
roads within residential site 1 at the reserved matters stage. They recommend conditions to 
ensure that no development takes place over the alignment of DR9 until an Order for its 
permanent diversion has been made and confirmed and that the surfacing works are secured.  

(28) Thames Water Utilities    - note that there is an inability of the existing foul water network 
infrastructure to accommodate the needs of this development.  They request a condition to 
ensure that no properties are occupied until confirmation has been provided that either all 
wastewater network upgrades have been completed or, a housing and infrastructure phasing 
plan has been agreed with them to allow additional properties to be occupied.  The surface 
water details indicate that there will no be discharge to the public network and as such they 
have no objection.  They also note that there is an inability of the water network infrastructure 
to accommodate the needs of the development and seek to secure a condition to prevent 
occupation of the properties until water network upgrades have been completed or to secure a 
housing and infrastructure plan.  The presence of a strategic water main is noted and various 
minimum building distances set out.  

(29) Environment Agency    - The site lies on a principal aquifer and partially over a Source 
Protection Zone (3).  This means that the controlled waters are sensitive to pollution and there 
is a high/medium risk of pollution from the previous uses of this site.  In light of this, the proposed 
development will be acceptable if certain planning conditions are included.  These conditions 
seek to secure a remediation strategy to deal with the risks associated with contamination of 
the site, a verification report demonstrating that the remediation strategy has been effective, 
prevention of piling or other foundations using penetrative methods and to ensure that there is 
no infiltration of surface water into the ground without the written consent of the LPA.  They 
note that the submitted reports provide them with confidence that it should be possible to 
suitably manage the risk posed to controlled waters by this development with further details 
provided at the condition stage and prior to the commencement of development.  

(30) Kent Fire Brigade    - no comment.

(31) KCC Biodiversity - They are satisfied with the range of surveys which have been carried 
out. The documents have detailed the following has being recorded during the surveys: 7 
species of bats foraging; 29 species of breeding birds ; Common lizards and grass snake; 430 
invertebrate species - 27 of which are Nationally scarce, 6 Red Data book and 1 is a priority 
species and foraging/commuting badgers. The 2012 habitat survey assessed the grassland on 
site as neutral grassland but not the quality required to be a priority habitat - this was backed 
up by the findings of the botanical and invertebrate report which indicated that the quality of the 
grassland had declined due to a lack of management. They have reviewed the mitigation 
strategy and due to the area of open space proposed they are satisfied that the proposed 
ecological mitigation can be implemented and if the site is managed appropriately in the long 
term the ecological interests of the site can be retained.  In respect of bats, they are satisfied 
that no emergence surveys are required.  However, if trees are to be removed as part of the 
development, a detailed tree assessment and emergence surveys will be required.  They 
strongly recommend that the development is designed to retain the trees on site. There is a 
need to ensure that dark areas are retained at the site to limit the impact on bats.  The proposed 
management of the open space is likely to enhance this area for biodiversity and the application 
provides opportunities to incorporate features into the built design which are beneficial to 
wildlife. They suggest that the reserved matters plans must demonstrate what ecological 
enhancements will be incorporated in to the built development and landscaping within these 
areas. The submitted information is sufficient to determine the outline planning application 
however there will be a need for more detailed information to be submitted at the reserved 
matters stage.

(32) KCC Heritage-Archaeology    - There are Listed Buildings nearby, including Stone 
House Hospital and its chapel to the west and St Mary's Church, Stone c.1km to the east. There 
is also a locally important War Memorial just beyond the south east corner of the site. Although 
parts of the site have been subject to previous ground disturbance, there is potential for 



significant heritage assets to be affected by this complex development scheme. The 
archaeological and historical resources within the site are multi-period and range from potential 
early prehistoric remains through to WWII structures and activity. The heritage assets of this 
site need to be appropriately dealt with through appropriate mitigation for buried and upstanding 
archaeology, historic buildings and historic landscapes. In addition to mitigation for heritage 
assets, this development presents an opportunity for heritage enhancement measures, 
especially within the public open space. A wide variety of exemplary positive heritage measures 
could be achieved with this scheme particularly through liaison with the local community groups 
and the new school. As such the approach to heritage issues for this scheme needs to be multi-
phased and broad-ranging. It is essential for this scheme to be supported by a Heritage 
Framework Strategy for dealing with the historic environment and key heritage assets.  
Following the receipt of a Historic Landscape Assessment and Geoarchaeological Assessment 
KCC Archaeology have no objection subject to conditions to secure the submission of further 
field evaluation works and safeguarding measures as well as a condition to secure a Heritage 
Interpretation programme.  

(33) Alltree Consultancy Ltd   - Encourages the retention of as many trees as possible.  In 
response to the submitted Tree Report, they accept its findings and note that there are mature 
Oaks within the site that will not tolerate close disturbance.  These might need to be protected 
in the future.  

(34) Environmental Health - The noise assessment is accepted and its findings agreed.  If 
external areas are used for teaching, careful consideration should be given to the noise 
environment for the students and teachers with the use of acoustic screening if necessary.  In 
respect of the residential part of the development, it should be easy for the developer to choose 
a suitable design, construction and/or mitigation measures to meet relevant noise exposure 
requirements.  In terms of air quality, they accept the submitted Air Quality Assessment and 
note that there is an overestimation of pollution levels when compared to recent monitoring 
carried out by the Council.  The assessment is accepted as representing a conservative 
approach.  The assessment demonstrates that some existing receptors are likely to experience 
adverse effects as a result of the development and therefore mitigation measures are required.  
They are satisfied with the submitted air quality mitigation costs calculator that sets out the 
required mitigation to minimise the impact of the development.  In terms of contaminated land, 
they accept the submitted assessment and recommendations for intrusive site investigations.  
This site investigation should also consider the risk from offsite sources including the nearby 
landfill sites. 

(35) Natural England    - no comment.

(36) KCC Minerals & Waste    - no comment.

(37) Esso Petroleum Company Ltd    - no comment.

(38) UK Power Networks    - Note that a substation is located within 6m of the proposed 
development.  They object to the development because the developer has not served notice 
on them under the Party Wall Act 1996 - this is not a planning matter and should not therefore 
form part of the consideration of this planning application. 

(39) Kent Police Crime Prevention    - no comment.

(40) Gravesham Borough Council    - No objection to the proposal and no comments.  

(41) KCC SUDs Team - satisfied with the principles proposed, namely the use of infiltration 
to deal with surface water run-off from the development and the omittance of any properties 
within the area shown as surface water flow path.  As a part of the full application they expect 
a site wide surface water master strategy to be submitted which clearly demonstrates the 
principles proposed for each of the forthcoming development areas.  They recommend 
conditions to secure the submission of a detailed sustainable surface water drainage scheme 
for the whole site, the submission of an operation and maintenance manual for the sustainable 
drainage scheme, to secure a Verification Report and to ensure that infiltration is only allow 



within those parts of the site where information is submitted to demonstrate that there is not 
resultant risk to controlled waters and/or ground stability.  

(42) Kent Wild Life Trust    - no comments received

(43) The Ramblers Association    - no comments received

(44) Housing Strategy Manager    - Agrees with the Affordable Housing Statement. 

(45) KCC Education & Libraries    - Seek to secure contributions towards community 
learning (£5,316.14); library bookstock (£6,722.21); social care (£6,599.60) and 2 wheelchair 
adaptable homes.  They note that primary and secondary school contributions would be 
secured via CIL.  Lastly, they have asked that an informative is added to highlight the 
importance of providing high speed fibre optic broadband within the site. 

(46) National Grid Plant Protection    - No objection noting that there is a High Voltage 
Transmission Overhead Line and Tower in close proximity to the application site.  

(47) Southern Gas Networks  - there is a medium pressure gas pipeline close to the site.  
There should be no mechanical excavation taking place above or within 0.5m of the pipeline.

NEIGHBOUR NOTIFICATION

(48) Site notices were posted on and around the application site and there was also a press 
notice issued.  In total 17 representations have been received, 13 of which object, 2 support 
and 2 make general observations. A summary of their comments is as follows:

o The development will generate additional traffic on the roads which are already 
frequently congested, especially when the Dartford Crossing becomes congested;

o The pollution and other environmental considerations have not been fully analysed;
o No details of the impact on local buses and concern that the existing provision is too 

infrequent;
o The new secondary school is needed and would help to build a community atmosphere;
o It is about time that this land was put to good use;
o There should be a large proportion of affordable housing in the residential parts;
o Concern over the adequacy of infrastructure to support the housing in respect of GP 

Practices and dentists;
o Cotton Lane to the north of the site is a single track road and is dangerous for residents 

- it should be widened and lit;
o Stone Crossing Railway Station is too small to cope with additional residents and the 

trains are too infrequent;
o Generally supportive of the proposed open space;
o The development would 'severely' impact on the residents who use the fields for 

walking/dog walking;
o They are already advertising for school places for the proposed school - is it already a 

'done deal'?
o The existing 40mph speed limit on Cotton Lane and lack of pavement/lighting is 

dangerous;
o Local roads are often used for parking at school run times for The Brent Primary School.  

This will be made worse by the proposed development;
o The 'desire line' shown on the original masterplan would pass through an existing 

building on the adjacent land and this is impractical;
o Increases in air pollution as a result of the development and placing a school in an area 

already affected by air pollution is wrong;
o The part of London Road where the proposed access for the school would be provided 

is an accident 'hot spot';
o Noise levels from the proposed school have not been considered;
o Views across the site from the residential site opposite would be altered.



(49) One of the representations is made on behalf of the Stone Triangle Community 
Association and the Chair of the Stone Neighbourhood Development Plan. They are seriously 
concerned about the traffic problems that would result if the development is approved.  Traffic 
is already particularly bad at school drop-off and pick-up times and the proposed secondary 
school will exacerbate the existing problems.  They consider that air pollution will be 
exacerbated and will result in a serious threat to human health.

RELEVANT POLICIES

(50) 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.

(51) Adopted Dartford Core Strategy adopted 2011

CS1: Spatial Pattern of Development
CS4: Ebbsfleet to Stone Priority Area
CS9: Skills and Training
CS10: Housing Provision
CS11: Housing Delivery
CS14: Green Space
CS15: Managing Transport Demand
CS17: Design of Homes
CS18: Housing Mix
CS19: Affordable Housing
CS21: Community Services
CS22: Sports, Recreation and Cultural Facilities
CS23: Minimising Carbon Emissions
CS24: Flood Risk
CS25: Water Management

(52) 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
DP8: Residential Space and Design in New Development
DP9: Local Housing Need
DP11: Sustainable Technology and Construction
DP12: Historic Environmental Strategy
DP13: Designated Heritage Assets
DP21: Securing Community Facilities
DP24: Open Space
DP25: Nature Conservation and Enhancement

(53) 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.

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

(55) Dartford Parking Standards Supplementary Planning Document 2012



(56) The NPPF is also a material consideration. The following chapters and paragraphs are 
of particular relevance: chapter 2 - achieving sustainable development; paragraph 54-56 - 
planning conditions and obligations; chapter 5 - delivering a sufficient supply of homes; chapter 
8 - promoting healthy and safe communities; chapter 9 - promoting sustainable transport; 
chapter 11 - making effective use of land; chapter 12 - achieving well-designed places; chapter 
14 - meeting the challenge of climate change, flooding and coastal change; chapter 15 - 
conserving and enhancing the natural environment;  chapter 16 - conserving and enhancing 
the historic environment and chapter 17 - facilitating the sustainable use of minerals.

(57) Also a material planning consideration is the 'Stone Lodge Marketing Brief' 2015 
(endorsed by Cabinet on 22nd October 2015).  This identifies an area of 32ha for future 
development and highlights a number of constraints and opportunities for the site.  This clearly 
steers development of the site as recreational use but acknowledges that there may need to be 
enabling development such as housing to achieve the Council's aspirations for the site. In this 
case, 'a centre of excellence for sport and recreation' with a contribution to the Green Grid 
network is promoted.  

(58) The Electric Vehicle Charging Points Advice Note which sets out the level of EV 
charging points to be provided for residential and other development within the Borough was 
considered by the Development Control Board in November.  It is being reported to the Cabinet 
on 6th December 2018 with a recommendation that they endorse the document as a material 
planning consideration.   

COMMENTS

Key Issues

(59) I consider the key issues to be the principle of the development, the impact on highway 
safety and amenity; visual amenities and the landscape impact; the impact on heritage assets; 
the impact on residential amenities; housing mix, type and density; the impact on air quality; 
the impact on mineral resources; the impact on ecology/biodiversity as well as other matters 
including the key elements of the Section 106 Agreement; surface water drainage, flooding and 
contaminated land.  

Principle of development

(60) The development site lies within one of the key priority areas for development within 
the Borough.  Policy CS1 (Spatial Pattern of Development) identifies Ebbsfleet to Stone for 
development and seeks to "integrate existing communities with the new facilities that these 
developments can provide".  Policy CS4 (Ebbsfleet to Stone Priority Area) focuses on this 
priority area for development and seeks to promote sites that link together existing and new 
communities and provide a wide choice of jobs, retail, leisure and community facilities.  New 
residential development is planned for at Stone as well as "a distinctive network of 
multifunctional green spaces defining each community and serving recreational and biodiversity 
functions.  This will include natural habitat enhancement and making existing spaces publically 
accessible at…the eastern side of Stone Lodge…". Policy CS4 also requires proposals at Stone 
to demonstrate that adequate traffic management measures are put in place to address 
capacity issues on London Road, taking into account all proposed developments in Stone. 
Measures may include provision for local highway and public transport improvements. 

(61) I note that the residential use of some of the site is accepted in principle under Polices 
CS1 and CS22 (where non sporting development is needed to enable sport and recreational 
uses).  In addition, the provision of housing within the Ebbsfleet to Stone Priority Area is set out 
in Policy CS10 (Housing Provision). The site has been assessed under the Strategic Housing 
Land Availability Assessment (SHLAA) (2010).   Stone Lodge is identified (developable) as 
having potential for providing 530 dwellings over an area of 32ha.  These are estimated to be 
delivered between 2015/16-2024/25.  The site was concluded to be 'developable' under this 
assessment as a way of enabling recreational use of the wider site and is included within the 
longer term housing delivery figures for the Borough.  It is not therefore a 'windfall' site. The 



proposed number of houses under the current scheme would be less than the proposed number 
under the SHLAA by approximately 360.  This is largely because of the proposal for the school 
which occupies 3.2ha of the site area.  I do not have any particular concerns about the reduced 
number of dwellings proposed for this site given this Council's strong position in respect of 
housing land supply and good housing delivery rates.  In addition, I consider that the provision 
of a much needed school for this part of the Borough should be given significant weight. It is 
widely understood that the boom in birth rates that was witnessed nationally, and has led to 
extensive pressure on primary school provision, is now leading to a pressing need to plan and 
deliver enhanced secondary age provision (which coincides with accelerating overall population 
expansion in Dartford). In their most recent response on the Dartford Local Plan, the education 
authority (KCC) confirm the issue of a "shortage" of land for schools is a challenge and that 
they seek a statement of intent that land will be allocated in future to this end. The proposed 
school at Stone Lodge will address this need to a great extent.  Policy CS9 is devoted to skills 
and training, which remains a salient issue in the Borough; and adequate secondary school 
provision must be regarded as an essential prerequisite to achieving local skills objectives 
which have widespread support in applicable policies for Dartford.  The significant weight that I 
attach to the provision of the secondary school as part of this application is therefore justified 
in my view.  

(62) Policy CS21 (Community Services) seeks to ensure that new facilities benefit existing 
and new communities.  The school would be seen as a significant benefit in this respect. Policy 
CS22 (Sports, Recreation and Cultural Facilities) seeks to extend sports and recreational 
facilities in the Borough.  Stone Lodge is identified under this Policy and seeks to secure centres 
of excellence for sport and recreation.  The public open space element of the development 
would provide recreational space and the school would provide playing fields with sports 
facilities and would therefore be compliant with Policy CS22.  

(63) The application site is identified under Policy CS14 (Green Space) as a 'Proposed 
Green Space in Development Sites.'  Under this policy, development is expected to contribute 
towards the Green Grid network of green spaces. The Dartford Proposals Map identifies the 
application site as a Biodiversity Opportunity Area.  This links back to Policy CS14 and also 
Policy DP25 (Nature Conservation and Enhancement).  This policy seeks to ensure that 
development preserves and, wherever possible, enhances existing habitats and ecology 
quality.  The proposal would include a large area of public open space which includes a 
significant area of land for wildlife protection and enhancement.  I therefore consider that the 
development would comply with these Policies.  

(64) The proposed development would be primarily for public open space in terms of the 
amount of land it occupies within the overall area of the site.   This is supported by policies CS1, 
CS4, CS22, CS14, CS22, CS14 and DP25 and the proposal would be compliant with the 
Development Plan in this respect.  These policies seek to ensure that the principle element of 
the development of the Stone Lodge site should be the provision of public open space/use of 
the land for recreation with other development coming forward to support/enable this. The 
application is accompanied by a Public Open Space Management Plan.  This sets out the future 
vision for the use of the open space and details of how it will be managed. It is also 
acknowledged that the development of part of the Stone Lodge site as a Rugby Club (separate 
application) has helped to fulfil some of the recreational aspirations for this site. 

(65) Overall, therefore, I consider that the proposed development would be acceptable in 
principle.

Highway safety and amenity: 

(66) The submitted Transport Assessment (TA) assesses the impact of the development on 
local and strategic roads that would be affected by the proposal, including Junction 1A of the 
M25 (Dartford Crossing).  

(67) The TA considers the potential increase in traffic as a consequence of the development.  
The traffic data predicts that as many as 638 AM peak car trips associated with student drop 
off would be generated by the proposed school and 641 in the school PM peak.  In terms of the 



public open space, the TA predicts that approximately 170 trips would be generated on 
Saturdays and Sundays and approximately 10 trips on weekdays.  For the residential sites, the 
TA predicts that there would be approximately 100 trips at the AM peak and 95 in the PM peak.  
The TA then examines the distribution of traffic on the local highway network to consider the 
capacity of those roads to cater for the predicted increases in traffic. This looks at where 
students will be travelling from and to with the majority coming from the Temple Hill area and 
The Bridge.  The TA considers that the greatest network constraint within the area is the junction 
capacity and examines the capacity of each junction which might be affected by the 
development taking into account other committed development in the area.  The TA applies a 
'nil detriment' approach to the junctions meaning that the development should not result in the 
transport network being worse off with the development than it would be without it.  Mitigation 
has been identified as being required on the London Road/Cotton Lane junction.  This would 
require an additional turning lane from Cotton Lane, increasing the length of two lanes on 
London Road and increasing the width of the footway in the north-western corner of the junction.  
This mitigation would be secured by a Grampian condition.   

(68) The TA identifies some impact on The Brent/Watling St/St Vincent's Road roundabout.   
KCC Highways have considered the mitigation measures required for this junction and note 
that it would actually only increase capacity for a small number of cars.  The cost in terms of 
providing this mitigation as well as the disruption to the road network during the construction of 
these mitigation works is not considered to be worthwhile.  KCC Highways have suggested that 
a better approach would be to consider a wider package of mitigation measures with resources 
being better directed towards enabling and encouraging a modal shift away from the car.  They 
are of the view that this would have more of a mitigation impact than the 'tweaking' of The Brent 
roundabout or other junctions close to the site.  

(69) For Junction 1a of the M25, the TA notes that the impact of the development flows is 
negligible in terms of capacity implications and that there are no physical mitigation measures 
required.  This has factored in planned signal optimisation.   Highways England have carefully 
considered the TA and agree with its findings.  They have no objection to the scheme subject 
to securing Travel Plans for the school and residential sites.  I have recommended conditions 
to secure these.  

(70) In terms of buses, nine services pass through the area surrounding the site.  It is 
generally agreed that there are a good number of services passing the site at a good frequency 
serving a variety of destinations.  The existing bus stops on the north and south sides of London 
Road would need to be relocated slightly to the west to as a consequence of the new signalised 
junction to the school access road.  KCC Highways have confirmed that there is sufficient 
capacity on the local bus routes passing the site but they have identified the need for an 
additional AM journey on the 497 route and have identified a need for an additional PM journey 
on a Friday.  KCC Highways have asked for a contribution (£142,740) from the developer to 
ensure that this an additional return journey can be provided.  The contribution would be used 
to subsidise the bus company (Arriva) for one return journey per day for three years after which 
time that particular journey is expected to be viable.  It is important that this the bus provision 
for the school is of a good quality and frequency so that it is an attractive option for students 
(and staff) travelling to and from the site.  The TA relies on the bus provision and a good uptake 
of this mode of transport to the site to demonstrate that there would be no significant harm to 
the highway network.  The developer has committed to the payment of this contribution via the 
Section 106 agreement as well as other highway mitigation measures discussed in this section 
of the report.

(71) The TA sets out details of a Walking and Cycling Audit which considered the quality of 
the pedestrian and cycle networks on the main routes to and from the application site.  This 
identified the needs for improvement works to these routes which include: two new pedestrian 
crossings to Cotton Lane; a widened footway/cycle way along Cotton Lane; clearance of 
vegetation from the existing footway/cycle ways.  These works would be secured by Grampian 
conditions as the works are off-site.   There would also be provision of an on-site footpath linking 
the school site to the eastern edge of the site in anticipation of a connecting path across Stone 
Pit 1 to Stone Crossing Station.



(72) The TA has considered the accessibility of local services, amenities and public 
transport points in respect of the proposed residential sites.  It concludes that the site is within 
walking distance of a number of services and facilities including primary schools, as well as bus 
stops, Dartford and Stone Railway Stations.  This accessibility will reduce the need for the use 
of the car for future occupants of the residential sites.  The site is therefore considered to be 
sustainably located.

(73) The TA considers accident data on surrounding roads and concludes that most of the 
accidents were caused by driver error. Therefore, it is concluded that driver awareness is the 
main cause rather than the highway infrastructure. Overall there are no trends suggesting that 
the proposed development would exacerbate this situation.

(74) KCC Highways have accepted the design of the proposed access from London Road 
to the school and residential site 1 but have requested an amended plan to address concerns 
about refuse vehicles exiting the new access for residential site 2.  An amended plan will has 
been requested.  An amended plan deleting reference to the removal of the parking for the 
Welsh Tavern opposite the site has also been requested as there are no powers to remove this 
parking.    The Road Safety Audit will need to be adjusted to account for these amendments.  

(75) In terms of parking for the proposed uses, the residential sites will be expected to meet 
the requirements of the Parking Standards SPD.  This would be fully considered at the reserved 
matters stage.  I have not identified any issues at this outline stage which indicate that these 
parking standards could not be met.  I have asked the applicant to provide an indicative layout 
showing the parking layout and numbers for the school site as I am mindful that the site is fairly 
small for an 8 form entry secondary school.  The indicative plan shows that 200 parking spaces 
can be provided within the site.  At this outline stage, this provides comfort that it is possible to 
achieve this number of spaces along with the school building and playing fields.  In terms of the 
adequacy of the 200 parking spaces, the applicant has sought to demonstrate that this would 
be sufficient to cater for the needs of staff, students and service vehicles.  The Parking 
Standards SPD requires 1 space per 15 pupils for staff parking and 2 spaces per classroom for 
visitor parking.  This would total 145 parking spaces.  The proposal would therefore exceed this 
requirement.  The additional parking will cater for some drop-off and collection at the start and 
end of the school day but it is also planned to use the circulation spaces within the car park for 
drop-off and pick-up activity.  I am confident that with good management of the school car park, 
especially at the start and end of the school day, instances of parking on local residential roads 
would be minimised.  I have recommended a condition to ensure that a car park management 
plan for the school is submitted which will set out measures to ensure that parking spaces are 
used in the most efficient way possible and the there is a controlled drop-off and pick-up 
arrangement.  

(76) The parking for the public open space would be sufficient to cater for its use and I would 
anticipate that most of its users would be from the local area and therefore within walking 
distance.  As noted above, there are no details in respect of parking restrictions within these 
car parks.  This would essentially be a matter for the applicant (Dartford Borough Council) to 
consider further based on how they are used.  The on-street parking would provide a formalised 
option for parking associated with the commercial uses on London Road as opposed to parking 
on the pavement which currently takes place along that part of London Road.  Designing out 
this illegal parking is important, I consider, in seeking to improve the pedestrian and cycle 
environment in the vicinity of the school.  Again, no details of the how this parking would be 
controlled have been provided but I anticipate that DBC will monitor its use and implement 
parking controls if deemed necessary.  

(77) Cycle parking would be provided in each of the elements of the development and the 
adequacy of this cycle parking would be considered at the reserved matters stage. 

(78) An important part of the highway mitigation package is securing a robust Travel Plan.  
Both KCC Highways and Highways England have asked that a Travel Plan is provided, 
particularly for the school and that this is monitored.  The TA provides a draft Travel Plan for 
both the school site and the residential sites. The Travel Plan seeks to promote the use of public 
transport, walking and cycling and discourage the use of the car.  A Travel Plan coordinator is 



appointed to drive forward various initiatives to achieve this. If the Travel Plan is effective then 
it can have a meaningful impact in terms of reducing car trips to and from the site.  I have 
recommended a condition to secure the submission of a Travel Plan for the school site and the 
residential sites.  The Section 106 agreement will also secure a Travel Plan monitoring fee 
which will be used to ensure that the Travel Plan is being implemented at the site and to monitor 
its effectiveness.  

(79) Overall, I consider that, with the mitigation measures set out above, the development 
would not have a harmful impact on highway safety or amenity.  

Visual amenities/Landscape character:

(80) The current landscape/appearance of the site is one of openness and natural 
vegetation and features with some evidence of its past uses in the form of concreate trackways 
and the disused access from London Road.  The boundary of the site onto London Road is 
dominated by a retaining concrete wall at an approximate height of 1.8 metres and mature/semi-
mature trees and scrub sitting above.  I understand that this retaining wall would be retained 
except where the new access to the residential site 2 would be provided. 

(81) The application is accompanied by a Landscape and Visual Impact Assessment.  This 
concludes that Stone Lodge has a relatively constrained visual envelope as a result of the 
density of surrounding built form and tree cover within and around the site.  However, there are 
views of the site along its western and southern boundaries. It notes that the proposed school 
development will give rise to an increase in built form on the site, but is likely to be screened or 
filtered by vegetation to some extent. The report advises that the proposed development should 
be enhanced by new landscaping which will improve the appearance of the public realm along 
London Road. Suggested landscaping includes sensitive treatment of the site boundaries, 
particularly those which border the public realm to the west and south. These details will come 
forward at reserved matters stage.

(82) It is my strong view that the vegetation that sits above the retaining wall along London 
Road should be retained and enhanced.  This not only has benefits in terms of the visual impact 
of the school and residential development but is essential for wildlife (mainly bats) and provides 
a strong buffer from London Road to minimise noise and air pollution effects.  Any future 
detailed scheme will need to factor this in and I therefore recommend that the landscaping 
condition specifically mentions the retention of the existing trees as well as the planting of new 
trees along the southern boundary.  

(83) The design of the proposed school building will be considered at the detailed design 
stage/reserved matters stage.  However, we have been provided with a parameters plan for the 
school site itself which shows the approximate location of the school building within the site.  It 
would be approximately 75 metres from the western boundary of the school site and therefore 
set away from the residential development to the west.  There is a 3 storey flatted development 
on the opposite side of London Road accessed from Bevis Close and 3 storey flats directly 
fronting London Road opposite the proposed access for the school.  Because of the higher 
ground level of the school site and the separation distances from surrounding buildings, the 
school building would be largely viewed as a stand-alone structure within the immediate 
landscape (although there would be joint views with the listed tower at the former Stone House 
Hospital site - an assessment on the impact on this listed building is set out in detail below).  
The proposed school building would be 3 storeys high and a maximum height of 13m.  The 
ground level of the school building would already be set above the level of London Road.  As 
such, it is likely to be an imposing building that has the potential to contribute significantly to the 
character and appearance of the area.  This could be an asset to the area.  However, I consider 
it must be well designed and it must consider the impact on the listed buildings - especially the 
tower to the former hospital building (as discussed below).  These issues can be adequately 
considered at the reserved matters stage.  

(84) Any proposed school will undoubtedly require the provision of security fencing around 
the boundaries of the site.  It is important that the details of this fencing are provided at the 
reserved matters stage so that the visual impact can be assessed.  I am of the strong view that 



any such fencing should be positioned behind reinforced planting along the south and west 
boundaries. If this is not achieved, the security fencing will become a very prominent and 
imposing feature within the street scene which could detract from the appearance of the area.    

(85) The levels of the site mean that the new school access will be likely to require some 
cutting into the bank and re-grading.  I have requested section drawings for this as this is not a 
reserved matter and full details should be provided. It is also possible that a retaining wall will 
be required within the school site to create a level surface for the proposed parking area.  Such 
details are not required at the outline stage but will be required as part of the reserved matters 
application as well as details of proposed land levels.  The visual impact of any retaining walls 
will therefore be considered at that time.  It may be possible to secure a 'green wall' if the 
retaining wall adjacent to the access is considered to be an imposing feature. 

(86) No details of the design or layout of the proposed residential sites have been provided 
at this stage.  The Planning Statement notes that the residential properties are more likely to 
take the form of flats and/or townhouses with a maximum building height of 2.5 storeys or 8 
metres to achieve a density of 45 dwelling/ha.  This is only an indication at this stage.  The 
larger residential site (site 1) would be located away from main roads but would be visible from 
the diverted public right of way DR9, the proposed school site and the open space area.  The 
location of this residential site would limit the encroachment into the existing open space and is 
well positioned in this respect.  The layout and design of the dwellings will need to consider the 
diverted PROW by incorporating a green corridor as suggested by the PROW Officer as well 
as exploiting connections to the open space.  It will also need to consider possible noise impacts 
from the proposed school and the approved rugby club.  

(87) The smaller residential site (site 2) would be accessed off London Road and is 
separated from the school and other residential site by distance and the difference in ground 
levels.  I therefore consider that its ultimate design could be quite different to dwellings on site 
1.  The layout will need to take into account trees to be retained along the southern and northern 
boundaries and should also exploit connections to the public open space.  

(88) I have not recommended a condition to limit the height of the residential buildings 
because I am of the view that these matters can confidently be dealt with at the reserved matters 
stage and will allow flexibility in the final design.  

(89) The visual impact of the car park at the top of Cotton Lane would be fairly limited noting 
that there is already a car park with hardstanding provided (although it is blocked off at present).  
The proposed car park off London Road is not set in terms of size or exact location.  The visual 
impact of this car park will need to be assessed at the reserved matters stage but should allow 
for the retention and reinforcement of trees and planting along the southern boundary.

(90) Overall, based in the information provided, I consider that the impact of the 
development on visual amenities and landscape character is likely be acceptable.  Further 
details will be considered at the reserved matters stage for each separate element of the 
development.  

Impact on Heritage Assets:

(91) The development has been advertised as being within the setting of a listed building.  
There are two listed buildings close to the application site - the grade II listed Stone House 
Hospital and the grade II listed chapel of St Luke at Stone House Hospital both of which are 
approximately 124 metres to the west of the application site.  In accordance with Policy DP13 
of the Development Policies Plan (2017) development affecting the setting of a designated 
heritage asset should have special regard to the desirability of preserving that asset or its 
setting.  In determining planning applications, the Local Planning Authority will pay close regard 
to the significance of the heritage asset. Any decisions relating to listed buildings and their 
settings must address the statutory considerations of the Planning (Listed Buildings and 
Conservation Areas) Act 1990 as well as satisfying the relevant policies within the National 
Planning Policy Framework and the Local Plan.



(92) The significance of a heritage asset should be considered in terms of its special 
architectural or historic interest.  In this case, the contribution of the setting to the significance 
of the two aforementioned listed buildings is a key consideration.  

(93) The application site once formed part of a larger area of land that was originally used 
as a farm for the former Stone House Hospital and so there is an historic link between the two.  
From the application site there are some views of the tower to the main Stone House Hospital 
building and the church spire to the listed chapel.  I have assessed whether these vertical 
features are dominant within the landscape.  Whilst there is no doubt that given its height in 
relation to the surrounding historic buildings, the tower would have at one time been a dominant 
feature within the landscape, this is no longer the case.  There are now a number of competing 
tall buildings and features within the immediate area that mean that the tower is one of a number 
of vertical features in the area.  

(94) Views of the application site from the listed buildings would only be likely to be afforded 
from the upper floors of the main Stone House Hospital building.  A setting to a listed building 
can change overtime and it is clear to me that the setting to these listed buildings has changed 
significantly since their first use.  The historic functional connection with the application site 
ceased many years ago and in more recent years, a sensitively designed large housing 
development has been built within the curtilage of the Stone House Hospital site. Further 
residential development has been built to the north of the former hospital site.  The Judo Club 
and Bowls Club buildings provide some separation between the proposed larger residential 
parcel and the listed buildings.  These intervening features have further severed the relationship 
between the listed buildings and the application site in my view. 

(95) The school site would be directly opposite the Stone House Hospital building.  Although 
there is little detail at this outline stage, I have carefully considered how the proposed school 
development might impact on the setting of the listed building and as part of this, I have 
considered whether the proposed 3 storey school building would interfere with views of the 
hospital tower from London Road if approaching from the east.  The applicant was asked to 
provide a further assessment focusing on this particular impact.  This notes that views of the 
tower and spire are present as you travel along London Road in a westerly direction from 
Alamein Gardens.  Views of the tower are also gained from Stone Recreation Ground which is 
230m southeast of the application site.  From this view, the tower is viewed within the context 
of the electricity pylons.  The report notes that the visibility of the ventilation tower, a noticeable 
architectural landmark visible from a considerable distance to the east, contributes to the 
historic interest of the listed building, "standing out as a distinctive local landmark where it is 
visible, even when partially obscured". The school building up to 3 storeys and 13m in height 
would add a new structure to a presently unoccupied area of land resulting in a change to the 
views from the east of the site and the report notes that the new school building would "compete 
for views with the tower".  Views of the tower from the Stone Recreation Ground would be 
precluded, although this may occur from other planned development at St James Pit. The report 
concludes that the school would not give rise to harm to the setting of the listed buildings.  

(96) I am not convinced that there would be no harm to the setting of the listed hospital 
building given the historic links between the formal hospital site and the application site but 
mainly because the new school building at a height of 13 metres would compete for views with 
the hospital tower when travelling towards the tower from the east. However, I am comforted 
by the fact that views of the tower would not be likely to be obscured along the majority of the 
length of London Road. I am also content that the proposal would have no harm to the setting 
of the listed church.  I therefore conclude that the level of harm would not be substantial.  
Paragraph 196 of the NPPF states: "Where a development proposed will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal including, where appropriate, securing its 
optimum viable use."  I set out above the significant weight that I consider should be attached 
to the benefit of providing a much needed secondary school for this part of the Borough.  I am 
also conscious that the details of the school development are yet to be submitted for 
consideration at the reserved matters stage.  Based on the parameters plan submitted for the 
school site, I am of the view that the school building, if carefully positioned and designed, could 



minimise the impact on the setting of the listed hospital building.  Further consideration of the 
impact on the setting of the listed buildings would be given at the detailed stage.  Based on the 
information submitted with this outline planning application, I am of the view that the harm that 
I have identified would be less than substantial and that the benefits of the development would 
outweigh that harm.  

(97)  For the proposed housing, despite the historic connection between the listed buildings 
and the application site, given the separation distance, the recent housing and Judo and Bowls 
Club developments, the number of tall vertical features within the landscape and the open 
nature of the majority of the proposed development, I am of the view that this element of the 
development would not harm the two listed building at the hospital site. 

(98) In terms of archaeological potential, the application is accompanied by an 
Archaeological Desk Based Study and an Historic Landscape Assessment which includes 
details of a Geoarchaeological Assessment of the site and a Heritage Strategy.  The Desk 
Based Study indicates that the site lies within an area of high potential for significant 
archaeological finds and that it has not been subject to quarrying meaning that there is good 
potential for the survival of below ground deposits.  

(99) The reports conclude that the proposed development will have the greatest impact on 
buried archaeological remains within the residential developments, school, and access roads. 
These areas correspond with Palaeolithic Character Areas.  They identify the need for further 
trial trenching or strip, map and sample recording across the site.  Further archive research is 
recommended to ascertain the nature and location of WWII activities on the site.  Preservation 
in situ of any finds is not recommended but will require recording. In terms of enhancement, the 
report recommends that views across the site from the Stone House Hospital site are retained 
in some form and that there is consideration given to a pedestrian connection from the open 
space to the war memorial which is located on land outside of the application site to the east.  
It also recommends that the connection of this site to WWII in respect of providing a tactical 
viewpoint across the Thames should be exploited within the development.  Lastly, it notes that 
any 'embedded' heritage artwork within the open space is considered further at the detailed 
design stage.  

(100) KCC Archaeology have accepted the submitted reports and do not object subject to 
conditions to secure further archaeological work across the site and the submission of a 
programme for the interpretation of archaeology within the public open space.  I therefore 
consider that the development would have an acceptable impact on potential archaeology.  

Impact on residential amenities:

(101) I do not anticipate that the proposed residential developments would have any undue 
impact on existing residential properties in the vicinity of the application site.  The proposed 
school site would be likely to generate a level of noise and activity that would be discernible 
from residential properties close by - specifically the properties within the former Stone House 
Hospital Site off Martin Road and also the flats fronting London Road, opposite the proposed 
access to the school site and the larger residential site.  The submitted Noise Assessment for 
the school site considers the impact of the school on local residents.  This notes that there are 
outdoor playing pitches proposed within the school site and considers the potential cumulative 
effect of the rugby club and the school site. It concludes that due to the separation and position 
of the rugby pitches and the school sports pitches, there would be unlikely to be a combined 
impact leading to harm.  The closest residential properties to the potential location of the playing 
fields are approximately 30 metres away.  The report suggests that for distance of 50 metres 
or less, acoustic fencing should be provided along the boundaries of the school site in order to 
reduce the noise but suggests that the effectiveness of this mitigation would need to be verified 
at the detailed stage.  I therefore recommend that a further Noise Assessment is required at 
the reserved matters stage to consider the exact position of the playing fields in relation to the 
existing residential properties to the west and the proposed residential properties within site 1.  
The submitted report also considers the impact on the school from road and other noise sources 
and concludes that this site is appropriate.   



(102) The level of activity at the start and end of each school day may be a cause for concern 
to the residents of the flats that are directly opposite the proposed school access.  There may 
also be concern about the potential for anti-social behaviour.  I would expect that such issues 
will be able to be controlled to some extent by the school itself through careful management of 
the school finish times which could be staggered and also teachers being on duty supervising 
activities outside the school site.  I have recommended a condition to secure details of the 
school times and to encourage staggering at the end of the school day.  This will also benefit 
the local roads.  Moreover, I am mindful that this is an urban area with a busy road separating 
the proposed school site and the existing residential properties.  The levels of activity would 
therefore be absorbed more easily into this environment in my view.

(103) The application is accompanied by a Noise and Vibration Assessment which considers 
the impact of existing noise sources on the proposed residential properties.  This report notes 
that the position of dwellings on the perimeter of the site with amenity spaces kept to the rear, 
will attenuate noise levels throughout the site (effectively acting as a sound barrier to the noise 
sources).  It recommends that properties on the western and south eastern residential area site 
boundaries should be fitted with closed, standard double glazing and acoustically rated trickle 
vents.  The report also notes that noise from the rugby club is not likely to have an adverse 
impact on the proposed residential properties at site 1.  Given the fact that the exact layout of 
the residential sites is unknown at this stage, I recommend that a further Noise Assessment is 
required to ensure that appropriate mitigation measures can be incorporated within the scheme.  

(104) Details of lighting for the proposed school (including floodlights), residential and public 
open space are not provided at this stage.  I have recommended a condition to secure details 
of the lighting across the site which will consider the impact on local residents as well as the 
visual impact and wildlife.  

(105) Overall, I consider that the proposed development would be likely to have an 
acceptable impact on the residential amenities of existing residents and future residents of the 
scheme.  

Housing mix, type and density:

(106) Policy CS18 requires that the proportion of houses to flats is kept at an approximate 
ratio of 70:30 over the plan period. It requires that new developments of 100 homes or more to 
provide 70% of family homes with two bedrooms or more and 30% as flats.  There is no reason 
why this cannot be achieved at this site at the density proposed.  Compliance with this policy 
will be considered in full at the reserved matters stage. 

(107) Policy CS19 seeks to ensure that the needs of households requiring affordable housing 
are met and seeks to secure 30% of units as affordable housing for site of 15 units or more 
dwellings.  The applicant has confirmed that they will enter into a Section 106 agreement to 
secure 30% affordable homes equally across the two sites.  They have also confirmed that 
these affordable homes would be split equally between social rented and shared ownership 
accommodation.  This would comply with Policy CS19.   

(108) Policy DP8 seeks to secure wheelchair adaptable/accessible dwellings within 
residential developments.  I have recommended conditions for the residential sites to secure at 
least one of this type of dwelling on each of them. 

(109) In terms of density, Policy CS17 notes that sites will be developed at a variety of 
densities depending on their location and accessibility to public transport.  The Policy broadly 
indicates that in urban areas, a density between 35-55 dwellings/ha would be appropriate. This 
proposal would provide dwellings at a density of 45 dwellings/ha and so complies with Policy 
CS17.  However, is it possible that the density will fluctuate between the two sites at the 
reserved matters stage.  The maximum number of dwellings at 140 is set within the description 
of the planning application and, if approved, this could not be exceeded at the reserved matters 
stage.  



(110) Matters such as private and communal external amenity space will be considered at 
the reserve matters stage.  However, I am mindful that both residential sites will have access 
to the public open space which is intended to be provided with play features for children. Links 
to this open space from the residential areas will be important, especially if there is little or no 
communal amenity space within the residential sites themselves.  At this stage, there is too little 
information available as to the timing of the delivery of the sites and also whether the residential 
sites will need to rely on the public open space. I would expect such matters to be carefully 
considered at the reserved matters stage with consideration given to the timing of the provision 
of the open space in relation to the delivery of the residential sites at that time.  If the open 
space does not look likely to be delivered before the occupation of the residential properties, 
adequate provision would need to be made within the residential sites for open space.  This 
should be considered at the reserved matters stage.

(111) Overall, I consider that the housing mix, density and type would be compliant with our 
adopted Policies. 

Impact on Air Quality:

(112) The application is accompanied by an Air Quality Assessment (AQA) which considers 
the impact of the proposed development on air quality.  It is important to note that the AQA 
does not assume that air quality will generally improve in the future and as such is based on a 
worst case scenario and on current levels of pollution. Members should be clear that on other 
sites we have accepted the premise that air quality will generally improve as vehicle engines 
become cleaner and Dartford benefits from low emission zones in London etc.  For the Stone 
Lodge development, the AQA concludes that there would be a 'moderate adverse' impact on 
levels of air pollution within the local area.  Both the school and residential development won't 
be likely to reach full capacity in terms of occupancy for some years - 2027 for the school when 
it is assumed that levels of air pollution will have reduced.  

(113) Given the levels of traffic associated with the proposed school site, the main impact on 
air quality will be from traffic associated with the school.  The AQA suggests various mitigation 
measures that could be put in place to minimise the impact on air quality.  These mitigation 
measures are separated in terms of specific measures for the school and residential/public 
open space developments.  The mitigation measures for the school include: off-site pedestrian 
and cycle improvement works, including pedestrian crossing points to encourage modal shift 
away from the car; improvements to the local road network to ease congestion (which is one of 
the main contributory factors to air pollution); extending the 30mph zone along Cotton Lane to 
improve safety for pedestrians and cyclists; a Travel Plan to include information packs, cycle 
discount scheme, promotion of car sharing etc. to encourage a model shift.  The 
residential/open space mitigation measures include: a Travel Plan; cycle parking and general 
improvements to the pedestrian and cycle routes.    Mitigation measures for limiting the impact 
from construction dust are also suggested and this would be secured in the condition requiring 
the submission of a Construction Management Plan.  All of the mitigation measures set out 
above are incorporated into conditions suggested below.   

(114) The package of mitigation measures also includes the provision of 100% electric car 
(EV) charging points for the residential sites.  For the school, a total of 10 double charging 
points would be provided and 20 parking spaces for electric vehicles once the school is at full 
capacity.  I have recommended a condition to allow the provision of EV charging points within 
the school to be provided in a phased way but ensuring that the cables for EV charging points 
are provided for the whole site at day one.  

(115) The submitted AQA also considers the impact of the existing and predicted levels of air 
pollution of the users of the school i.e. the staff and pupils (noting that children are more 
sensitive to the effects of air pollution) and also the occupants of the residential properties  - 
'receptors'.   This concludes that the predicted levels of air pollution for all residential receptors 
within the development site would be below the required threshold.   In terms of the school, if 
classrooms are within 20m of the roads within the AQMA, the report recommends that 
ventilation to them is drawn from air that is away from these roads.  I have recommended a 
condition to address this.



(116) Environmental Health have accepted the findings of the AQA noting that it takes a 
conservative approach because improvements in air quality have not been factored in.  They 
are also satisfied with the mitigation measures proposed.  I consider that the mitigation 
measures will provide a meaningful way of reducing the air quality impact from the 
development.  Any air quality impact should also be balanced against the significant need for 
the secondary school as discussed above. 

Ecology/biodiversity/public open space:

(117) The applicant has submitted a Habitats Regulations Assessment (HRA) Screening 
statement.  Policy DP25 sets out that large developments within 10km of European Protected 
sites will be required to undertake a HRA.  The statement submitted by the applicant's agent 
demonstrates that the application site is more than 10km away from the closest RAMSAR; 
Special Protection Area and Special Area of Conservation.  I am therefore satisfied that there 
is no need for a HRA for this development.  

(118) The submitted Ecological Mitigation and Enhancement Strategy identifies the presence 
of reptile, bats and common nesting birds at the site. This is supported by surveys which have 
been submitted also. Badger activity has also been recorded at the site but no setts have been 
identified.  In terms of nesting birds, the document commits to ensuring that any site clearance 
would take place outside of the main bird breeding season (March-August).  In terms of reptiles, 
much of the habitat will be retained/restored within a dedicated Wildlife Area which would be 
protected and managed to maintain its suitability for reptile species.  The Wildlife Area will act 
as a receptor site for the reptiles that are translocated from the development footprint.  The 
areas to be developed will be fenced off during construction.  Any removal of reptile habitat will 
be done under supervision by a suitably qualified ecologist and will be carried out in accordance 
with a method statement to avoid contravention of the relevant legislation.  Groundworks will 
be timed to avoid the reptile hibernation period (generally November-March).  In terms of bats, 
the document suggests that a 30m wide wildlife/dark corridor is maintained along the southern 
part of the western boundary of the site, along the southern boundary and extending through 
the centre of the site.  This would require the existing tree line to be planted up using mature 
native species and would retain connectivity between the Wildlife Area and known maternity 
roosts.  I note however that there would be at least 2 main access points cutting across this 
corridor on the southern boundary and that the central corridor as should in the submitted plan 
would run along a steep embankment adjacent to the school access.  It is likely that this corridor 
would need to be adapted to fit in with the detailed proposals once they are submitted at the 
reserved matters stage.  I have recommended a condition to address this.  Any trees to be 
removed within the wider site will be surveyed for roosting bats.  If the roosts are identified, and 
the tree cannot be retained, a licence from Natural England will be obtained and replacement 
roosting opportunities provided.  To enhance available roosting opportunities, at least 10% of 
the new buildings will incorporate built-in bat boxes or suitable roost features into the walls 
and/or roof structure.  Lighting will be designed sensitively and there would be no construction 
activity requiring additional lighting between April to October inclusive to avoid the main bat 
active season.

(119) By way of enhancement, a new 20m diameter pond is shown to be provided to the 
northern end of the open space.  Additional hedgerow and tree planting within the site will be 
provided together with habitat creation including log/brash piles.  The management of the open 
space to maintain important grassland, woodland and scrub already within the site will also form 
part of the enhancement strategy.  

(120) A Public Open Space Management Plan has been submitted with the application.  It 
notes that given the outline status of the application, a more detailed management plan will be 
necessary at the reserved matters stage.  The aim of the management plan is to set out a 
course of action which will discourage anti-social use and encourage positive community 
involvement in the site.  The vision for the management of the open space will be to retain and 
reinforce the existing landscape and vegetation with additional pedestrian routes provided 
through the site.  There would be 3 metre wide shared pedestrian and cycle paths along the 
main routes (with a central view point) while secondary routes would meander through the other 



parts of the site. The main paths would be surfaced so that prams and wheelchairs can use 
them. It is possible that handrails and steps would be necessary along steep sections of the 
path.  Bins and benches would be provided within the open space.  Notice boards, 
waymarkings, interpretation panels and informal play features are also suggested.  Two car 
parking areas would be provided for the open space, one to the north and one to the south.  
Each car park would have a small maintenance compound provided.  The submitted Open 
Space Management Plan touches very lightly on the potential for links to the historic 
environment at this site.  The KCC Archaeological Officer has suggested that more could be 
done to connect the future open space to the heritage of the site.  The applicants has responded 
by submitting a Heritage Framework Strategy which includes ideas for interpretation of the 
history of the site. I have also recommended a condition to secure the submission of a 
programme of heritage interpretation works for the public open space. 

(121) The application is accompanied by a Tree Survey and Constraints Report.  This report 
notes that further consideration will be required at the design stage of the development in the 
form of an Arboricultural Impact Assessment but the submitted tree constraints survey shall be 
used to inform and influence the design of the development.  Forty-six records of trees have 
been identified across the site comprising of forty individual trees and six tree groups.  Fourteen 
of these trees were considered to fall within category A (most significant in terms of quality of 
tree and value to amenity).  There were a number of common Oak trees located on the northern 
boundary of the proposed smaller residential area (site 2).  The report notes that any 
development within the root protection area of these trees is likely to cause longer-term decline 
of these trees.  There are twenty-seven category B trees (trees of moderate quality), many of 
which are in groups.  A large number of the category B trees are located close to the southern 
boundary of the smaller residential site (site 2). It is accepted that some of the trees within the 
site that hold a more limited value will need to be removed but I note that most trees of good 
quality could be retained even on the school and residential sites.  In order to retain the category 
A and B trees within the site, I have recommended conditions to secure their retention during 
and after construction and highlight the need to ensure that the landscaping details submitted 
at reserved matters stage include the retention of these trees.  The category A trees will be 
considered for protection under a Tree Preservation Order which will be important to secure 
before the smaller residential site is developed.    

(122) Overall, I consider that the development would not be harmful to ecology and 
biodiversity which would be enhanced in some areas of the site, particularly the open space.  

Minerals resources: 

(123) The application site lies within a minerals safeguarding area as there is potential for 
River Terrace Deposits (sharp sand and gravel) across the majority of the site.  Policy DM7 of 
the Kent Minerals and Waste Local Plan 2016 seeks to safeguard these minerals to ensure that 
these resources are not depleted as this could negatively impact on the delivery of development 
in the future.   Policy DM7 does however list a number of criteria whereby development is 
allowed within safeguarded areas and where prior extraction is not required.  One of these 
criteria is where development is on a site allocated in the adopted development plan.  In this 
case, the Stone Lodge site is identified under Policy CS4 for development (mixed use to support 
recreational use) and CS10 for the provision of housing.  It is my view that this is an allocation 
for the purposes of policy DM7 of the Kent Minerals and Waste Local Plan.  As such, I consider 
that the development of the application site for non-mineral purposes is not obstructed by the 
minerals safeguarding policies and that prior-extraction is not required.

Other issues 

(124) As this application is made by the Dartford Borough Council and involves development 
on land in its ownership, the General Regulations 1992 apply.  These regulations have recently 
been amended to ensure that any planning permission granted by a Local Planning Authority 
to itself, is bound to the land as opposed to the previous regulations which bound the permission 
to the Local Authority only.  



(125) A Phase 1 contaminated land assessment has been submitted with the application.  
This considers the potential for contaminated land and geotechnical/land stability issues. The 
assessment concludes that potentially significant contamination linkages have been identified 
in relation to Made Ground, infilled ground and natural ground (where potential sources of 
contamination have been identified). Where required, the report suggests that direct contact 
ingestion, inhalation of dusts and vapours pathway may be negated by capping with 
hardstanding and through the installation of adequate gas / vapour protection measures in 
buildings in affected areas of the site. The report concludes that the potential sources of 
contamination are not so significant that they would preclude residential development.  The 
Phase 1 assessment is accompanied by a preliminary geotechnical assessment.  This 
recommends that an intrusive ground investigation is carried out at the site. The data obtained 
will inform detailed design for any proposed development and identify any abnormalities 
associated with the ground conditions encountered. Furthermore, there is a risk of ground 
instability form former chalk pits and historic railway tunnels on site and immediately adjacent 
to the site. The planned development for Stone Lodge situates buildings away from these areas.   
I have recommended conditions to secure further ground investigations and suitable 
remediation where necessary.  

(126) A Flood Risk Assessment (FRA) for the site is submitted with this application. The FRA 
has demonstrated that Stone Lodge is located in Flood Zone 1 as defined by the Environment 
Agency. Some areas within the wider masterplan site have some vulnerability to surface water 
flooding. For example, in the north-eastern part close to Cotton Lane north where there is a 
localised topographic hollow. It is assumed that the primary method of surface water disposal 
is via infiltration.  The report also identifies that there is a low risk of groundwater flooding within 
the low-lying valley bottom areas in the wider masterplan site. To ensure no additional risk of 
surface water flooding is created by the development of the site, the FRA concludes that a 
surface water management strategy will be required.  The Proposed Drainage Strategy sets 
out that the development will utilise infiltration components to discharge the surface water run-
off. Permeable paving has been proposed where applicable to provide an additional treatment 
stage to the SuDS network. All of the site-specific constraints regarding the use of infiltration 
devices as a method of surface water disposal have been considered and are deemed to be of 
low risk, with additional mitigation measures suggested where necessary.  I have 
recommended a condition to ensure that details of the surface water drainage are provided 
prior to the commencement of development.  This will need to ensure that there would be no 
mobilisation of pollution to groundwater.  I have suggested suitable conditions along the lines 
of that suggested by the EA.  

(127) Thames Water have noted the need for their infrastructure to be upgraded in order to 
cater for the development in terms of foul waters and potable water.  I have recommended 
conditions to ensure that there is no occupation of the residential units until a strategy for the 
disposal of foul waters (which might consists of tankers taking the foul water off site) and the 
provision of potable water to the residential sites.  Thames Water are content with the wording 
of these conditions.

(128) Policy CS23 seeks to secure BREEAM 'Excellent' for non-residential development over 
1000 m2 or any future equivalent. The BREEAM certification is a sustainability assessment 
method for development as a way of minimising carbon emissions.  The standards have been 
altered since Policy CS23 was adopted.  The current accepted rating (which is the same as the 
old "excellent" rating) is now 'Very Good'.   I have recommended a condition to secure this for 
the school building. Water efficiency is also a key issue in Dartford and Policy DP11 seeks to 
secure a water efficiency level of 110 litres per person per day for all new dwellings.  I have 
recommended conditions to secure this for the residential sites within this development.  

(129) The diversion of PROW DR9 is being considered separately to this planning application 
by KCC.  They have raised some concerns about how the diverted route would interact with the 
larger residential site (site 1) in the indicative masterplan shows that it would be crossed by 3 
roads.  As this application is in outline form only with layout to be considered as a reserved 
matter, it is reasonable to allow the development to proceed at this stage and to 'flag-up' this 
issue now so that any future residential scheme is designed to address these concerns.  I have 



recommended a suitably worded informative.   The new route of the PROW would integrate 
with the proposed connections through the public open space.  

PLANNING OBLIGATION 

(130) Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 provides 
that a planning obligation can only constitute a reason for granting consent if the obligation is:
(a) necessary to make the development acceptable in planning terms;
(b) directly related to the development; and
(c) fairly and reasonably related in scale and kind to the development.

All applications finally determined after the 6th April must clearly demonstrate that any planning 
obligation that is used to justify the grant of consent must meet the three tests.

(131) The development would require a Section 106 agreement to secure various financial 
contributions to address shortfalls in infrastructure as well as securing affordable housing.  A 
summary of the planning obligations to be included within the Section 106 agreement is as 
follows:

o 30% affordable housing  - 50% of which would be social rented and 50% of which would 
be shared ownership;

o Measures to secure a proportional mix for the affordable homes to reflect the housing 
mix across the residential site(s);

o Travel Plan monitoring fee - £5,000
o KCC Highways contribution towards securing a modal shift  - £142,740 (to be used to 

subsidised one return bus journey per day on a service passing the application site at 
a suitable AM and PM time over a 3 year period);

o community learning - £5,316.14; 
o library bookstock - £6,722.21; 
o social care - £6,599.60.

(132) The applicant has agreed to all of the above obligations.  I am satisfied that they will all 
meet the three tests set out above. 

FINANCIAL BENEFITS 

(133) 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.

(134) 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. In this case the development does not specify a floorarea which would 
be set at the reserved matters stage.   Any CIL amount would be subject to indexation to 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.  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.

(135) 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

(136) 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

(137) In determining the application regard has been had to the Public Sector Equality Duty 
(PSED) as set down in section 149 of the Equality Act 2010, in particular with regard to the 
need to:
-Eliminate discrimination, harassment, victimisation and any other conduct that is prohibited 
under the Act;
-Advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; and
- Foster good relations between persons who share a relevant characteristic and persons who 
do not share it. It is considered that the application proposals would not undermine objectives 
of the Duty.
It is considered that the application proposals would not conflict with the objectives of the Duty.

ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS

(138) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is Schedule 2 development. A screening opinion has been 
adopted which concludes that the proposal is not ' EIA development'. 

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(139) Having considered the comments from local residents, comments from consultees and 
the relevant planning policies, I am of the view that the proposed development should be 
approved.  This report sets out that the scheme would comply with adopted planning policies 
and would be acceptable in principle providing a much needed secondary school to serve the 
population of Dartford.  I have given significant weight to the benefits of providing this secondary 
school in the overall planning balance.  

(140) I have carefully considered the highway impacts of the development.  KCC Highways 
and Highways England are in agreement that the development, with appropriate mitigation, 
would not have a detrimental impact on highway safety and amenity.  The mitigation measures 
would be secured via planning conditions and the Section 106 agreement.  

(141) The potential impact of the development on visual amenities and landscape character 
has been considered. Care will need to be taken at the reserved matters stage to secure a 
planted frontage along London Road and Cotton Lane.  Care will also need to be taken in the 
design, height, scale and position of the school building to ensure that it is of a high standard 
that respects the surrounding environment.  The impact on the setting of the identified listed 
buildings has been assessed with some harm identified.  However, the public benefits of the 
provision of the school at this site are considered to outweigh this harm.  Again, the school will 
need to be carefully designed to consider the preservation of views of the tower to the former 
Stone House Hospital building from London Road and to ensure that the scale and design of 
the school building can be respectful of this listed building.  The potential archaeology at the 
site has been considered in detail with further archaeological groundworks required by 
condition. 



(142) The impact on the residential amenities of existing and future residents has been 
considered.  The main impact would be from noise and activity associated with the proposed 
school.  Further noise assessments will be necessary at the detailed reserved matters stage 
and I have recommended conditions to secure this.  I anticipate that the proposal can 
incorporate mitigation measures to address potential noise issues from the school and also 
from existing noise sources to the new residential properties.  

(143) I consider that the future housing will meet local housing needs in terms of the 
proportion and type of affordable housing.  The density will also be reflective of the surrounding 
area and is suitable for this site in my view.  

(144) In terms of air quality, a robust set of mitigation measures, including the provision of a 
high number of EV charging points, has been offered to address any impact on air quality from 
additional traffic generated.  I am also mindful that the AQA does not assume that air quality 
will improve in the future and that this may well result in a lesser impact than predicted.  I 
therefore consider that the air quality impact would be acceptable.  

(145) The proposal would provide 19ha of public open space that would maintain and 
enhance ecology and biodiversity in that area of the site.  Both residential sites have the ability 
to offer ecology enhancements within those sites as well as the school.  An important wildlife 
corridor will be secured at the reserved matters stage of the development with the retention and 
reinforcement of tree and shrub planting along the southern and western boundaries and 
running in a north-south direction across the centre of the site.  High quality trees have been 
identified close to the northern boundary of residential site 2 and I have recommended a 
condition that these are retained with a view to securing a Tree Preservation Order at a later 
date.  Protected species and other wildlife has been considered as part of the proposal with 
measures secured to ensure that there is no harm in this respect.  
(146) Other issues such as contaminated land, flood risk, surface water drainage, the PROW 
diversion and mineral resources have been assessed and I am content that suitable conditions 
can be put in place to address any required additional works and/or details.  

(147) In summary, I consider that, subject to the conditions set out below and the Section 
106 agreement, the development would be acceptable and outline planning permission should 
be granted.

RECOMMENDATION:

Approval of outline planning permission subject to the conditions set out below (allowing for 
minor amendments to the wording of these conditions under delegated powers) and a Section 
106 Agreement securing the obligations set out at paragraph 131 of this report (allowing for 
minor changes to the obligations under delegated powers).

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: TBC

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

School Site



03 No development on the school site shall take place 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 provide for: 

a) The hours of construction 
b) The parking of vehicles of site operatives and visitors 
c) Parking of construction vehicles
d) Routing of and access for construction and delivery vehicles to / from site
e) Timing of deliveries
f) Loading and unloading of plant and materials 
g) Storage of plant and materials used in constructing the development 
h) Temporary traffic management / signage
i) The erection and maintenance of security hoarding 
j) Wheel washing facilities 
k) Measures to control the emission of dust and dirt during construction.

03 No details have been submitted with the application and such details are required prior 
to commencement in the interests of the amenities of the area and highway safety and 
convenience in accordance with Policies DP3 and DP5 of the adopted Local Plan.

04 No development of the school site shall take place until the applicant, or their agents or 
successors in title, has secured the implementation of:

          i) archaeological field evaluation works in accordance with a specification and written 
timetable which has been submitted to and approved by the Local Planning Authority; 
and 

          ii)following on from the evaluation, 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 which has been submitted to 
and approved by the Local Planning Authority

04 To ensure that features of archaeological interest are properly examined and recorded 
and that due regard is had to the preservation in situ of important archaeological remains 
in accordance with Policy DP12 of the adopted Dartford Local Plan.

05 The details submitted pursuant to condition 1 above (the reserved matters) for the school 
site shall include details of existing and proposed levels of the land and building(s), 
including a contoured site plan, and section drawings showing any required retaining 
walls.  Development shall be carried out in accordance with the approved details.

05 In order to secure a satisfactory form of development having regard to the sloping nature 
of the site and in the interests of visual amenities in accordance with Policy DP2 of the 
adopted Dartford Local Plan.

06 Before commencement of any building operations on the school 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.

06 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.

07 The details submitted pursuant to condition 1 above (the reserved matters) for the school 
site shall include a detailed sustainable surface water drainage scheme for that site shall 
be 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. The 
drainage scheme shall be implemented in accordance with the approved details prior to 
first occupation of the development (or within an agreed implementation schedule).

07 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 and to ensure that groundwaters are protected in accordance with Policy 
CS25 and DP5 of the adopted Local Plan.

08 No development within the school site shall take place over the current (at the date of 
this decision notice) alignment of Public Footpath DR9 until an Order for its permanent 
diversion has been made and confirmed, and the diverted route has been fully provided 
and certified.

08 To ensure that public rights of way are properly safeguarded in the public interest in 
accordance with Policies DP2 and DP4 of the adopted Local Plan.

09 Prior to the commencement of development on the school site, the results of a 
Preliminary Ecological Appraisal ('PEA') for that site shall be submitted to the Local 
Planning Authority for written approval. The PEA shall include a review of the existing 
ecological survey data to assess if they are still valid or make recommendations as to 
any updated specific species surveys that need to be carried out. Where identified as 
necessary pursuant to the PEA, no works shall commence until the necessary detailed 
further specific species surveys have been carried out and the results of those surveys 
have been submitted as an update to the PEA and the Local Planning Authority has 
approved the updated PEA in writing.

09 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

10 Prior to the commencement of development on the school site, (including any ground 
works, site or vegetation clearance) a site-wide Ecological Mitigation Plan ('SWEMP') 
setting out proposed ecological mitigation relating to the development informed by the 
approved submitted surveys pursuant to condition (9) above shall be submitted to and 
approved in writing by the local planning authority. The SWEMP shall include the 
following: 

(i) An over view of the habitats/species present at the site; 
(ii) Details of the required ecological mitigation; 
(iii) An assessment as to whether ecological mitigation necessitates sensitive lighting 
design; 
(iv) Proposed methodology for implementation of the ecological mitigation for each 
species and /or habitats; 
(v) Maps and plans to show the extent and location of proposed mitigation works; 
(vi) Timetables for implementation of proposed mitigation works sufficient to demonstrate 
that the works are aligned with the proposed timetable for works relating to construction; 

(vii) Persons responsible for implementing the mitigation works, including times during 
construction when specialist ecologists will need to be present on site to undertake / 
oversee the mitigation works; 
(viii) Interim management and monitoring proposals to ensure that habitats 
created/enhanced as part of the SWEMP will be managed appropriately.  

The ecological works as set out in the SWEMP shall only be carried out in accordance 
with the approved details.



10 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

11 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 or archaeology. The development shall be 
carried out in accordance with the approved details.

11 To avoid adverse impact on the Groundwater Source Protection Zone and principal 
aquifer through mobilisation of contamination or creation of new pathways and to 
safeguard potential archaeology within the site in accordance with policies DP5 and 
DP12 of  the adopted Dartford Development Policies Plan (2017).

12 The details submitted pursuant to condition 1 above (the reserved matters) for the school 
site shall include a package of ecological enhancement measures to be incorporated into 
the development. The enhancements must include (but not limited to) integrated bat and 
bird boxes and insect homes/hotels.

12 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

13 The details submitted in pursuance of condition 1 (reserved matters) for the school site 
shall include details and samples of all materials to be used externally.  The development 
shall be carried out in accordance with the approved details.

13 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

14 The details pursuant to condition 1 (reserved matters) for the school site shall include a 
landscaping scheme including both hard and soft landscaping, boundary treatment, the 
retention and reinforcement with native species of trees and vegetation along the 
southern and western boundaries (with any fencing sited behind this planting) and a 
programme for its management, shall be submitted to and approved by the Local 
Planning Authority and shall be implemented prior to the first use of the school site 
(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.

14 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

15 The details submitted pursuant to condition 1 for the school site shall include details of 
the car parking layout, number of spaces, circulation space, drop-off and collection space 
and turning space.  The approved car parking, circulation, drop-off/collection and turning 
space shall be provided prior to occupation of the school site 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 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto.

15 To ensure the permanent retention of satisfactory car parking, drop-off/collection facilities 
in accordance with the Local Planning Authority's standards and Policies DP2, DP3 and 
DP4 of the adopted Dartford Local Plan.



16 The details submitted pursuant to condition 1 for the school site shall demonstrate that 
the school building will secure a BREEAM 'Very Good' rating.

16 In the interest of minimising carbon emissions in accordance with Policy CS23 of the 
adopted Local Plan.

17 Prior to the occupation of the school site, and only if the classrooms are within 20m of 
London Road or Cotton Lane, details of sealed windows and a ventilation system to filter 
air to be provided for the classrooms within the school building, shall be submitted to the 
Local Planning Authority for approval in writing and shall thereafter be implemented in 
accordance with the approved details and thereafter maintained in perpetuity.

17 To address a risk to the health of the staff and pupils of the school by way of air pollution 
in accordance with  Policy DP5 of the adopted Local Plan.

18 Prior to the occupation of the school site a maintenance manual for the proposed 
sustainable drainage scheme shall be submitted to (and approved in writing) by the local 
planning authority. The manual at a minimum shall include the following details:

o A description of the drainage system and its key components
o An as-built general arrangement plan with the location of drainage measures and 
critical features clearly marked
o Details of the future maintenance requirements of each drainage or SuDS component, 
and the frequency of such inspections and maintenance activities
o 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.

18 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), in 
accordance with Policy CS25 and DP5 of the adopted Local Plan.

19 No occupation of the school site shall take place until the access road, roundabout and 
signalised 3-arm vehicular access with A226 London Road as shown on figures 39082-
Lea54d 8.2, 39082-Lea54d 8.3 and 39082-Lea54d 8.4 (or as amended with the written 
agreement of the Local Planning Authority and which shall be the subject of a Road 
Safety Audit) of the submitted Transport Assessment has been completed and is fully 
operational and thereafter there shall be no obstruction exceeding 600mm within the 
approved visibility splays.

19 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

20 No occupation of the school site shall take place until the bus stops on either side of 
London Road close to the proposed school access have been relocated in accordance 
with detailed plans and details of the type of bus stop shelter, seating and timetable 
information system to be submitted to the Local Planning Authority for approval in writing. 

20 To ensure that the students and staff using the school have access to a safe, convenient 
and attractive public transport alternative in accordance with Policy DP4 of the adopted 
Local Plan and to ensure that the transport impact of the development on the highway 
network are minimised in accordance with Policy DP3 of the adopted Local Plan.



21 No occupation of the school site shall take place until the enhanced pedestrian and cycle 
routes, including the two pedestrian crossings to Cotton Lane as shown on drawing nos. 
figures 39082-Lea54d 9.1, 39082-Lea54d 9.2, 39082-Lea54d 9.3, 39082-Lea54d 9.4, 
39082-Lea54d 9.5 and 39082-Lea54d 9.6 within the submitted Transport Assessment 
and in addition, the enhancement of the existing footway/cycleway along the eastern 
edge of the B2228 Cotton Lane between Bow Arrow Lane and the Littlebrook interchange 
and the eastern edge of Stone Place Road and Church Hill by maximising the width 
through the clearance of vegetation from the paths and repair work, have been provided 
in full, are complete and can be used as intended.

21 To ensure that the students and staff using the school have access to a safe, convenient 
and attractive routes to the site in accordance with Policy DP4 of the adopted Local Plan 
and to ensure that the transport impact of the development on the highway network are 
minimised in accordance with Policy DP3 of the adopted Local Plan.

22 No occupation of the school site shall take place until the improvements to the London 
Road/Cotton Lane signal junction as show on Figure 39082-Lea54d 7.1 of the submitted 
TA have been completed and are fully operational.

22 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

23 Prior to the occupation of the school site, the extension of the 30 mph speed limit on the 
B2228 Cotton Lane beyond Bow Arrow Lane as shown on Figure 39082-Lea54d 9.3 of 
the submitted TA (or as amended with the written agreement of the Local Planning 
Authority and which shall be the subject of a Road Safety Audit) shall be implemented in 
full.

23 To create a safer route for pedestrians and cyclists travelling to the school site in 
accordance with Policy DP4 of the adopted Local Plan.

24 Prior to the occupation of the school site, the on-street parking as shown on drawing no. 
Figure 39082-Lea54d 11.1 within the submitted Transport Assessment shall be provided 
and maintained unless otherwise agreed in writing by the Local Planning Authority.

24 To create a safe pedestrian and cycle environment for future users of the development 
in accordance with Policy DP4 of the adopted Local Plan.

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

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

26 Prior to the occupation of the school site hereby approved, a School Travel Plan is to be 
submitted to and approved by the Local Planning Authority in writing and should cover 
the following issues:
- Travel Plan co-ordinator
- Travel Surveys
- Measures to be taken to encourage walking, cycling, use of public transport and reduce 
car travel by students and staff.
- Monitoring and review in collaboration with KCC Highways and Highways England.
- Programme for implementation.

The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme.



26 To encourage sustainable methods of transport and to ensure that the impact of the 
proposal on the free and safe flow of traffic on the local and strategic highway network is 
kept to a minimum and to minimise the impact of the development on air quality in 
accordance with in accordance with Policies DP3, DP4 and DP5 of the adopted Dartford 
Local Plan.

27 Prior to the occupation of the school site hereby approved, a car park management plan 
for the school shall be submitted for approval in writing by the Local Planning Authority 
which sets out measures to ensure that parking spaces are used in the most efficient 
way possible and that there is a controlled drop-off and pick-up arrangement at the start 
and end of the core school hours. The car park shall be managed in accordance with the 
approved management plan or any subsequent approved revision for the lifetime of the 
development.

27 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

28 Prior to the occupation of the school site a Verification Report (VR) pertaining to the 
surface water drainage system, carried out by a suitably qualified professional, shall be 
submitted to the Local Planning Authority for approval in writing.  The VR shall 
demonstrate the suitable operation of the drainage system such that flood risk is 
appropriately managed and 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.

28 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 in accordance 
with Policy CS25 of the adopted Local Plan.

29 Prior to occupation of the school site 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.

29 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.

30 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.

30 To prevent pollution of the water environment in accordance with policies DP2, DP4 and 
DP5 of the adopted Dartford Development Policies Plan (2017).

31 Prior to occupation of the school site hereby approved, details of any proposed external 
lighting (including floodlighting) shall be submitted to and approved in writing by the Local 
Planning Authority.  Such details shall include times of use for the floodlights, siting, 
angles, levels of illumination and any shields and shall identify those areas/features that 
are particularly sensitive for badgers and bats where lighting could lead to disturbance 
within or around their breeding sites and resting places or along important routes used 



to access key areas of their territory and provide a map clearly showing the dark 
areas/corridors which are to be retained within the development. Development shall be 
carried out in accordance with the approved details.

31 In the interests of road safety, residential amenities, protection of wildlife and preserving 
the setting of the listed building to the west in accordance with Policies DP2, DP3, DP5, 
DP13 and DP25 of the adopted Dartford Local Plan.

32 Prior to the use of the school site hereby approved, a minimum of 5 double socket electric 
vehicle (EV) charging points and 10 EV parking spaces shall be provided and made 
available for use within the school car park as well as cabling laid for the future provision 
of EV charging points for all of the car parking spaces within the school site.  An additional 
5 double socket EV charging points and 10 EV parking spaces shall be provided before 
the year 2027 unless otherwise agreed in writing by the Local Planning Authority.

32 To secure a form of mitigation to address air quality impacts from the development in 
accordance with Policy DP5 of the adopted Local Plan.

33 Prior to the use of the school site, details of the opening and closing times of the school 
(which shall include the staggering of the release of pupils at the end of the core school 
day, before and after school clubs and use of the outdoor playing fields) shall be 
submitted to the Local Planning Authority for approval in writing.  The approved times 
shall be adhered to at all times unless otherwise agreed in writing by the Local Planning 
Authority.

33 In the interests of highways safety and amenity and residential amenities in accordance 
with policies DP3, DP4 and DP5 of the adopted Local Plan.

34 Prior to the use of the school site and following the approval of the layout of the school 
site or at the same time as the submission of reserved matters, a detailed Noise 
Assessment which considers the impact of noise generated by school activities relative 
to existing and future residential properties close to the site as well as the noise 
environment within the classrooms and suggests suitable mitigation measures where 
necessary shall be submitted to the Local Planning Authority for approval in writing.  The 
approved mitigation measures shall be implemented prior to the first use of the school 
site and thereafter maintained.

34 To safeguard the amenities of existing and future residents within the vicinity of the 
school site and to safeguard the learning environment within the school site in 
accordance with Policy DP5 of the adopted Local Plan.

35 The use of the school site hereby permitted shall be only for a secondary school and for 
no other uses (with the exception of ancillary uses such as community activities), 
including any other falling within Class D1 of the Schedule to the Town and Country 
Planning (Use Classes) Order 1987, (or for any order amending, revoking and re-
enacting that Order) and any other use whether permitted by the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (as amended) (or any 
order revoking or re-enacting that Order) or not.

35 In the interests of amenities and highway safety in accordance with Policies DP2, DP3, 
DP4 and DP5 of the adopted Dartford Local Plan.

36 The school building and site shall not be subdivided or a separate planning unit created 
within the boundaries of the school site.

36 In the interests of amenities and highway safety in accordance with Policies DP2, DP3, 
DP4 and DP5 of the adopted Dartford Local Plan.

Residential Site 1



37 No development on residential site 1 shall take place 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 provide for: 

a) The hours of construction 
b) The parking of vehicles of site operatives and visitors 
d) parking of construction vehicles
d) Routing of and access for construction and delivery vehicles to / from site
e) Timing of deliveries
f) Loading and unloading of plant and materials 
g) Storage of plant and materials used in constructing the development 
h) Temporary traffic management / signage
i) The erection and maintenance of security hoarding 
j) Wheel washing facilities 
k) Measures to control the emission of dust and dirt during construction.

37 No details have been submitted with the application and such details are required prior 
to commencement in the interests of the amenities of the area and highway safety and 
convenience in accordance with Policies DP3 and DP5 of the adopted Local Plan.

38 No development of residential site 1 shall take place until the applicant, or their agents 
or successors in title, has secured the implementation of:
i) archaeological field evaluation works in accordance with a specification and written 
timetable which has been submitted to and approved by the Local Planning Authority; 
and 
ii following on from the evaluation, 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 which has been submitted to 
and approved by the Local Planning Authority

38 To ensure that features of archaeological interest are properly examined and recorded 
and that due regard is had to the preservation in situ of important archaeological remains 
in accordance with Policy DP12 of the adopted Dartford Local Plan.

39 No occupation of residential site 1 shall take place until the access road, roundabout and 
signalised 3-arm vehicular access with A226 London Road as shown on Figure 39082-
Lea54d 8.2 of the submitted Transport Assessment has been completed and is fully 
operational.

39 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

40 The details submitted pursuant to condition 1 above (the reserved matters) for any part 
of the residential site 1 development hereby approved, shall include details of existing 
and proposed levels of the land and building(s), including a contoured site plan, and 
section drawings showing any required retaining walls.  Development shall be carried out 
in accordance with the approved details.

40 In order to secure a satisfactory form of development and in the interests of visual 
amenities in accordance with Policy DP2 of the adopted Dartford Local Plan.

41 Before commencement of any building operations on the residential site 1, 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.



41 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.

42 The details submitted pursuant to condition 1 above (the reserved matters) for residential 
site 1 shall include detailed sustainable surface water drainage scheme for that site shall 
be 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. The 
drainage scheme shall be implemented in accordance with the approved details prior to 
first occupation of the development (or within an agreed implementation schedule).

42 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 and to ensure that groundwaters are protected in accordance with Policy 
CS25 and DP5 of the adopted Local Plan.

43 Prior to the commencement of development on the residential site 1, the results of a 
Preliminary Ecological Appraisal ('PEA') for that site shall be submitted to the Local 
Planning Authority for written approval. The PEA shall include a review of the existing 
ecological survey data to assess if they are still valid or make recommendations as to 
any updated specific species surveys that need to be carried out. Where identified as 
necessary pursuant to the PEA, no works shall commence until the necessary detailed 
further specific species surveys have been carried out and the results of those surveys 
have been submitted as an update to the PEA and the Local Planning Authority has 
approved the updated PEA in writing.

43 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

44 Prior to the commencement of development on the residential site 1, (including any 
ground works, site or vegetation clearance) a site-wide Ecological Mitigation Plan 
('SWEMP') setting out proposed ecological mitigation relating to the development 
informed by the approved submitted surveys pursuant to condition (43) above shall be 
submitted to and approved in writing by the local planning authority. The SWEMP shall 
include the following: 

(ii) An over view of the habitats/species present at the site; 
(ii) Details of the required ecological mitigation; 
(iii) An assessment as to whether ecological mitigation necessitates sensitive lighting 
design; 
(iv) Proposed methodology for implementation of the ecological mitigation for each 
species and /or habitats; 
(v) Maps and plans to show the extent and location of proposed mitigation works; 
(vi) Timetables for implementation of proposed mitigation works sufficient to demonstrate 
that the works are aligned with the proposed timetable for works relating to construction; 

(vii) Persons responsible for implementing the mitigation works, including times during 
construction when specialist ecologists will need to be present on site to undertake / 
oversee the mitigation works; 
(viii) Interim management and monitoring proposals to ensure that habitats 
created/enhanced as part of the SWEMP will be managed appropriately.  



The ecological works as set out in the SWEMP shall only be carried out in accordance 
with the approved details.

44 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

45 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 or archaeology. The development shall be 
carried out in accordance with the approved details.

45 To avoid adverse impact on the Groundwater Source Protection Zone and principal 
aquifer through mobilisation of contamination or creation of new pathways and to 
safeguard potential archaeology within the site to accord with policies DP5 and DP12 of  
the adopted Dartford Development Policies Plan (2017).

46 The details submitted pursuant to condition 1 above (the reserved matters) for the 
residential site 1 shall include a package of ecological enhancement measures to be 
incorporated into the development. The enhancements must include (but not limited to) 
integrated bat and bird boxes and insect homes/hotels.

46 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

47 The details submitted in pursuance of condition 1 (reserved matters) for the residential 
site 1 shall include details and samples of all materials to be used externally.  The 
development shall be carried out in accordance with the approved details.

47 To ensure that the development does not harm the visual amenity of the locality in 
accordance with Policies DP2 of the adopted Dartford Local Plan.

48 Details pursuant to condition 1 (the reserved matters) for the residential site 1 shall be 
accompanied by a Noise Assessment which considers in detail the impact of existing and 
future noise sources on the future residents of the site taking into account the layout and 
orientation of the dwellings and suggests appropriate mitigation measures.

48 Various sources of noise have been identified at the outline stage and a further 
assessment is necessary to ensure that appropriate mitigation is secured for future 
residents of the development in accordance with Policy DP5 of the adopted Local Plan.

49 The details pursuant to condition 1 (reserved matters) for the residential site 1 shall 
include a landscaping scheme including both hard and soft landscaping, including 
boundary treatment and a programme for its management, shall be submitted to and 
approved by the Local Planning Authority and shall be implemented prior to the first use 
of the residential site 1 (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.

49 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

50 The details submitted pursuant to condition 1 for the residential site 1 shall include details 
of the car parking layout, number of spaces and turning space.  The approved car parking 
(including any carports and garages) and turning space shall be provided prior to 
occupation of the residential site 1 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 or not, shall be carried out on that area of 
land or to preclude vehicular access thereto.

50 To ensure the permanent retention of satisfactory car parking facilities in accordance 
with the Local Planning Authority's standards and Policies DP2, DP3 and DP4 of the 
adopted Dartford Local Plan.

51 Prior to the occupation of the residential site 1 a maintenance manual for the proposed 
sustainable drainage scheme shall be submitted to (and approved in writing) by the local 
planning authority. The manual at a minimum shall include the following details:
o A description of the drainage system and its key components
o An as-built general arrangement plan with the location of drainage measures and 
critical features clearly marked
o Details of the future maintenance requirements of each drainage or SuDS component, 
and the frequency of such inspections and maintenance activities
o 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.

51 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), in 
accordance with Policy CS25 and DP5 of the adopted Local Plan.

52 The details submitted pursuant to condition 1 (the reserved matters) shall include details 
of secure and weatherproof cycle parking for residential site 1.  Such facilities shall be 
maintained thereafter.

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

53 Prior to the occupation of the residential site 1 hereby approved, a Residential Travel 
Plan is to be submitted to and approved by the Local Planning Authority in writing and 
should cover the following issues:
- Travel Plan co-ordinator
- Travel Surveys
- Measures to be taken to encourage walking, cycling, use of public transport and reduce 
car travel by residents.
- Monitoring and review in collaboration with KCC Highways and Highways England.
- Programme for implementation.

The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme.

53 To encourage sustainable methods of transport and to ensure that the impact of the 
proposal on the free and safe flow of traffic on the local and strategic highway network is 
kept to a minimum and to minimise the impact of the development on air quality in 
accordance with in accordance with Policies DP3, DP4 and DP5 of the adopted Dartford 
Local Plan.

54 Prior to the occupation of the residential site 1 a Verification Report (VR) pertaining to 
the surface water drainage system, carried out by a suitably qualified professional, shall 
be submitted to the Local Planning Authority for approval in writing.  The VR shall 
demonstrate the suitable operation of the drainage system such that flood risk is 
appropriately managed and 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.

54 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 in accordance 
with Policy CS25 of the adopted Local Plan.

55 Prior to occupation of the residential site 1 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.

55 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.

56 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.

56 To prevent pollution of the water environment in accordance with policies DP2, DP4 and 
DP5 of the adopted Dartford Development Policies Plan (2017).

57 Prior to occupation of the residential site 1 hereby approved, details of any proposed 
external lighting shall be submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include siting, angles, levels of illumination and any shields 
and shall identify those areas/features that are particularly sensitive for badgers and bats 
where lighting could lead disturbance within or around their breeding sites and resting 
places or along important routes used to access key areas of their territory and provide 
a map clearly showing the dark areas/corridors which are to be retained within the 
development. Development shall be carried out in accordance with the approved details.

57 In the interests of road safety, residential amenities and protection of wildlife in 
accordance with Policies DP2, DP3, DP5, DP13 and DP25 of the adopted Dartford Local 
Plan.

58 Prior to the use of the residential site 1 hereby approved, each dwelling shall be provided 
with at least one parking space which shall be equipped with an electric vehicle (EV) 
charging point.

58 To secure a form of mitigation to address air quality impacts from the development in 
accordance with Policy DP5 of the adopted Local Plan.

59 Prior to the first use of the residential site 1 (larger site) an emergency access, pedestrian 
and cycle access from Cotton Lane via the shared access with the bowls club and rugby 
club into residential site 1 shall be provided and shall be fully operational.

59 To ensure that safe and convenient access is provided into residential site 1 for 
emergency vehicles, pedestrians and cyclists in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

60 No occupation of the residential site 1 hereby approved shall take place until a strategy 
for the removal and disposal of foul waters from the site and a timetable for 



implementation has been submitted to the Local Planning Authority for approval in 
writing.  The approved details shall be implemented in full.

60 To ensure that the site addresses the current inadequacy of the waste water disposal 
infrastructure in accordance with Policy CS25 of the Dartford Local Plan.

61 No occupation of the residential site 1 hereby approved shall take place until a strategy 
for the provision of potable water to the site and a timetable for implementation has been 
submitted to the Local Planning Authority for approval in writing.  The approved details 
shall be implemented in full.

61 To ensure that the site addresses the current inadequacy of the supply of water to the 
site in accordance with Policy CS25 of the Dartford Local Plan.

62 Prior to occupation of the residential site 1 hereby approved details of facilities for the 
storage and collection of waste and refuse within the curtilage of the site shall be 
submitted to and approved in writing by the Local Planning Authority.  Development shall 
be carried out and thereafter maintained in accordance with the approved details.

62 To ensure that the proposed development does not prejudice the appearance of the 
locality, and that adequate access can be gained by collection vehicles in accordance 
with Policy DP2 of the adopted Dartford Local Plan.

63 Before occupation the dwelling(s) on residential site 1 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.

63 To achieve a satisfactory standard of living conditions for future occupiers, and in 
accordance with Policy CS17 of the Dartford Core Strategy.

64 No part of the residential site 1 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).

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

65 No part of the residential site 1 development hereby approved shall be occupied until 
evidence has been submitted to the Local Planning Authority confirming that the Building 
Regulations:

  
Part M4 (2) or M4(3) Wheelchair Adaptable Dwellings have been implemented for at 
least one of the dwellings within residential site 1 and signed off under Building 
Regulations 2015 (or any subsequent amendments).

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

Residential Site 2

66 No development on residential site 2 shall take place 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 provide for: 
a) The hours of construction 
b) The parking of vehicles of site operatives and visitors 
c) parking of construction vehicles



d) Routing and access for of construction and delivery vehicles to / from site
e) Timing of deliveries
f) Loading and unloading of plant and materials 
g) Storage of plant and materials used in constructing the development 
h) Temporary traffic management / signage
i) The erection and maintenance of security hoarding 
j) Wheel washing facilities 
k) Measures to control the emission of dust and dirt during construction.

66 No details have been submitted with the application and such details are required prior 
to commencement in the interests of the amenities of the area and highway safety and 
convenience in accordance with Policies DP3 and DP5 of the adopted Local Plan.

67 No development of residential site 2 shall take place until the applicant, or their agents 
or successors in title, has secured the implementation of:
i) archaeological field evaluation works in accordance with a specification and written 
timetable which has been submitted to and approved by the Local Planning Authority; 
and 
i) following on from the evaluation, 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 which has been submitted to 
and approved by the Local Planning Authority

67 To ensure that features of archaeological interest are properly examined and recorded 
and that due regard is had to the preservation in situ of important archaeological remains 
in accordance with Policy DP12 of the adopted Dartford Local Plan.

68 The details submitted pursuant to condition 1 above (the reserved matters) for the 
residential site 2 shall include details of existing and proposed levels of the land and 
building(s), including a contoured site plan, and section drawings showing any required 
retaining walls.  Development shall be carried out in accordance with the approved 
details.

68 In order to secure a satisfactory form of development having regard to the sloping nature 
of the site and in the interests of visual amenities in accordance with Policy DP2 of the 
adopted Dartford Local Plan.

69 Before commencement of any building operations on the residential site 2, 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.

69 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.

70 The details submitted pursuant to condition 1 above (the reserved matters) for the 
residential site 2 shall include detailed sustainable surface water drainage scheme for 
that site shall be 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. The 
drainage scheme shall be implemented in accordance with the approved details prior to 
first occupation of the development (or within an agreed implementation schedule).



70 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 and to ensure that groundwaters are protected in accordance with Policy 
CS25 and DP5 of the adopted Local Plan.

71 Prior to the commencement of development on the residential site 2, the results of a 
Preliminary Ecological Appraisal ('PEA') for that site shall be submitted to the Local 
Planning Authority for written approval. The PEA shall include a review of the existing 
ecological survey data to assess if they are still valid or make recommendations as to 
any updated specific species surveys that need to be carried out. Where identified as 
necessary pursuant to the PEA, no works shall commence until the necessary detailed 
further specific species surveys have been carried out and the results of those surveys 
have been submitted as an update to the PEA and the Local Planning Authority has 
approved the updated PEA in writing.

71 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

72 Prior to the commencement of development on the residential site 2, (including any 
ground works, site or vegetation clearance) a site-wide Ecological Mitigation Plan 
('SWEMP') setting out proposed ecological mitigation relating to the development 
informed by the approved submitted surveys pursuant to condition (71) above shall be 
submitted to and approved in writing by the local planning authority. The SWEMP shall 
include the following: 

(iii) An over view of the habitats/species present at the site; 
(ii) Details of the required ecological mitigation; 
(iii) An assessment as to whether ecological mitigation necessitates sensitive lighting 
design; 
(iv) Proposed methodology for implementation of the ecological mitigation for each 
species and /or habitats; 
(v) Maps and plans to show the extent and location of proposed mitigation works; 
(vi) Timetables for implementation of proposed mitigation works sufficient to demonstrate 
that the works are aligned with the proposed timetable for works relating to construction; 

(vii) Persons responsible for implementing the mitigation works, including times during 
construction when specialist ecologists will need to be present on site to undertake / 
oversee the mitigation works; 
(viii) Interim management and monitoring proposals to ensure that habitats 
created/enhanced as part of the SWEMP will be managed appropriately.  

The ecological works as set out in the SWEMP shall only be carried out in accordance 
with the approved details.

72 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

73 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 and archaeology. The development shall be 
carried out in accordance with the approved details.

73 To avoid adverse impact on the Groundwater Source Protection Zone and principal 
aquifer through mobilisation of contamination or creation of new pathways and safeguard 
potential archaeology within the site to accord with policies DP5 and DP12 of  the 
adopted Dartford Development Policies Plan (2017).

74 The details submitted pursuant to condition 1 above (the reserved matters) for the 
residential site 2 shall include a package of ecological enhancement measures to be 



incorporated into the development. The enhancements must include (but not limited to) 
integrated bat and bird boxes and insect homes/hotels.

74 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

75 The details submitted in pursuance of condition 1 (reserved matters) for the residential 
site 2 shall include details and samples of all materials to be used externally.  The 
development shall be carried out in accordance with the approved details.

75 To ensure that the development does not harm the visual amenity of the locality in 
accordance with Policies DP2 of the adopted Dartford Local Plan.

76 Details pursuant to condition 1 (the reserved matters) for the residential site 2 shall be 
accompanied by a Noise Assessment which considers in detail the impact of existing and 
future noise sources on the future residents of the site taking into account the layout and 
orientation of the dwellings and suggests appropriate mitigation measures.

76 Various sources of noise have been identified at the outline stage and a further 
assessment is necessary to ensure that appropriate mitigation is secured for future 
residents of the development in accordance with Policy DP5 of the adopted Local Plan.

77 The details pursuant to condition 1 (reserved matters) for the residential site 2 shall 
include a landscaping scheme including both hard and soft landscaping, boundary 
treatment, the retention and reinforcement with native species of trees and vegetation 
along the southern boundary identified as category B trees in the submitted Tree Survey 
and Constraints Report submitted on 28th September 2018, the retention of the trees on 
the northern boundary of residential site 2 and identified as category A trees in the 
submitted Tree Survey and Constraints Report submitted on 28th September 2018 and 
details of tree protection measures for these retained trees and a programme for its 
management, shall be submitted to and approved by the Local Planning Authority and 
shall be implemented prior to the first use of the residential site 2 (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.

77 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

78 The details submitted pursuant to condition 1 for the residential site 2 shall include details 
of the car parking layout, number of spaces and turning space.  The approved car parking 
(including any carports and garages) and turning space shall be provided prior to 
occupation of the residential site 2 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 or not, shall be carried out on that area of 
land or to preclude vehicular access thereto.

78 To ensure the permanent retention of satisfactory car parking facilities in accordance 
with the Local Planning Authority's standards and Policies DP2, DP3 and DP4 of the 
adopted Dartford Local Plan.

79 No use of the residential site 2 (accessed off London Road) shall take place until the 
priority junction vehicular access with ghost right turn facility from the A226 London Road 
as shown on Figure ‘TBC’ (or as amended with the written agreement of the Local 
Planning Authority and which shall be the subject of a Road Safety Audit) has been 
completed and is fully operational.



79 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan.

80 Prior to the occupation of the residential site 2 a maintenance manual for the proposed 
sustainable drainage scheme shall be submitted to (and approved in writing) by the local 
planning authority. The manual at a minimum shall include the following details:
o A description of the drainage system and its key components
o An as-built general arrangement plan with the location of drainage measures and 
critical features clearly marked
o Details of the future maintenance requirements of each drainage or SuDS component, 
and the frequency of such inspections and maintenance activities
o 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.

80 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), in 
accordance with Policy CS25 and DP5 of the adopted Local Plan.

81 The details submitted pursuant to condition 1 (the reserved matters) shall include details 
of secure and weatherproof cycle parking for residential site 2.  Such facilities shall be 
maintained thereafter.

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

82 Prior to the first use of the residential site 2 hereby approved, a Residential Travel Plan 
is to be submitted to and approved by the Local Planning Authority in writing and should 
cover the following issues:
- Travel Plan co-ordinator
- Travel Surveys
- Measures to be taken to encourage walking, cycling, use of public transport and reduce 
car travel by residents.
- Monitoring and review in collaboration with KCC Highways and Highways England.
- Programme for implementation.

The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme.

82 To encourage sustainable methods of transport and to ensure that the impact of the 
proposal on the free and safe flow of traffic on the local and strategic highway network is 
kept to a minimum and to minimise the impact of the development on air quality in 
accordance with in accordance with Policies DP3, DP4 and DP5 of the adopted Dartford 
Local Plan.

83 Prior to the occupation of the residential site 2 a Verification Report (VR) pertaining to 
the surface water drainage system, carried out by a suitably qualified professional, shall 
be submitted to the Local Planning Authority for approval in writing.  The VR shall 
demonstrate the suitable operation of the drainage system such that flood risk is 
appropriately managed and 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.



83 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 in accordance 
with Policy CS25 of the adopted Local Plan.

84 Prior to occupation of the residential site 2 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.

84 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.

85 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.

85 To prevent pollution of the water environment in accordance with policies DP2, DP4 and 
DP5 of the adopted Dartford Development Policies Plan (2017).

86 Prior to occupation of the residential site 2 hereby approved, details of any proposed 
external lighting shall be submitted to and approved in writing by the Local Planning 
Authority.  Such details shall include siting, angles, levels of illumination and any shields 
and shall identify those areas/features that are particularly sensitive for badgers and bats 
where lighting could lead to disturbance within or around their breeding sites and resting 
places or along important routes used to access key areas of their territory and provide 
a map clearly showing the dark areas/corridors which are to be retained within the 
development. Development shall be carried out in accordance with the approved details.

86 In the interests of road safety, residential amenities and protection of wildlife in 
accordance with Policies DP2, DP3, DP5, DP13 and DP25 of the adopted Dartford Local 
Plan.

87 Prior to the use of the residential site 2 hereby approved, each dwelling shall be provided 
with at least one parking space which shall be equipped with an electric vehicle (EV) 
charging point.

87 To secure a form of mitigation to address air quality impacts from the development in 
accordance with Policy DP5 of the adopted Local Plan.

88 No occupation of the residential site 2 hereby approved shall take place until a strategy 
for the removal and disposal of foul waters from the site and a timetable for 
implementation has been submitted to the Local Planning Authority for approval in 
writing.  The approved details shall be implemented in full.

88 To ensure that the site addresses the current inadequacy of the waste water disposal 
infrastructure in accordance with Policy CS25 of the Dartford Local Plan.

89 No occupation of the residential site 2 hereby approved shall take place until a strategy 
for the provision of water to the site and a timetable for implementation has been 
submitted to the Local Planning Authority for approval in writing.  The approved details 
shall be implemented in full.



89 To ensure that the site addresses the current inadequacy of the supply of water to the 
site in accordance with Policy CS25 of the Dartford Local Plan.

90 Prior to occupation of the residential site 2 hereby approved details of facilities for the 
storage and collection of waste and refuse within the curtilage of the site shall be 
submitted to and approved in writing by the Local Planning Authority.  Development shall 
be carried out and thereafter maintained in accordance with the approved details.

90 To ensure that the proposed development does not prejudice the appearance of the 
locality, and that adequate access can be gained by collection vehicles in accordance 
with Policy DP2 of the adopted Dartford Local Plan.

91 Before occupation the dwelling(s) on residential site 2 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.

91 To achieve a satisfactory standard of living conditions for future occupiers, and in 
accordance with Policy CS17 of the Dartford Core Strategy.

92 No part of the residential site 2 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).

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

93 No part of the residential site 2 development hereby approved shall be occupied until 
evidence has been submitted to the Local Planning Authority confirming that the Building 
Regulations:

  
Part M4 (2) or M4(3) Wheelchair Adaptable Dwellings have been implemented for at 
least one of the dwellings within residential site 2 and signed off under Building 
Regulations 2015 (or any subsequent amendments).

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

Open Space/public car parks

94 No development of the public open space shall take place until the applicant, or their 
agents or successors in title, has secured the implementation of a programme of heritage 
interpretation work in accordance with a written specification and timetable which has 
been submitted to and approved by the Local Planning Authority.

94 To ensure that features of archaeological interest are properly examined and recorded 
in accordance with Policy DP12 of the adopted Local Plan.

95 No development of the public open space shall take place until the applicant, or their 
agents or successors in title, has secured the implementation of:
i archaeological field evaluation works in accordance with a specification and 
written timetable which has been submitted to and approved by the Local Planning 
Authority; and 
ii following on from the evaluation, 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 which has 
been submitted to and approved by the Local Planning Authority



95 To ensure that features of archaeological interest are properly examined and recorded 
and that due regard is had to the preservation in situ of important archaeological remains 
in accordance with Policy DP12 of the adopted Dartford Local Plan.

96 The details submitted for the open space pursuant to condition 1 (the reserved matters) 
shall include details of the surfacing to the public right of way DR9 within the application 
site.  The surfacing works shall be completed prior to the first use of the public open 
space and thereafter maintained.

96 To secure a safe and usable pedestrian link from the residential site 1 to the public open 
space for the benefit of future residents and the general public in accordance with Policy 
DP4 of the adopted Local Plan.

97 The details submitted for the open space pursuant to condition 1 (the reserved matters) 
shall include details of all footpath and cycle routes through the open space, the surfacing 
of those routes, details of bins and seating, information boards, waymarkers, public art 
(which links to the heritage of the site), children's play features and the pond.  The 
approved details shall be implemented prior to the first use of the public open space and 
maintained thereafter.

97 In the interests of securing a high quality public open space that benefits the future 
residents of the wider development as well as the general public in accordance with 
Polices CS4 and DP14 of the adopted Local Plan.

98 The details pursuant to condition 1 (reserved matters) for the public open space shall 
include a landscaping scheme including both hard and soft landscaping, including 
boundary treatment, the retention and reinforcement with native species of trees and 
vegetation within the site, the provision of a wildlife corridor and a programme for its 
management, shall be submitted to and approved by the Local Planning Authority and 
shall be implemented prior to the first use of the public open space (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 unless agreed in writing by the Local 
Planning Authority.  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.

98 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

99 Prior to the commencement of development on the public open space, the results of a 
Preliminary Ecological Appraisal ('PEA') for that site shall be submitted to the Local 
Planning Authority for written approval. The PEA shall include a review of the existing 
ecological survey data to assess if they are still valid or make recommendations as to 
any updated specific species surveys that need to be carried out. Where identified as 
necessary pursuant to the PEA, no works shall commence until the necessary detailed 
further specific species surveys have been carried out and the results of those surveys 
have been submitted as an update to the PEA and the Local Planning Authority has 
approved the updated PEA in writing.

99 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

100 Prior to the commencement of development on the public open space, (including any 
ground works, site or vegetation clearance) a site-wide Ecological Mitigation Plan 
('SWEMP') setting out proposed ecological mitigation relating to the development 
informed by the approved submitted surveys pursuant to condition (98) above shall be 
submitted to and approved in writing by the local planning authority. The SWEMP shall 
include the following: 



(iii) An over view of the habitats/species present at the site; 
(ii) Details of the required ecological mitigation; 
(iii) An assessment as to whether ecological mitigation necessitates sensitive lighting 
design; 
(iv) Proposed methodology for implementation of the ecological mitigation for each 
species and /or habitats; 
(v) Maps and plans to show the extent and location of proposed mitigation works; 
(vi) Timetables for implementation of proposed mitigation works sufficient to demonstrate 
that the works are aligned with the proposed timetable for works relating to construction; 

(vii) Persons responsible for implementing the mitigation works, including times during 
construction when specialist ecologists will need to be present on site to undertake / 
oversee the mitigation works; 
(viii) Interim management and monitoring proposals to ensure that habitats 
created/enhanced as part of the SWEMP will be managed appropriately.  

The ecological works as set out in the SWEMP shall only be carried out in accordance 
with the approved details.

100 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

101 Prior to the first use of the public open space and public car parks hereby approved, a 
Landscape & Ecological Management & Monitoring Plan ('LEMMP') shall have been 
submitted to and approved in writing by the Local Planning Authority. Thereafter the 
approved LEEMP shall be implemented in accordance with the approved details. The 
content of the LEMMP shall include the following;- 
(i) Description and evaluation of features to be managed; 
(ii) Aims and objectives of the LEMMP;
(iii) Appropriate management options for achieving aims and objectives; 
(iv) Prescriptions for management actions, together with a plan of management 
compartments; 
(v) Preparation of a work schedule (including an annual work plan capable of being rolled 
forward over a 10-year period); 
(vi) Details of the body or organisation responsible for the implementation of the LEMMP; 

(vii) Details of species and habitat monitoring; 
(viii) A timetable for proposed LEMMP reviews and any necessary updates to the LEMMP 
arising from species and habitat monitoring.

101 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 
with Policy DP25 of the Dartford Local Plan.

102 No external lighting shall be used within the public open space or public car parks unless 
the details have first been agreed in writing by the Local Planning Authority.  Such details 
shall consider the impact on wildlife and in particular bats and shall be designed in such 
a way as to minimise the impacts thereto.  The approved lighting shall be maintained.

102 In the interests of visual amenities and minimising the impact of the development on 
ecology in accordance with Policies DP2 and DP25 of the adopted Local Plan.

INFORMATIVES

01 The developer is advised to consider the information contained within the Environment 
Agency's letter of 29th August 2018 in respect of piling and risks to groundwater and 
material waste management.



02 The applicant is advised to consider the concerns of the KCC PROW Officer in respect 
of the route of the diverted PROW DR9 through the proposed residential site 1 in respect 
of its relationship with roadways and the importance of securing a good pedestrian 
environment.

03 The developer is advised to consider the information contained within the letter from the 
Countryside Access Improvement Plan Officer dated 18th September 2018 in respect of 
the protection of the Public Right of Way DR9 from encroachment etc.

04 The applicant is advised to consider the information contained within the email from 
Thames Water dated 21st September 2018 in respect of building distances from 'water 
assets'.

05 It is the responsibility of the applicant to ensure, before the development hereby 
approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established in 
order to avoid any enforcement action being taken by the Highway Authority.

06 The applicant must also ensure that the details shown on the approved plans agree in 
every aspect with those approved under such legislation and common law. It is therefore 
important for the applicant to contact KCC Highways and Transportation to progress this 
aspect of the works prior to commencement on site.

07 The applicant is reminded that any works near to the overhead electric lines must be 
carried out in accordance with the Health and Safety Executive guidance document GS6 
and the Electricity at work regulations.

08 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.

09 The applicant is advised to consider the document entitled 'Special Requirements for 
Safe Working' provided by Esso in respect of the underground oil pipeline that lies 
approximately 35 metres to the east of the site.

10 Kent County Council recommends that all developers work with a telecommunication 
partner or subcontractor in the early stages of planning for any new development to make 
sure that Next Generation Access Broadband is a fundamental part of the project. Access 
to superfast broadband should be thought of as an essential utility for all new homes and 
businesses and given the same importance as water or power in any development 
design. Please liaise with a telecom provider to decide the appropriate solution for this 
development and the availability of the nearest connection point to high speed 
broadband. We understand that major telecommunication providers are now offering 
Next Generation Access Broadband connections free of charge to the developer. For 
advice on how to proceed with providing access to superfast broadband please contact 
broadband@kent.gov.uk

11 No furniture, fence, barrier or other structure may be erected on or across the Public 
Right of Way without the express consent of the Highway Authority. There must be no 
disturbance of the surface of the Public Right of Way, or obstruction of its use, either 
during or following any approved development without the express consent of the 
Highway Authority. No hedging or shrubs should be planted within 1 metre of the edge 
of the Public Right of Way. Any planning consent given confers no consent or right to 
close or divert any Public Right of Way at any time without the express permission of the 
Highway Authority.



12 The development subject to this notice falls within a highlighted proximity of a mains gas 
pipe which is considered a major hazard. 

The applicant/ agent/ developer is strongly advised to contact the pipeline operator 
PRIOR to ANY works being undertaken pursuant to the permission granted/ confirmed 
by this notice. 



@ A4° 1:5,000

Dartford Borough Council 100025870 2018

Application No:: 18/01074/OUT

Address : Stone Lodge Complex, Cotton lane, Stone 

Date: 27 November 2018 Scale: Not to Scale


