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SITE DESCRIPTION

(1) The application site area totals 200 sq.m and is currently occupied by The Alma public 
house (currently disused), which is a two storey pitched roof building with a single storey flat 
roof projection to the front.  The application site lies opposite the entrance to Swanscombe 
Railway Station and at the northern end of the Swanscombe High Street.  Terraced residential 
properties lie to the east and south fronting the High Street. There is a parade of shops 
approximately 27 metres to the south, beyond which the High Street is made up of a mix of 
residential and commercial uses.  The buildings along the High Street are mainly 2 storey.

(2) Alma Road lies to the north and west of the application site.  This road is characterised 
by 2 storey semi-detached and terraced residential properties.  Some of these properties have 
off-street parking to the front.   The wider area is characterised by a mix of 
commercial/warehouse units, residential and at least two other public houses.  A grade II listed 
building - All Saints Church which has been converted into flats, lies 90 metres to the north of 
the site.

(3) A railway line lies just over 20 metres to the north of the application site in a deep 
cutting.  The site lies within an area of archaeological potential and is within 250m of a former 
landfill site. 

THE PROPOSAL

(4) This outline planning application seeks to secure details of access, appearance, scale 
and layout at this stage.  The only outstanding matter to be considered under a reserved matters 
application is landscaping.  The Alma public house is to be demolished and replaced with a 
three storey building, the footprint of which would occupy the entire area of the application site.  
The building would accommodate a 13 bedroom House in Multiple Occupation.  A basement 
would provide the kitchen and communal lounge area with the bedrooms provided on the 
ground, first and second floors.  The ground floor would also have a small area of communal 
lounge space at the front of the property.  A bike and bin store would be provided to the rear of 
the site. The building is designed to step down to 2 storeys and single storey as it extends to 



the rear.  The building is of a modern design finished with brick, stone, large areas of glazing 
and a green wall.  It would also have a section of green roof.  The design would incorporate a 
single storey flat roof front projection that is slightly less deep than the current projection to the 
public house.

(5) The front of the building is to be set 400mm further back than the existing frontage of 
the public house in order to enable the widening of the footway on the western part of the High 
Street past the application site.

(6) The development has been amended to address officer's concerns in respect of design, 
scale and the small size of the accommodation which were originally described as 'micro flats'.  
The amended scheme now provides for a 13 bedroom House in Multiple Occupation.  

RELEVANT HISTORY

(7) A single storey rear extension to the public house was approved in 1981 under 
81/00606/FUL.

COMMENTS FROM ORGANISATIONS

(8) Thames Water: No objection but note that the site is within 15m of their underground 
water assets.

(9) Environmental Health: Recommend that hours of construction are controlled and that 
a condition should be applied that secures adequate acoustic treatment to the windows and 
trickle vents.  

(10) KCC Development Contributions: The development generates the need for additional 
library book stock and request a total of £624.21 to be secured via a Section 106 agreement. 

(11) The NHS note that CIL will be collected for the proposal which will meet the additional 
demands that this scheme will put on the local services. 

(12) KCC Highways: Request that consideration is given to increasing the width of the 
footway outside the application site.  Commenting on the amended scheme which shows the 
increased width of the pavement, they note that this increased width enables KCC to explore 
pedestrian improvements to the existing train station as well as possible improvements to the 
bus stop infrastructure in the future as it provides further width at this pinch point on the High 
Street.  With regards to the lack of parking provided for the scheme, they note the very 
sustainable location of the site. They also note that the existing use on the site does not benefit 
from car parking facilities.  Therefore on balance, KCC Highways do not object.  They note that 
the proposed bin/bike storage doors must not open onto the highway.  

(13) Environment Agency: No objection subject to a condition to ensure that any unidentified 
contamination is dealt with appropriately during construction.  Conditions are also 
recommended to ensure that surface waters are dealt with appropriately and that there is no 
piling permitted without the consent of the local planning authority.

(14) Ebbsfleet Development Corporation: No observations.

(15) KCC Floodrisk/SUDs: Initially requested further information in respect of the drainage 
strategy for the site and raised an objection until they have received further information.  An 
updated consultation response is awaited following the receipt of additional information from 
the applicant to address their comments. I will report this in the update report.

(16) Southern Water: There is a sewer close to the site (but outside of it) and the exact 
position of the sewer must be established before the layout is finalised. Any foul sewage 
disposal will require a formal application to them for connection.  Any disposal of surface water 
should not be via the public foul sewer. Any SUDs scheme should be managed and maintained.  
A condition is suggested to secure details of the foul and surface water drainage at the site.  An 



informative is recommended to advise the applicant to take into account the potential for 
surcharge and to account for this in their drainage design.

(17) KCC Archaeology: Recommend that a condition is imposed to secure archaeological 
field evaluation works and further investigation if necessary.   The site has potential for 
Palaeolithic remains and palaeoenvironmental remains as well as remains associated with the 
early settlement of Swanscombe village. 

(18) Private Sector Housing: A licensable HMO would be created which they would consider 
under their legislation.  Fire safety measures and amenity standards will need to be followed.  
Other regulations will need to be followed under separate legislation.  They note that there is 
no information regarding fire safety measures at this stage. However, they have no comments 
to make on the detailed layout submitted.  

(19) Swanscombe and Greenhithe Town Council: Whilst the development complies with the 
windfall policies, the development would be contrary to policies CS17 and DP8 due to the poor 
standards of internal space, DP21 due to the lack of evidence to justify the loss of a community 
facility and DP4 due to the lack of off-street parking provision.  Cycle parking is not sufficient.  
The building fills the entire plot and the massing is greater than the existing building.  The 
proposal would be out of character with the area and an overdevelopment of the site.  They 
object to the loss of a 150 year old building.  There are concerns about emergency fire exits.  
The bedrooms on the ground floor will directly front the street offering little privacy and 
protection from noise.  There is no outdoor amenity space for drying clothes or recreation.  

NEIGHBOUR NOTIFICATION

(20) 149 representations have been received from local residents and members of the 
public, 84 of which support the scheme and 65 object.  A number of these representations were 
received in response to the original scheme for the 'micro-flats'.  A summary of their comments 
is as follows:

Support:
- The development will replace an old pub with anti-social behaviour issues;
- This type of low-cost accommodation for professional people would be good 

for the area and is much needed;
- The design is good for the area;
- The development would provide much needed housing;
- The pub has been an eye-sore for many years;
- Good to see inward investment into Swanscombe;
- If the site isn't developed, it will be left as a derelict building inviting crime and 

anti-social behaviour;
- The site is located close to public transport and amenities and so there is no 

need for a car;
- The contemporary design will be a 'breath of fresh air' to the High Street and 

should encourage similar development in the area;
- The development will bring professionals to the area;
- The development would revitalise the area;
- Supportive of brownfield development;
- The building would improve natural surveillance over the Railway Bridge and 

Alma Road to deter anti-social behaviour.

Object:
- Increased congestion and on-street parking - where will people park?;
- Overdevelopment and over-crowded;
- Additional block of flats is not needed;
- HMOs bring problems to the area;
- Yet another closure of a community facility and lack of justification for its loss;
- Swanscombe needs good quality housing;
- Entrance to the flats will be limited as the footpaths are narrow;
- The roads are already unsafe with on-street parking;



- The public car park cannot be seen as an option for residents of the 
development as this is limited to a maximum of 4 hours;

- Our health service is already at capacity;
- The height is out of keeping with adjacent properties and the development 

would look out of place;
- Although the site is opposite the train station, there are few services that run 

from it and so the site is not as sustainable as it would seem;
- Better to replace the pub with a community facility;
- The Alma is a 'major asset' for the character of the High Street and appears in 

many postcards and photos of Swanscombe;
- This development looks like 'student digs' and will bring lots of noise and 

parking issues;
- Concern about overlooking of no. 1 High Street (opposite side of road);
- Adverse impact on no. 28 ( adjacent property) in terms of the loss of daylight 

and overbearing;
- The ground floor bedrooms would suffer from a very poor outlook and lack of 

privacy;
- Loss of non-designated heritage asset - The Alma is over 150 years old.  No 

justification is given for the loss of this asset;
- No assessment of noise and vibration from the railway has been submitted;
- The building has internal wall paintings of historical value.

RELEVANT POLICIES

(21) 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.

(22) Adopted Dartford Core Strategy adopted 2011
CS1: Spatial Pattern of Development
CS7: Employment Land and Jobs
CS10: Housing Provision
CS15: Managing Transport Demand
CS17: Design of Homes
CS18: Housing Mix
CS21: Community Services

(23) Adopted Dartford Development Policies Plan 2017
DP1: Presumption in favour of sustainable development
DP2: Good Design
DP3: Transport Impacts of Development
DP4: Transport Access and Design
DP5: Environmental and Amenity Protection
DP6: Sustainable Residential Locations
DP7: Borough Housing Stock and Residential Amenity
DP8: Residential Space and Design in New Development
DP11: Sustainable Technology and Construction
DP12: Historic Environment Strategy
DP13: Designated Heritage Assets
DP21: Securing Community Facilities

(24) Dartford Parking Standards Supplementary Planning Document 2012

(25) Housing Windfall SPD (2014)

(26) The NPPF is also a material consideration.  The paragraphs most relevant to this 
application are: 11 - presumption in favour of sustainable development; chapter 5 - delivering 
a sufficient supply of homes; chapter 8 - promoting health and safe communities; chapter 9 - 



promoting sustainable transport; chapter 12 - achieving well-designed places and chapter 16 - 
conserving and enhancing the historic environment.

COMMENTS

Key Issues

(27) I consider the key issues to be the principle of the development in respect of the loss 
of the public house as a community facility and the provision of additional housing as a windfall 
site; the impact on visual amenities; the impact on heritage assets; the impact on highway safety 
and amenity; the adequacy of accommodation and the impact on residential amenities. 

Principle of development

(28) The applicant has submitted a Statement of Community Assets.  This is to address the 
requirements of Policy DP21 which states that development of existing community facilities (a 
public house falls within this definition) to land for non-community purposes will not be permitted 
unless there is clear evidence that the facility is shown to be not needed by the community 
(both current and future planned users) and that all reasonable efforts have been made to 
preserve a community use, including exploration of appropriate solutions to retain the facility 
with operators and local community (where appropriate).  Consideration should include any 
potential future demand arising from new development located within the catchment area of the 
use. 

(29) The applicant notes that The Alma was known to the local community as a 'problem 
pub' with drug use/dealing and anti-social behaviour.  This statement is consistent with the 
comments received in response to this planning application.  According to the statement, the 
pub has changed management several times in the last few years and was most recently sold 
as the owners felt it was not sustainable as a pub.  The licence has been surrendered.  The 
statement appends a letter from an estate agent stating that the pub has been marketed since 
March 2018 with a full marketing campaign.  The pub had 13 viewings but according to the 
estate agent, no one was interested in leasing the pub and no one wanted to keep it as a 
commercial venue with plans instead to convert to residential.  The feedback given was that 
the property would require considerable expenditure for the refurbishment, repair and to ensure 
the property is compliant with modern day regulations, especially given the lack of investment 
by the previous owners and their tenants.  The estate agent notes that a mortgage would have 
been highly unlikely to be secured for the property to be used as a public house due to the 'lack 
of appetite' for lending in the leisure sector.  They also note the presence of 3 other pubs in the 
local area and that the pub industry has suffered as a whole due to a number of factors including 
the smoking ban, recession and unemployment.  

(30) The Statement of Community Assets also considers whether, in accordance with Policy 
DP21, the public house could be put to an alternative community use.  According to the NPPF, 
other community assets include local shops, meeting places, sports venues, open spaces, 
cultural buildings and places of worship.  The Statement identifies the location of a number of 
these community assets within close proximity to the application site.  It lists The Wheatsheaf, 
George & Dragon, the Sun, the Rising Sun and the pub at the pavilion as being close the 
application site.  Other local services such as doctor and dental surgeries are also noted as 
being close by.  

(31) It is clear to me that there are a number of other pub venues in the local area that offer 
this specific type of community facility to local residents.  The site is also close to other important 
community services and facilities and being very small, is unlikely to provide a suitable site for 
other community uses.  The letter from the estate agent confirms that the site has been 
marketed and that there was no interest in using it commercially.  There does not therefore 
appear to be any evidence of demand for this community facility or another in its place and I 
therefore consider that the loss of the site as a community facility would not result in harm and 
that the development would not conflict with Policy DP21.  



(32) Policy CS10 addresses housing need in the Borough and considers windfall residential 
development.  The development at the application site should be considered as a windfall 
development as it provides housing on an unallocated site.  Under this policy, the sustainability 
of the site for housing is a consideration along with the capacity of current and proposed 
infrastructure to serve the development.  The benefits of the development must outweigh the 
disbenefits.  The Housing Windfall SPD gives further guidance on how windfall development 
should be assessed against policy CS10.  It notes that development on brownfield land should 
be given priority over development of greenfield land.  I am clear that the application site is 
classed as brownfield.  In terms of accessibility, the SPD suggests that consideration is given 
to the proximity of the site to key community facilities such as primary schools, health centres, 
playground etc as well as public transport.  A reasonable walking distance of 400m is 
recommended.  In this case, there are two local primary schools which are approximately 600-
800m from the application site.  The medical centre is approximately 700m from the application 
site.  Whilst not an ideal walking distance, there are a number of other facilities that are within 
the 400m walking distance such as the public open space, shops, railway station (directly 
opposite the application site) and bus stops.  I am therefore of the view that in general, the site 
would be accessible.  

(33) For clarity, I have not considered this development against part 2 of Policy DP6 which 
is concerned with windfall developments for five or more dwellings.  The proposed HMO is not 
able to be separated into individual units owing to the very nature of the accommodation which 
has shared kitchen facilities.  

(34) The proposal would provide a type of housing that offers accommodation at a lower 
rent than perhaps individual flats.  In this way, the development holds some benefit to the local 
community or people looking to move into the area.  However this is within the context of a 5 
year housing land supply.  The weight to be given to the provision of new unplanned housing 
is therefore somewhat reduced.  

(35) The balancing exercise weighing up the benefits of the scheme against any disbenefits 
will be summarised in the conclusion to this report once these matters have been fully 
considered.  

(36) Overall, I am of the view that the proposal would be acceptable in principle.  

Impact on visual amenities

(37) The proposed building would offer a very different scale, massing, form and 
architectural style to the predominant two storey dual pitched roof mid C19th buildings along 
the High Street - its immediate context.  The wider context does introduce different styles of 
buildings of differing scales.  Within the wider context therefore, I consider that the proposal 
building would sit comfortably.  In terms of the immediate context however, it's modern design 
would introduce a striking feature building.  Being on a corner, a taller building can, in my 
opinion, work well providing a focal point/landmark.  The main elevation that would be visible 
from longer distances across the railway would be the elevation facing north.  This elevation 
has interesting design features and is of a good quality in my view.  From this northern aspect, 
the building would be experienced within the context of a variety of building forms and styles.  I 
therefore consider that the building, particularly the north elevation would not result in harm to 
the visual amenities or the character of the area.  

(38) The front elevation (east) would be directly visible when exiting the railway station and 
would be viewed in relation to the adjacent two storey end of terrace property - a traditionally 
designed pitched roof dwelling.  The proposed building has been amended to address officer's 
concerns about the visual relationship with the adjacent dwelling.  A slight pitch has been 
introduced to bring the eves height down and the windows have been re-positioned to relate 
better to the regularity of the fenestration to the terraced properties.  The single storey front flat 
roof projection would be smaller than the existing flat roof projection to the Alma.  This design 
feature is already established within the street scene and I therefore consider that be 
acceptable.  I consider that this front elevation and the scale in relation to the adjacent dwelling 



has been improved to the point where visual harm would not be introduced and there would be 
an acceptable relationship between the existing and new buildings.  

(39) The rear elevation benefits from being stepped in scale and height.  Although this is a 
fairly blank elevation, the stepped design will add some articulation and shadowing.  It will most 
certainly read as a rear elevation however but this will be in the context of the rear elevations 
of the terraced properties fronting the High Street.  I therefore consider that on balance, this 
elevation would be acceptable. 

(40) The south facing flank elevation would have the benefit of a green wall which would 
relieve the bulk and mass to some extent.  The applicant's agent has provided CGIs to 
demonstrate that the full flank elevation would be obscured from views by existing buildings 
from most public vantage points.  Its presence within the street scene and its impact on the 
character and appearance of the area is therefore minimised to some extent.  

(41) Details of the landscaping - in this case the green wall and green roof, will follow at the 
reserved matters stage.  The green wall offers some relief to the south flank elevation and is 
an important feature of the scheme from a visual point of view and also as a way of addressing 
the impact on the adjacent residential property.  This impact is discussed in detail below. 

(42) Overall, although this building is strikingly different to the buildings within the immediate 
context, it would sit comfortably within its wider context in my view.  The amendments have 
sought to reduce the scale and integrate the building better with the adjacent terraced 
properties.  The finishing materials would be reflective of finishing materials to a number of the 
properties in the High Street. I now consider that the building would have an acceptable impact 
on the visual amenities of the surrounding area. 

Impact on heritage assets

(43) The building itself holds very limited historic architectural value in my view and although 
its use as a pub may have held some historic value to the local community, I do not consider 
that this would have been to the extent that the building should now be considered as a non-
designated heritage asset.  A local resident has referred to historic wall paintings within the 
building and considers that these should be preserved.  I have not received any other evidence 
of these paintings holding historic value or being by a well-known or established artist.  I 
therefore give this limited weight.  I have however suggested an informative to advise the 
applicant to photograph the paintings and give them to the local historic society as a way of 
preserving them.  

(44) Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states 
that:

"In considering whether to grant planning permission, for development which affects a listed 
building to its setting, the local planning authority…shall have special regard to the desirability 
of preserving the building or its setting or any features of special architectural or historic interest 
which it possesses."  

(45) 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.  If substantial harm to 
the heritage asset is identified then planning permission should be refused (unless there is 
substantial public benefit).  If there is less than substantial harm, this will be weighed against 
the public benefits of the proposal.   This is in line with the guidance contained within the NPPF.

(46) The new building would be seen within the same vista as the grade II listed All Saints 
Church when viewed from the south.  This listed building is 90 metres away and is surrounded 
by a mix of building styles.  The significance and prominence of the listed building would not be 
reduced or adversely affected by the proposal.  I therefore consider that the setting of this listed 
building would be preserved by the proposal.   



Impact on highway safety/amenity

(47) The proposal does not provide any off-street parking.  The applicant has submitted a 
Transport Statement (TS) to address concerns of local residents in respect of the impact of 
potential increases in on-street parking on local roads.  The TS highlights the accessibility of 
this site to public transport, including Swanscombe Railway Station which is immediately 
opposite the site.  The TS provides details of the frequency of trains and buses and 
connections/destinations close to the site.  It also notes that the HMO accommodation is less 
likely to attract residents with cars and that they know of "many similar schemes" which have 
zero parking.  The TS also asserts that The Alma would have attracted some cars when it was 
used as a public house and points out that cars would be attracted to any other active use of 
this site.  Cycle parking is provided within the scheme and they note that Ebbsfleet International 
is a short cycle ride away.  The TS notes that there are parking restrictions on a number of the 
surrounding roads and they are prepared to commit to preventing the occupants of the HMOs 
from applying for a residents parking permit.  

(48) I can understand the concerns of local residents and note that parking restrictions won't 
prevent on-street parking outside of certain times on the High Street and do not extend into the 
majority of Alma Road and beyond.  I also note that there is no residents parking scheme along 
Alma Road and so the applicant's offer to prevent the HMO residents from applying for a parking 
permit will not in effect have any benefit.  However, I do give significant weight to the location 
of the application site which is directly opposite Swanscombe Railway Station.  The site is also 
close to other public transport options and is highly sustainable in this respect.  A site with such 
good access to public transport as well as being within walking distance of a number of services 
and amenities will be very likely to reduce the need for residents of the scheme to own a car.  I 
also accept that the type of accommodation should be considered in terms of the likelihood of 
residents needing/owning a car.  A HMO is typically occupied by a single person or a couple as 
opposed a family who may be more likely to rely on a car and that occupancy may be shorter 
term so that if the needs of the occupants change with regard to car ownership they may be 
likely to move. Indeed, the Parking Standards SPD notes for HMOs that the level of provision 
will be agreed with the Council and that no minimum parking level is set.  This differs from the 
minimum standards set for dwellings. Lastly, I also give weight to the fact that any active use 
on this site, including the use as a public house, will attract a certain number of staff and 
customer parking.  On balance therefore, I consider that the proposal would be unlikely to attract 
a high number of additional cars associated with it that will result in a significant increase in on-
street parking or to the degree that there would be harm to highway safety or amenity.  KCC 
highways do not object to the proposal.  

(49) A significant benefit of this scheme is that the applicant has responded to the request 
of KCC Highways to increase the width of the pavement to the front of the site.  This is a well-
used footway being on the main route into/out of Swanscombe and opposite the Railway 
Station.  There is also no pavement on the other side of the road opposite the site, increasing 
the need for a good quality footway outside the application site.  At present, largely because of 
the existing flat roof projection to The Alma, the footway is only 1.1m wide which is well below 
the standard width for a pavement (1.8m).  This results in pedestrians having to walk single-file 
or spilling onto the road which is dangerous.  It also limits the potential for any pedestrian 
improvement works that KCC Highways may otherwise be able to install outside the Railway 
Station.  The proposal would see the pavement to the front of the site widened to 1.5m which 
would be the same width as the pavement over the railway bridge to the north and would 
provide a much safer pedestrian environment.  These works could be secured under a pre-
commencement condition and would require the applicant to enter into a Section 278 
agreement with KCC Highways to carry out the works to their standards.  

(50) I have recommended an informative to advise the applicant to ensure that external 
doors do not open onto the public highway.  This is to address KCC Highways comments.  

Adequacy of accommodation:

(51) The proposal has been amended, since initial consultations, to change the type of 
accommodation from separate 'micro flats' to a 13 bedroom HMO.  This was in response to 



officer's concerns about the inadequacy of the internal space provided for the micro flats and 
the failure to comply with Policy DP8 which seeks to ensure that Nationally Described Space 
Standards are met for Class C3 dwellings.  The HMO is not classed as a C3 dwelling and so is 
not required to comply with this element of Policy DP8.  However, the HMO will need to meet 
the requirements of other legislation and will be carefully considered by our Private Sector 
Housing team.  They will consider fire safety as well as the adequacy of the facilities.  There 
are also HMO internal space standards which are exceeded by this development.  The internal 
space would provide a large kitchen and communal lounge area which would receive as much 
natural light as possible by retaining the front projection with windows and a rooflight.  

(52) The design of the development results in most of the windows facing north.  This is to 
avoid overlooking of the properties to the south and to ensure that the building 'addresses' the 
road from design point of view in order to ensure there is overlooking of the street.  The ground 
floor north facing windows would receive the least amount of light and would affect four of the 
bedrooms.  These windows are recessed in order to address concerns about privacy onto the 
road.  Although privacy would be improved, it would be likely to result in a further reduction in 
levels of natural light within these bedrooms.  Whilst this design is not ideal, the majority of the 
bedrooms would be provided with large windows and acceptable levels of natural light.   

(53) It is unfortunate that the proposal does not provide any private external amenity space 
in the form of balconies.  However, Policy DP8 only requires new dwellings (C3) to be provided 
with private amenity space.  This HMO does not fall within the C3 use class. However, there is 
a very large area of public open space a short walk to the southwest of the site as well as a 
small patch of grassed land immediately to the west of the application site.

(54) The location of this site on a busy corner and close to the railway line requires 
consideration of the noise environment for the future residents of the scheme.  The applicant 
has not submitted a noise assessment but potential noise impact is addressed in the Design 
and Access Statement.  This notes that the railway is set within a deep cutting below the level 
of the application site which will baffle the noise significantly.  They have suggested that 
acoustic double glazing with a 10mm acoustic external pane and 6mm inner pane with sound 
absorbent soffit reveals will achieve the necessary sound reduction.  Environmental Health 
have requested the details of the acoustic treatment to the fenestration are secured by condition 
which I have recommended below.   

(55) Overall, I consider that the living environment for the residents of the HMO will be of an 
acceptable standard.  

Impact on residential amenities:

(56) The proposal would introduce a tall and deep projection to the rear of no. 28 High 
Street, the residential property immediately to the south. The fact that this projection would be 
to the north of this property will ensure that there would be no overshadowing resulting in the 
loss of sunlight to the rear elevation/rear garden to no. 28.  However, the loss of daylight and 
overbearing effect on this property is a concern.  The application has been amended to address 
these concerns to a certain extent by the stepping down of the roof and the introduction of the 
green wall.  Such measures will improve the impact in my view and I give weight to the fact that 
the rear garden to no. 28 is very long at approximately 32 metres.  No. 28 has also been 
extended to the rear with the bedroom window at first floor set away from the boundary by 
approximately 2.5 m and the closest ground floor window to the boundary serving a 
bathroom/toilet room.  I consider that on balance, these factors will limit the overall impact of 
the proposed rear projection on no. 28.  In addition, I give some weight to the resultant reduction 
in noise and anti-social behaviour that this neighbour must have experienced at times whilst 
the pub was in use.  The new residential use would be a much better neighbour in this respect.  

(57) The proposed building is a sufficient distance away from other residential properties to 
ensure that there would be no harm to their amenities by way of overlooking, overshadowing 
or an overbearing effect.  



Other issues 

(58) The request by KCC for a contribution of £624.21 towards library bookstock is noted 
but I do not consider that it is reasonable to request this for this development in this case.  The 
cost of drawing up the legal agreement to secure these funds would be likely to exceed the 
financial contribution asked for.  Additionally the KCC comments were based on the original 
scheme for 13 individual flats.  The scheme has now changed to an HMO. 

(59) In terms of surface water drainage, further information has been requested by KCC 
SUDs.  The applicant has sought to address this in their revised Design and Access Statement.  
They note that the green roof, on-site storage, over-sized drains and hoppers and incorporation 
of flow restrictors/limiters will minimise flow to the public system. They consider that the 
development would result in an improved impact on surface water drainage systems.  At the 
time of writing this report, the comments from KCC SUDs are awaited.  Their comments and 
any amended/additional conditions required will be reported to Members in the update report. 

FINANCIAL BENEFITS 

(60) 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.

(61) In this particular case there are no 'financial benefits' which I am aware of as CIL is not 
charged on Houses in Multiple Occupation.  

(62) The 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

(63) 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

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

ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS

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

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(66) Having considered the relevant planning policies, comments from consultees and local 
residents, I am of the view that the proposed House in Multiple Occupation is acceptable in 
principle.  The loss of the public house would not have a detrimental impact on the community 
and the proposal would meet the windfall tests.  The design of the proposal would be strikingly 
different from the immediately surrounding buildings but this would add to the character of the 



area and as a stand-alone design would be of a good quality in my view.  I have not identified 
any harm to heritage assets and consider that on balance, the proposal would provide an 
acceptable standard of accommodation.  The proposal would not provide any off-street parking 
but is in a highly sustainable location and I have given weight to the type of accommodation 
proposed.  Both factors would reduce the need for dedicated parking for the HMO in my view.  
The additional cars which may need to park on street would not be so significant as to result in 
harm to highway safety and amenity in my view.   The impact on the residential amenities of 
no. 28 have been carefully considered and although some overbearing impact has been 
identified, this would not be so great that that scheme should be refused in my view. I have 
given weight to the increased width of the footway to the front of the application site as a 
significant benefit of the scheme.

(67) Overall, I consider that this development would, on balance, be acceptable and that 
outline planning permission should be granted. 

RECOMMENDATION:

Approval of outline planning permission for the reasons set out above and subject to the 
conditions set out below:

Conditions:

01 Approval of details of 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: 100 rev. A; 101 rev. A; 102 rev. B.

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

03 The details pursuant to condition 1 (the reserved matters) shall include a soft landscaping 
scheme for a green roof and green wall together with details of how these features will 
be managed and maintained and the approved details shall be implemented prior to first 
occupation (unless this falls outside of the planting season in which case it shall be 
implemented at the first opportunity during the following planting season, between 
October and March inclusive).  Such landscaping shall thereafter be maintained for a 
period of ten years.  Any area of the green roof/wall 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.

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

04 No development shall take place (excluding the demolition of the building) until the 
footway to the front of the application site has been widened to a total width of 1.5 metres 
in accordance with details to be submitted to the Local Planning Authority for approval in 
writing.

04 In the interests of highway safety and amenity and to improve the pedestrian environment 
in the area in accordance with Policy DP4 of the adopted Local Plan.



05 Before commencement of the development hereby approved beyond slab level, details 
and samples of all materials to be used externally shall be submitted to and approved in 
writing by the Local Planning Authority.  The development shall be carried out in 
accordance with the approved details.

05 To ensure that the development does not harm the character and appearance of the 
existing building or the visual amenity of the locality in accordance with Policy DP2 of the 
adopted Dartford Local Plan.

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

written timetable; and
2. 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.

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

07 Before commencement of the development hereby approved, details of the surface and 
foul water drainage system for the development (including storage facilities where 
necessary) shall be submitted to and approved by the Local Planning Authority.  The 
details shall be implemented as approved prior to first occupation of the development.

07 To ensure satisfactory means of foul and surface water drainage in accordance with 
Policy DP2 of the adopted Dartford Local Plan and Policy CS24 of the Core Strategy

08 If during any works contamination is encountered which has not previously been 
identified, then no further development shall be carried out (unless otherwise agreed in 
writing with the Local Planning Authority) until the developer has submitted and received 
approval of an assessment of this unsuspected contamination together with an 
appropriate remediation scheme that is implemented as approved.

08 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.

09 No construction work shall take place on the site outside the hours of 0800 to 1800 
Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no working on 
Sundays and Bank Holidays, unless otherwise agreed in writing with the Local Planning 
Authority.

09 To protect the amenities of the residents of nearby dwellings in accordance with Policy 
DP5 of the adopted Dartford Local Plan.

10 Piling or any other foundation designs using penetrative methods shall not be permitted 
other than with the express written consent of the Local Planning Authority which may 
be given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to groundwater. The development shall be carried out in 
accordance with the approved details.

10 To avoid adverse impact on the Groundwater Source Protection Zone and principal 
aquifer through mobilisation of contamination or creation of new pathways and to accord 
with policy DP5 of  the adopted Dartford Development Policies Plan (2017).

11 Prior to the occupation of the development hereby approved and prior to the installation 
of the windows, details of the type and specification for the windows and trickle vents 



within the north and east elevations of the building, which shall demonstrate that the 
noise levels within the bedrooms conform with Table 4: Indoor Ambient Noise Levels for 
Dwellings identified in BS 8233:2014, Guidance on Sound Insulation and Noise 
Reduction for Buildings, shall be submitted to the Local Planning Authority for approval 
in writing and shall thereafter be installed in accordance with the approved details.

11 In the interests of residential amenities in accordance with policy DP5 of the adopted 
Local Plan.

12 The cycle parking space shown on the approved plans shall be provided prior to 
occupation of the building 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.

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

13 The building hereby permitted shall be only for a House in Multiple Occupation (sui 
generis) and for no other uses, including any other falling within any Class 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.

13 In the interests of amenities and highway safety in accordance with Policies DP3 and 
DP4 of the adopted Dartford Local Plan.

14 No infiltration of surface water drainage into the ground is permitted other than with the 
written consent of the local planning authority. The development shall be carried out in 
accordance with the approved details.

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

INFORMATIVES

01 It appears that this development involves work close to a boundary, which may come 
under the terms of the Party Wall etc. Act 1996.  If it does, you will need to serve notice 
on your neighbour before undertaking any work.  It would therefore be advisable for you 
to ensure that you meet any requirements of the Act before starting any work.

02 The applicant is advised to contact Kent Highway Services on 08458 247800 with 
regards to obtaining a license to carry out works to a public highway.

03 The applicant is advised to seek advice from Environmental Health on 01322 343434 as 
to how to minimise the impact of noise from demolition/construction work on local 
residents and how to mitigate/suppress dust during demolition and construction works.

04 This site is within 250 metres of a known landfill site and your attention is drawn to Part 
C of the Building Regulations, which requires a gas proof membrane to be installed as 
part of the construction.

05 The applicant is advised to take into account in the detailed design of the proposed 
drainage system the possibility of surcharging within the public sewerage system in order 
to protect the development from potential flooding.

06 The applicant is advised to photograph any historic paintings or other interesting features 
of the public house prior to its demolition and submit the photographs to the local historic 



society for preservation.

07 The applicant is advised to ensure that external doors to the building do not open onto 
the public highway.
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