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landscaping

Applicant: Mr Lawrence Jenkins
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Parish / Ward: Un-Parished Area Of Dartford / Princes

RECOMMENDATION:

Approval subject to the completion of a S106 Agreement

SITE DESCRIPTION

(1) The application site occupies an area of approximately 9 hectares and occupies the 
majority of the larger North Kent College Dartford campus. The application site is located 
approximately 1.43 km to the south west of Dartford town centre, within the Green Belt. The 
site where the proposed education building is to be located is situated in the northern section 
of the campus and currently contains a large hard surfaced area and a temporary single storey 
teaching accommodation building. The said hard surfaced area also contained until about 3 - 4 
years ago a collection of single storey temporary teaching buildings. Within the confines of the 
College there is an attenuation pond immediately to the north of the proposed building, a very 
large two and a half storey high sports hall and educational building (block S) to the west, a 
large hard surfaced car park area to the east, and a part one / part two storey high tri-modular 
building which now houses Bright Beginnings Nursery. The Nursery moved to its current 
location from buildings in the western section of the college campus (within the application site 
of application reference 18/01176/FUL), in September 2018. 

(2) The remainder of the application site contains a variety of educational and other college 
buildings ranging in height from single storey up to three stories in height, including the two 
storey high Miskin Theatre building to the south west of the proposed building location, and the 
large 'L-shaped' three storey high block B which fronts Oakfield Lane. The campus also 
contains large areas of car parking, a very large sports pitch in the eastern section of the site 
(containing two football pitches and a training pitch) and landscaping (including a protected 
wooded area to the south east of the proposed building location). 

(3) To the west of the application site is the remainder of the existing North Kent College 
campus, which forms the site for application reference 18/01176/FUL and contains a variety of 
vacant and semi vacant dilapidated buildings, which include Kingsfield House and an eight 
storey high former education block. The western section of the college site also includes an 
unused cricket pitch and a mixture of grassland and wooded areas. 



(4) The application site is enclosed by an eclectic mix of residential properties to the north 
east, east and south. To the north of the application site is Dartford Golf Club, and to the west 
is the proposed residential site and beyond that the golf course. 

THE PROPOSAL

(5) North Kent College is seeking to develop a new academic building on its campus in 
order to provide a much needed up to date and bespoke training space for students studying 
the performing arts and digital design. The new building would be financed solely via the 
proceeds of the land disposal of the western section of the existing campus to Bellway Homes 
should planning permission be granted for this. The planning application for the residential 
development is also currently being determined by the Council under application reference 
18/00716/FUL. 

(6) The proposed two and a half storey high educational building would be 68.22m wide 
and 21.87m deep. It would have a flat roof height of 10.8m above ground level, with the north 
western corner of the building increasing in height to 13.36m above ground level to 
accommodate a plant room. The proposed educational building would accommodate 3 dance 
studios, a musical theatre, a new refectory and kitchen, changing rooms, toilets, staff room and 
storage at ground floor level, and 5 music rooms, a rehearsal room, a venue space, 6 large 
graphic design / animation rooms, offices, toilets and storage rooms at first floor level. 

(7) The proposal would also create newly contoured landscaped areas around the building 
consisting of natural grasses and lawn. The building would also have a small hard landscaped 
seating area / veranda leading off the rectory. 

(8) It is not proposed that the accommodation would provide for any more students, as 
these new facilities are to provide modern accommodation to replace existing out-dated and 
deteriorating accommodation already on the site.

RELEVANT HISTORY

(9) North Kent College's Dartford campus contains an eclectic mix of properties with a 
variety of ages. Educational facilities first started at the site with Madame Osterberg Physical 
Training College in the 19th Century operating from Kingsfield House. This Victorian mansion 
was subject to some early twentieth century additions, but a number of further buildings were 
added to the site during the 1960's by Greenwich University, including the eight storey tower 
block (block D) and a number of two and three storey high buildings throughout the centre of 
the campus. There were some later additions to the site in the 1990's including the building 
which now houses the Miskin Theatre. 

(10) The tri-modular part one / part two storey building located to the south of the proposed 
building was approved in 1999 under application reference 99/00196/FUL. As highlighted 
previously in the report this building now houses the day nursery.  

(11) In November 2007 permission was granted for the complete redevelopment of the 
college incorporating the demolition of the existing buildings on site except for Block K and the 
erection of a number of large buildings to provide teaching and associated administration 
accommodation, a replacement theatre and sports facilities, revised car parking, landscaping 
and temporary teaching accommodation (application reference 07/00947/OUT). This 
permission was renewed in December 2010 under application reference 10/01177/OUT. 
However, due to cuts to Government funding the college was not able to build out the entire 
development. Although they did manage to build the large two and a half storey high sport 
centre building (known as block S or the Osterberg Sports Centre) and the large three storey 
high 'L-shaped' block fronting Oakfield Lane (known as block B). The football pitches and 
training pitch in the eastern side of the site, were also approved under this permission. 



CONSULTATION RESPONSES

(12) Environmental Health: No objections subject to the imposition of a condition requiring 
a phased contaminated land investigation be placed upon any permission. 

(13) KCC PROW: No objections. 

(14) KCC Minerals and Waste: No comments. 

(15) Kent Highway Services: Have required confirmation that there are no additional 
students. [The applicants have advised this as part of the application but KCC would like this 
addressed in the transport statement.] I will report their final comments in the update report.

(16) Thames Water: Advise that with regard to sewerage infrastructure capacity, they would 
not have any objection to the above planning application on the basis of information provided, 
Thames Water state that with regard to water infrastructure capacity, they would not have any 
objection to the above planning application. They suggest adding an informative relating to the 
responsibilities of building near mains water pipes. 

(17) Environment Agency: No objections subject to the imposition of conditions relating to 
contamination, surface water infiltration and piling / penetrative foundation designs  upon any 
permission. 

(18) KCC SUDS: No objections as they consider the proposed development to be a low risk 
as it will decrease the impermeable area on site and would connect to the existing drainage 
network. 

(19) KCC Heritage:  Advise that the site of the new building is not in an area which was part 
of the original Osterberg College but does have some potential to contain early pre-historic 
remains. Whilst they recognise that the proposed building lies in an area which has been 
developed recently and there is a large attenuation pond immediately adjacent to the site, they 
request conditions relating to archaeological field evaluations and building recording are 
imposed upon any permission.

(20) KCC Biodiversity: No objections subject to the imposition of a condition requiring 
ecological enhancements and an informative relating to breeding birds are included within any 
permission. 

(21) Council's Tree Consultant: No objections to the proposal as there are no trees on either 
the footprint of the proposed building or the extent of the proposed works. He advises that a 
construction management plan condition is imposed upon any permission, which should ensure 
that all the activities, materials and plant are restrained within the building site and do not harm 
any other trees within the North Kent College grounds. 

(22) Wilmington Parish Council: Object to the proposal on the following grounds:

- The proposal would be located on Green Belt the purpose of which is to check 
unrestricted sprawl of built up areas. 

- The proposal would result in the loss of open space and views across the site. 

- The proposal would cause an intensification of the site. 
- Green Belt land has already been lost due to school expansions in Wilmington. 

- The proposal would place increased and unacceptable pressure on the local 
highway. 



REPRESENTATIONS 

(23) A total of 2 letters of objection and 1 letter of support have been received. The letters 
of objection raise in summary the following issues:

- Dartford's housing supply is already planned for on brownfield sites, and 
therefore building houses on the Green Belt to pay for a college addition would 
be unacceptable. 

- The proposal would add to congestion in the area at peak periods, when there 
is a lot of traffic from college users, schools and commuters.  

The letter of support raises in summary the following issues:

- The implementation of the proposed housing development in the west of the 
college campus would allow North Kent College to significantly improve 
teaching facilities at the college. Thus, strengthening the future role of the 
college in the future and allowing them to continue to help the lives of children. 

- The improved new facilities at the college would provide unique Very Special 
Circumstances for allowing the proposed housing development in application 
18/01176/FUL. 

RELEVANT POLICIES 

(24) 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.

(25) Adopted Dartford Core Strategy 2011

CS1: Spatial Pattern of Development
CS9: Skills and Training
CS13: Green Belt
CS15: Managing Transport Demand
CS22: Community Services
CS23: Minimising Carbon Emissions

(26) 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
DP21: Community Facilities
DP22: Green Belt in the Borough
DP25: Nature Conservation and Enhancement

(27) Parking Standards Supplementary Planning Document (2012)

(28) The National Planning Policy Framework (NPPF) is also a material consideration



COMMENT

Key Issues

(29) The key issues in relation to the determination of this application are:  the principle of 
development with regard to Green Belt, the education need, the character and visual impact of 
the proposal, the impact on the amenities of the adjoining occupiers; and parking and highway 
safety issues. 

Green Belt 

(30) The application site is located within the Green Belt, along with the rest of the college 
grounds. Paragraph 133 of the NPPF states that the government "attaches great importance to 
Green Belts" with the fundamental aim of Green Belt policy being to "prevent urban sprawl by 
keeping land permanently open; the essential characteristics of Green Belts are their openness 
and their permanence." 

(31) The NPPF and Local Plan Policies CS13 and DP22 recognise that the construction of 
new buildings is generally inappropriate within the Green Belt. Paragraph 145 of the NPPF 
highlights that there are some exceptions to this, which include limited infilling or the partial 
redevelopment of previously developed land, subject to the proposed works not having a 
greater impact on the openness of the Green Belt than the existing development. Although the 
application site would be considered to be previously developed land (as per the definition in 
the NPPF glossary) I do not consider that the proposal would comply with any of the exception 
tests as set out in the NPPF, as the proposed building would be larger than the existing single 
storey building on the development site, and would thus have a greater impact on the openness 
of the Green Belt than the existing development. Therefore, I am of the opinion that the proposal 
should be considered to be inappropriate development within the Green Belt. 

(32) Paragraph 143 of the NPPF confirms that "inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special circumstances." 
Paragraph 144 advises further that substantial weight should be given to any harm to the Green 
Belt, and that 'very special circumstances' will not exist unless the potential harm to the Green 
Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other 
considerations. 

(33) As highlighted previously in the report, the main characteristics of the Green Belt are 
its openness and its permanence. In addition, as set out in paragraph 134 of the NPPF, the 
Green Belt has five purposes:

a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and other 
urban land. 

(34) Whilst the development site may be located within the Green Belt, I consider it 
important to note that the new building would be an infill development and would be seen in the 
context of a number of equally sized buildings. Given the development sites location in the 
centre of the college campus, surrounded by educational development, I do not consider that 
this particular section of Green Belt fulfils any of the above-mentioned purposes. 

(35) A significant proportion of the college grounds, including the location of the proposed 
educational building have been built upon, and provide little contribution to the openness and 
quality of the Green Belt.  I assess the impact of the proposal on the character and appearance 
of the Green Belt later in the report. 



(36) Having identified that the definitional harm to the Green Belt would be limited in terms 
of  the impact on openness and the purposes of the Green Belt, it is necessary to consider 
whether 'very special circumstances' exist that will outweigh this harm to the Green Belt, and 
any other potential harms that may be identified in this report.

(37) The educational need for the buildings is, I consider, a very special circumstance 
relevant to this application and I consider this more below. It is important that this application is 
considered on its merits regardless of the consideration of the development for residential use, 
as this is a separate application and in consideration of the educational building the finance to 
construct is not material to the consideration. The issue of financing construction has been put 
forward as a material consideration with regard to justifying the residential development.

(38) With regard to the "other harms" Policy DP22(3) sets out criteria for assessing these: 
a) the extent of intensification of the use of the site; b) the impact of increased activity and 
disturbance resulting from the development, both on and off site, including traffic movement 
and parking, light pollution and noise; c) the impact on biodiversity and wildlife; the impact on 
visual amenity or character taking into account the extent of screening required; impacts arising 
from infrastructure required by the development.

(39) I will assess these issues throughout the report and at the end will consider the planning 
balance to determine whether the harm to the Green Belt and other harms can be outweighed 
by the very special circumstances and other considerations.

Educational Need for the Accommodation

(40) The applicant has stated that North Kent College requires new teaching 
accommodation in order to provide appropriate education facilities for existing and future 
students of the college and to ensure the continued provision of high-quality education at the 
College in line with its current reputation. The said new teaching accommodation would replace 
the outdated and unsuitable educational and amenity facilities having to be maintained currently 
at significant expense, in a number of the buildings in the western section of the campus. The 
applicant has stated that the said buildings in the western section of the application site are 
placing a significant and unsustainable financial burden on the college in terms of their upkeep 
and in the loss of fees from reductions in student numbers due to poor quality teaching 
accommodation. This is very significant as it has serious consequences regarding the ability of 
the college to fund itself at a time when austerity is reducing financial support. The College also 
advise that they need a high standard of accommodation in order to attract students, as they 
are competing with other further education colleges outside of the area but also sixth forms at 
schools in the area.

(41) I consider that it is worth remembering that the college provide an education service to 
the Borough, and much of it provides sixth form facilities which reduces the pressure to expand 
existing schools in the area. North Kent College is the main provider of further education in the 
district and the quality of the educational offer at the College is acknowledged. Many of the 
existing buildings, which this facility seeks to replace on the campus are of poor quality and in 
my opinion are unsuited to the provision of a high standard of education and are unlikely to 
meet the expectations of prospective students. 

(42) The college advise that they cannot afford the upkeep of a number of dilapidated and 
vacant buildings in the western section of the campus. They advise that a 'do nothing' scenario 
is really an unacceptable option as the state of these buildings is getting worse and will continue 
to do so with no investment to either maintain them or demolish them. Any essential works 
would mean taking money away from necessary education provision, which is not acceptable.  
I consider that without the necessary new education facilities provided by the proposal, students 
may choose to study elsewhere which will significantly affect the viability of the college and 
harm a valuable community facility within the Borough. 

(43) I consider therefore that significant weight should be attributed to the educational needs 
of the college. Since the facilities provided in the new facility are to replace facilities on the 



Dartford campus and to meet the needs of courses run from this campus, I am satisfied that 
there could be no alternative location for the provision of such facilities. 

(44) The NPPF advises at paragraph 94 that "local planning authorities should take a 
proactive, positive and collaborative approach…. to development that will widen choice in 
education". Policy CS9 advises that the Council will work with partners to provide training in the 
skills required for future growth sectors. 

(45) Therefore, I consider that the provision of improved further education facilities in the 
Borough is important to meet the demands for community infrastructure in the Borough and 
provide a broad range of education. I consider therefore that the educational need to provide 
further an acceptable standard of teaching space and facilities is 'very special circumstance' 
that I attach substantial weight to. 

Impact on visual amenity and character

(46) Any physical development within the Green Belt, whether obvious or not, would have 
some impact on the openness. Whether that impact is either acceptable or unacceptable is a 
matter of fact or degree based on the specifics of each case.  

(47) The applicant advises that the siting and orientation of the new college building has 
been carefully considered so as to minimise its impact on the openness of the Green Belt. As 
detailed above, the proposed building would be predominately located on an area of 
hardstanding, enclosed by existing academy / college buildings to the west and south. The 
building would therefore be viewed against the backdrop of the existing college buildings, set 
within a space that is enclosed by existing buildings and large areas of car parking. Further, as 
can be seen from the site plans, the footprint of the building would not extend beyond the 
building line of the college further to the north, south or west into the open areas of the site. 

(48) The applicant has submitted a views assessment considering the impact of the 
proposed building on longer distance views to the site, based on guidance from officers. The 
most sensitive views of the site are from the north western (from the golf course) and the eastern 
boundary of the site. The views from the west and south of the site are screened by the existing 
college buildings. From the Golf course there would not be a clear view of the new college 
building. The view would be partially obscured by a line of Pine Trees and an existing raised 
landscaped bund which assists to screen the new building. From the north east namely the 
view from rear gardens of Maple Road, it would be possible to view the new building. However 
there are trees and a landscaped bund located within the site that obscure the view. 
Furthermore, behind the new building would be the existing college campus and therefore the 
building would sit against a backdrop of the other buildings. From the views from the eastern 
boundary, the new building would be visible from the rear gardens of Maple Road. However 
many of the properties have screening in the form of trees and fencing that act as a boundary 
to the college. There are also areas of woodland located on the site that act as a visual barrier. 
However, behind the proposed location of the building would be the existing Sports Building 
and again the building would sit against this backdrop. I have considered the plans, sections 
and photomontages submitted and am satisfied that the proposed building would not have a 
negative impact on views into or out of the site and will not have a visual impact on the character 
and openness of the Green Belt.

(49) As such, I am satisfied that the siting of the development is the most appropriate 
location within the site in terms of limiting the impact of the proposed college building on the 
openness of the Green Belt. I consider this fact to be a significant benefit of the proposal. 

(50) I consider that the sympathetic scale and height of the proposed building, relative to 
the other buildings on the college campus, would ensure that it would not appear intrusive or 
incongruous within its immediate setting. The proposed building will form part of a cluster of 
college buildings and will be viewed in the context of the large sports hall building and other 
similar sized buildings on site such as the Miskin Theatre and the three storey high block B. 
Therefore, I consider that the building will sit comfortably within the existing height perimeters 
of the college. 



(51) I am of the opinion that the simple pallet of just a few materials combined with the 
neutral light tones of the metal cladding that would cover the majority of the building (including 
the view from the golf course) would ensure that the building would blend in with the surrounding 
buildings, which would further help to reduce its impact within the Green Belt. The small 
sections of darker coloured material (such as the cladding on the south west corner of the 
building) would not appear intrusive as they would face into the college site and provide a sense 
of interest. The applicant has only provided some material details and therefore I believe a 
materials condition should be placed upon any approval (Condition 08). 

(52) The proposal would also increase the amount of soft landscaping on the site, and I 
consider that this would help to soften the appearance of the building. The exact landscaping 
details should be secured by way of a condition upon any approval (Condition 11).

(53) In my view, the proposed layout, design, scale and appearance of the building 
represents the option which strikes the best balance between minimising intrusion into the 
Green Belt and providing sufficient accommodation and facilities to enable the college to deliver 
its educational model and operate successfully.

(54) I am satisfied that the proposed building will not result in any harm on visual impact or 
the character and appearance of the area.

Impact on adjoining residents

(55) The proposed building would be located at least 90m away from the nearest residential 
garden in Maple Road to the north east and approximately 120m away from the properties in 
Maple Road. The nearest residential properties in Oakfield Lane are located equally far away, 
and there would be a significant wooded area in between the Oakfield Lane residents and the 
proposed building. In addition, it is important to note that the uses located in the eastern section 
of the building, nearest the residential properties, are relatively quiet activities, with the music 
rooms located further away. Therefore, given the design and scale of the proposed building, 
combined with the significant degrees of separation between the educational building and the 
nearest residential neighbours I am of the opinion that the proposal would not harm any 
residential amenity and would not result in any impact with regard to noise and activity.

Impact on light pollution 

(56) The proposed building is sited within the college campus surrounded by other buildings 
and car parking and existing lighting. I am satisfied therefore it will not result in any additional 
impact with regard to light pollution.

Intensification of the use of the site and impact on traffic movements

(57) The applicant has confirmed that the proposed educational building would be replacing 
outdated facilities that are currently located in a number of buildings which are proposed to be 
demolished. Whilst the proposed buildings to be demolished in the western section of the site 
are of poor quality, hence the need for the new building, the proposal would actually represent 
a decrease in available D1 floor space on the college site. This fact combined with the 
assurance of the applicant that the proposal would not result in an increase in pupil or staff 
numbers, would I believe ensure that the proposal would not lead to a intensification of the use 
of the site.  

(58) The proposal would not result in increased demand for parking on site, and in any event 
the college has a number of underused parking areas such as the car park / hard surfaced area 
to the north east of the proposed building. Therefore, I do not consider that the proposal would 
result in any increased on street parking demand and would not result in increased congestion 
within the surrounding highway network. 



Impact on biodiversity and wildlife

(59) This particular part of the college campus contains little biodiversity of note, given the 
fact that it has been previously built on and is hard surfaced. However, I consider that the 
proposal does provide opportunities to improve the ecology of the area, which is a significant 
benefit of the proposal. KCC Biodiversity suggest that such things as bird boxes and 
hibernacular could all be incorporated within the scheme to boost biodiversity. Details of 
ecological enhancements I would suggest should be secured by way of a condition attached to 
any approval (Condition 12).

(60) There are no trees currently located where the proposed building and its associated 
landscaping is to be situated. There are protected trees on the college campus and in order to 
ensure that they are not damaged in any way during the construction process (i.e. via material 
being stored near them), I suggest that a construction methodology condition is placed upon 
any approval (Condition 06). Therefore, subject to the imposition of the above mentioned 
condition, I do not consider that the proposal would have any detrimental impact upon trees. 

Any Other Issues 

Archaeology

(61) The proposed building would be located within an area of the college campus which 
was not originally part of the Osterberg College and therefore potential for significant heritage 
assets in relation to Madam Osterberg and the physical education college are small. Therefore, 
I do not consider that the proposal would affect the heritage of the important and historic 
Bergman Osterberg Physical Training College.
 
(62) As previously highlighted within the report the proposed location of the building has 
already been built over and that in association with the surrounding works that have occurred 
over the years (including the adjacent attenuation pond) would likely mean that the site has 
likely been disturbed to some degree. However, KCC Heritage suggest that there may still be 
potential for early prehistoric and later remains and therefore recommend that conditions are 
added to any approval ensuring any archaeology is protected (Conditions 03 and 04).

Drainage

(63) The site is located within groundwater source protection zone 2, and as such the 
applicant would have to demonstrate that surface water can be disposed of without creating 
any contamination issues. The Environment Agency has stated that no infiltration of surface 
water drainage into the ground should be permitted other than with the prior consent of the 
Local Planning Authority. The applicant has assessed the site and is proposing to connect into 
an existing soakaway on site. KCC SUDS have not objected to the proposal as a result of the 
scheme reducing the amount of hard surfacing and the fact that the building will connect into 
the existing drainage network on site whilst also increasing the amount of landscaping on the 
site.  I would suggest that a condition is imposed as requested by the EA to ensure no further 
infiltration of the ground (Condition 15).

(64) Thames Water do not object to the proposal on either surface water drainage or foul 
water drainage grounds. If soakaways prove unsuitable in this location, then Thames Water 
have indicated that as long as the applicant follows the sequential approach to the disposal of 
surface water they would have no objection to the scheme. 

Energy Sustainability

(65) The applicant has stated that they have undertaken pre-assessment in relation to 
BREEAM criteria. However, a formal pre-assessment was not submitted as part of the 



application. I understand that the scheme may not achieve all the BREEAM 'very good' criteria 
but will implement many of the requirements of that standard.

PLANNING OBLIGATION 

(66) 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.

(67) 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.

(68) In this case the applicants have agreed that the planning permission can be directly 
linked to the residential development, to ensure that the housing does not come forward without 
the work going ahead on the education building due to the need for the residential development 
(18/01176/FUL) to provide enabling development. It is recommended therefore that if planning 
permission be granted it is subject to a section 106 agreement to link this application directly to 
the housing development proposed in application reference 18/01176/FUL as that would be an 
enabling development for the proposed education college building.  

(69) 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 

(70) 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. As this application is for an educational building, the 
Community Infrastructure levy is zero rate. As such I am satisfied  that the proposal would not 
generate any financial benefits.  

HUMAN RIGHTS IMPLICATIONS

(71) 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

(72) 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.

CONCLUSION AND REASONS FOR DECISION

(73) The proposed development is I consider inappropriate development in the Green Belt 
due to the scale of the building proposed as infill development. However, I identified that the 
definitional harm to the Green Belt would be limited in terms of the impact on openness and the 
purposes of the Green Belt. In considering additional harms against the criteria set out in DP22 
I am satisfied that the proposed building will not result in any harm on visual impact or the 
character and appearance of the area. I do not believe that there would be any adverse impact 
on neighbouring properties or the surrounding area and the proposal will not result in any harm 
with regard to noise or light pollution or biodiversity. Furthermore, I am of the opinion that as 



the proposed new educational building would not lead to increased pupil numbers, it would not 
result in any harm arising due to increased parking demands or traffic generation. I am satisfied 
that there are no other harms arising from the development. 
(74) I consider that significant weight should be attributed to the educational needs of the 
college. Since the facilities provided in the new facility are to replace poor quality facilities on 
the Dartford campus and to meet the needs of courses run from this campus,

(75)  I consider that the delivery of improvements to the college has significant weight in 
favour of the proposal, since there are no other harms arising and the harm to the purpose and 
openness of the Green belt is limited. I consider that the significant benefit of the development 
outweighs the harm to the Green Belt.  I recommend that planning permission is granted

RECOMMENDATION:

Approval for the reasons set out in the report and subject to a s106 as set out in the report 
and the following conditions:

Conditions

01 The development hereby permitted shall be begun before the expiration of two years 
from the date of this permission.

01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990.

02 The development shall be carried out in accordance with the following plans and 
documents:

NKC-BBA-Z0-ZZ-DR-L-1001 (Revision P04); NKC-BBA-Z0-ZZ-DR-L-1003 (Revision 
P06); NKC-BBA-Z0-ZZ-DR-L-1004 (Revision P06); NKC-BBA-Z0-GF-DR-A-2001 
(Revision P15); NKC-BBA-Z0-01-DR-A-2001 (Revision P15); NKC-BBA-Z0-RF-DR-A-
2001 (Revision P06) ; NKC-BBA-Z0-ZZ-DR-A-3001 (Revision P18); NKC-BBA-Z0-ZZ-
DR-A-3002 (Revision P14); NKC-BBA-Z0-ZZ-DR-A-4101 (Revision P08); NKC-BBA-
Z0-ZZ-DR-A-4102 (Revision P08); NKC-BBA-Z0-ZZ-DR-A-4103 (Revision P07); NKC-
BBA-Z0-ZZ-DR-L-6021 (Revision P01); NKC-BBA-Z0-GF-DR-A-6305 (Revision P05); 
NKC-BBA-Z0-01-DR-A-6305 (Revision P05); NKC-BBA-Z0-RF-DR-A-6305 (Revision 
P04); NKC-BBA-Z0-ZZ-DR-L-6306 (Revision P02), and the Eckersley O’Callaghan 
Drainage Straetgy & Flood Risk Assessment (dated 31st August 2018). 

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

03 No development, including demolition works, shall take place until the applicant, or their 
agents or successors in title, has secured the implementation of a programme of building 
recording in accordance with a written specification and timetable which has been 
submitted to and approved by the Local Planning Authority. The details shall be 
implemented as approved.

03 To ensure that historic building features are properly examined and recorded in 
accordance with Policy DP12 of the adopted Dartford Local Plan.

04 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.



04 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.

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

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

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

-  on site parking and turning areas for construction and delivery vehicle, site 
personnel and visitors; 

-  routing of construction and delivery vehicles to / from the site;
-  loading and unloading of plant and materials;
-  storage of plant and materials used in constructing the development; 
-  the erection and maintenance of security hoarding;
-  measures to control the emission of dust, dirt, noise and vibration during 

construction including wheel washing; 
-  delivery times, demolition and construction working hours; 

06 To protect the amenity of local residential occupiers, to prevent pollution and to maintain 
conditions of highway safety in accordance with Policies DP4 and DP5 of the Dartford 
Development Policies Plan (2017).

07 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.

07 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.

08 Before the development hereby approved reaches 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.

08 To ensure that the development does not harm the character and appearance of the 
existing buildings or the visual amenity of the locality in accordance with Policy DP2 of 
the adopted Dartford Local Plan (2017).

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



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

10 Prior to occupation of the development hereby approved, details of any proposed 
external lighting to be attached to the buildings or erected within the application site shall 
be submitted to and approved by the Local Planning Authority.  Such details shall include 
siting, angles, levels of illumination and any shields.  Development shall be carried out in 
accordance with the approved details.

10 To protect the amenities of the area and in the interests of road safety in accordance with 
Policies DP2 and DP5 of the Dartford Development Policies Plan.

11 Prior to occupation of the development hereby approved, a landscaping scheme 
including both hard and soft landscaping, shall be submitted to and approved by the 
Local Planning Authority and shall be implemented prior to first occupation (unless this 
falls outside of the planting season in which case it shall be implemented at the first 
opportunity during the following planting season, between October and March inclusive).  
Such landscaping shall thereafter be maintained for a period of five years.  Any trees, 
shrubs or grassed areas which die, are removed or become seriously damaged or 
diseased within this period shall be replaced within the next planting season with plants 
of similar species and size to that approved.

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

12 Prior to the occupation of the development hereby approved bird and bat boxes shall be 
fixed to the building and log piles / hibernacula's erected in the development site in 
accordance with details to have been submitted to and approved by the Local Planning 
Authority beforehand. The boxes shall be maintained in accordance with the approved 
details.

12 In order to provide enhancement to biodiversity on the site in accordance with Policy 
DP25 of the adopted Dartford Local Plan (2017).

13 Prior to occupation of the development 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.

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

14 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.

14 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).

15 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.

15 To ensure that the development does not contribute to, or is not put at unacceptable risk 
from, or adversely affected by, unacceptable levels of water pollution caused by 



mobilised contaminants in line with paragraph 170 of the National Planning Policy 
Framework.

INFORMATIVES

01 The applicant is advised to contact Environmental Health on 01322 343434 for technical 
advice with regards to the submission of a contaminated land assessment and a 
contaminated land closure report.

02 Thames Water advise they will aim to provide customers with a minimum pressure of 
10m head (approx. 1 bar) and a flow rate of 9 litres / minute at the point where it leaves 
Thames Waters pipes. The developer should take account of this minimum pressure in 
the design of the proposed development.

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

04 The applicant is advised that this permission is granted subject to the requirements and 
contributions as set out in the accompanying completed Section 106 agreement.



Allotment Gardens

31.7m

30.1m

31.8m

31.5m

35.7m

30.5m

30.2m

35.4m

32.3m

34.0m

29.5m

61.5m

29.6m

33.24m

Jodrell

Lodge

Games Courts

Kingsnorth

Wilmington Lodge

Westbrook House

Villa Rosa

Bracknell

Little G
ransden

Westpoint

Path (um)

Allotment Gardens

Allotment Gardens

30.2m

@ A4° 1:2,500

Dartford Borough Council 100025870 2019

Application No:: 18/01351/FUL

Address : North Kent College Oakfield Lane Dartford Kent DA1 2JT

Date: 1 February 2019 Scale: Not to Scale


