
DEVELOPMENT CONTROL BOARD

14 February 2019

Reference: 18/01176/FUL Officer: Sonia Bunn/Matthew Apperley

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

Proposal: Demolition of existing buildings, conversion of Blocks K (Mansion House), R 
(The Lodge) and W (Rose Cottage) for residential use and construction of new 
buildings to provide a total of 156 residential dwellings (Use Class C3), and 
provision of associated infrastructure including access roads, car parking and 
open space and landscaping

Applicant: Bellway Homes Ltd

Agent: Savills/Mr B Thomas

Parish / Ward: Un-Parished Area Of Dartford / Princes

RECOMMENDATION:

Approval subject to consultation with the Secretary of State and the completion of a S106 
agreement.

SITE DESCRIPTION

(1) The application site comprises the western section of the North Kent College Dartford 
campus, having an area of approximately 4.3 hectares. Located to the north of Oakfield Lane, 
the site is bounded to the south-west by the A2 which is situated in cutting. Dartford Golf Club 
bounds the north-western edge of the application site.  The site is located approximately 1.43 
km to the south west of Dartford town centre, and lies within the Metropolitan Green Belt. The 
southern side of Oakfield Lane facing onto the application site are residential dwellings. To the 
south of the A2 is open heathland and the continuation of residential development along 
Oakfield Lane forming Wilmington.

(2) The site is accessed from an existing vehicular access serving the car park and nursery 
in the south-west of the site. The site is occupied by a number of buildings, many of which have 
previously been used for teaching or college facilities but have been vacant for some time. I 
have set out the labels below given to them by the College:

Block R (The Lodge); small two-storey building used as security office

Former Nursery- small single storey building (the use has been relocated)

Block K (Kingsfield House) - 18th Century building used by Madame Osterberg and now in a 
dilapidated condition

Block KE: 4 storey extension to Kingsfield House: built as student accommodation early in the 
20th century and unsuitable for teaching or office so is predominantly vacant - part of the ground 
floor is used as the refectory.

Block P: 3 storey extension to Block KE provides some teaching accommodation but poor 
disabled access.



Block L- two storey extension to Kingsfield House, now vacant

Block C- single storey extension to Kingsfield House which still houses the refectory and 
teaching space but North Kent College advise is in a poor condition and has poor disabled 
access.

Block D - eight storey former accommodation building but is now vacant.

Block W (Rose Cottage) -small two storey cottage used for administrative functions

Block G garages - used for storage purposes together with a hardstanding area used for open 
storage.

The site also includes areas of hard standing used for car parking in its southern and northern 
corners.

(3) The western part of the site is still open land comprising an unused cricket pitch with a 
mixture of grassland and wooded areas around its edges. There are a number of mature trees 
located throughout the application site, some of them in amongst and in close proximity to the 
building and others along the boundaries of the site. 

(4) To the east of the site is the remainder of the North Kent College (NKC) campus which 
contains a variety of educational and ancillary buildings which range in height from single storey 
buildings to large three and a half storey high buildings. These buildings are interspersed with 
landscaping and hard surfacing including roads and car parking, with the main car parks being 
located to the east of the college buildings. In the northern section of the campus site is a large 
hard surfaced area which used to accommodate temporary mobile units, which is the site of the 
proposed college building being considered under application reference 18/01351/FUL. The 
eastern section of the campus site contains some wooded areas and large playing fields, which 
provide a variety of sports pitches.  

(5) Public Right of Way DB27 runs along the southern, western and northern boundaries 
of the site. It runs from Oakfield Lane around the edge of the site and emerges on Maple Road.

(6) An Area Tree Preservation Order was served on the North Kent College site in January 
2018. (Tree Preservation No. 5 2017)

PROPOSAL

(7) The proposal is for the demolition of all the buildings on the site (with the exception of 
Kingsfield House, The Lodge and Rose Cottage) and the creation of 156 new homes through 
new build and conversion. The application is submitted as enabling development to fund new 
up-to-date accommodation on the remaining education campus. (The proposed new education 
building is also reported on this agenda under reference 18/01351/FUL). The proposal also 
includes the provision of open space and landscaping. The access to the site would remain in 
its existing location but will be improved through the provision of a pedestrian footway and will 
serve the residential site only (2 access further east will remain to serve the education campus 
as existing).  An emergency vehicular access is to be provided further to the west along Oakfield 
Lane and this will provide an additional pedestrian route into the site.  The application site will 
be separated from the education campus by way of a secure boundary, a 2.4m fence.

(8) The first phase of the proposal would involve the demolition of a number of vacant and 
derelict buildings on the application site, including the removal of the eight storey high tower 
block (block D), the removal of the poor quality refectory and teaching building ) to the north of 
Kingsfield Mansion (block C), and the removal of the single storey nursery buildings in the south 
of the site (block L) and the single storey block of garages and various dilapidated single storey 
storage buildings in the north of the site (block G).  The proposal would also involve the 
demolition of extensions to Kingsfield Mansion, including the vacant two storey extension to the 
south east of the original mansion house (block L) and the large 4 storey extension to the east 



of the original mansion house (s block KE) which the applicant advises is unsuitable to provide 
the required teaching space due to its layout and structure. 

(9) The proposed new dwellings comprise:

- 65 new houses (comprising of 8 x 2 bed houses, 31 x 3 bed houses, 19 x 4 
bed houses and 7 x 5 bed houses);

- 56 new build 1 and 2 bed apartments spread across 7 x separate three-storey 
buildings in the south of the application site and a four-storey high apartment 
block located to the east of Kingsfield House (effectively replacing Block KE 
which the applicant advises is unsuitable for conversion;

- 5 flats over garages (FOGs);
- Conversion and repair of Kingsfield House to provided 28 x 1, 2 and 3 bed 

apartments.
- the conversion of The Lodge in the south eastern section of the site into a 3-

bedroom house
- the conversion of Rose Cottage in the north of the site into a 3 bed house

All of the new houses are proposed to be 2 -2.5 storeys in height and have pitched roof forms 
and gables. All the new houses, apartments and FOGs have been designed to meet Part M 
4(2) building regulations standards for accessible and adaptable dwellings.

(10) The proposed scheme has been designed around a central corridor of open green 
space that seeks to retain the parkland trees in this area that provides open vistas from Oakfield 
Lane in the south to the proposed houses in the northern part of the site. The open space 
provides public open space with a small area of play equipment and is located to retain the 
'parkland' setting for Kingsfield House. The proposal also includes additional pockets of public 
open space and landscaping throughout the site. The tree belts along the western and northern 
boundary are retained and trees along Oakfield lane are to be replaced with new trees. The 
scheme would also provide each house with private amenity space and the new apartments 
with private balconies / terraces.  

(11) A 4m high timber fence will be located in the western part of the site, set back from the 
boundary of the site behind existing trees and will also have a 3m high ivy screen in front of it. 
This is to provide a barrier to noise from the A2. 

(12) The Public Right of Way routing will be unaffected by the development, but the palisade 
fencing along the site boundary which encloses the footpath will be removed and landscaped 
areas will run to its edge.

(13) The application has been supported by detailed drawings and the following documents:

- Planning Statement
- Design and Access Statement
- Energy Strategy
- Flood Risk Assessment
- Heritage Assessment 
- Historic Landscape Assessment
- Geo-Environmental Assessment
- Archaeological Desk Based Assessment
- Pleistocene and Palaeolithic Assessment
- Pleistocene and Palaeolithic Test Pitting Report
- Written Scheme of Investigation for Pleistocene and Palaeolithic Test Pitting
- Internal Daylight Report
- Landscape and Visual Appraisal
- Noise Assessment
- Response to Noise Impact Queries Technical Note
- Air Quality Assessment
- Arboricultural Implications Report
- Ecological Report
- Transport Assessment



- Offsite Mitigation Works Technical Note
- Traffic Distribution Assessment Technical Note
- Travel Plan
- Utilities Statement
- Statement of Community Engagement
- Enabling Case Statement

RELEVANT HISTORY

(14) Kingsfield House is a Victorian mansion house built in 1859, in an Italianate-style, that 
was converted into the Bergman-Österberg Physical Training College by Martina Bergman-
Österberg in 1895. Kingsfield House has been subject to several extensions over the years.

(15) North West College moved to this campus after it was vacated by the University of 
Greenwich. 

(16) 06/01392/FUL - Reorganisation of existing Block H to provide a replacement 
performing arts facility including the replacement of existing front entrance canopy, erection of 
canopy to side and rear, erection of side extension to provide scene dock and other alterations 
including external staircases, the provision of new finishing materials and landscaping

(17) 07/00947/OUT Outline application for the demolition of existing buildings except Block 
K and redevelopment of site to provide teaching and associated administration accommodation, 
a replacement theatre and sports facilities, revised car parking, landscaping and temporary 
teaching accommodation North West Kent College. Granted in November 2007, this permission 
was renewed under reference 10/01177/OUT in December 2010. This permission was only 
part-implemented. Two of the five buildings permitted were built (Block B Reception and Block 
S Sports Centre) and Block H was refurbished to house the Miskin theatre.

CONSULTATION RESPONSES

(18) Environmental Health: Advise that following further clarification they are satisfied with 
the air quality assessment that demonstrates that the proposed development will not result in 
the exposure of new residential dwellings to levels of unsatisfactory air quality. The assessment 
states that as the proposed development is unlikely to result in any significant pollution effect it 
is not anticipated that mitigation measures will be required. However environmental heath 
consider that mitigation should be provided to mitigate the impact of the additional vehicles 
generated by the development. Having reviewed the acoustic assessment and revised 
technical note, they confirm that they are satisfied that the majority of amenity space provided 
is compliant with the requirements of BS8233:2014 'Guidance on sound insulation and noise 
reduction for buildings', with the exception of the balconies on Block C, which have significant 
noise exposure from the A2. They confirm that have no other concerns regarding noise 
exposure either externally or internally. This advice is based on the mitigation set out in the 
proposal being provided as set out in the report, primarily the noise barrier. EH also confirm 
that they are satisfied with the findings of the Geo-Environmental assessment but advise that if 
Members are minded to approve this application a condition is imposed requiring a detailed 
remediation strategy be submitted for approval in writing and a further condition requiring the 
submission of a validation report, on completion of all remedial works and soil importation, to 
be approved in writing by the local planning authority prior to first habitation of any dwelling.

(19) Kent Highway Services: Advise that they have no objections following amendments to 
the scheme by the applicant to include the addition of speed tables, increasing the width of 
parking bays adjacent to soft landscaped areas and their agreement to pay for junction 
improvement works at the junction of Princes Road and Lowfield Street which will address the 
impact of the additional traffic generated by the development on this junction. They consider 
the proposal acceptable subject to the above mentioned mitigation measures and the 
imposition of conditions relating to the implementation of accesses, visibility splays, a 
construction management plan, cycle storage and the submission of a travel plan / welcome 
pack to be provided for future residents. They note that the applicant has confirmed that the 
internal layout will remain in private ownership and will not be offered to the highway authority 



for adoption. An independent Stage One Road Safety Audit has been submitted as part of this 
application and they are satisfied that the review does not raise any highway safety issues, with 
the proposed site access on to the publicly maintainable highway of Oakfield Lane. The 
proposed emergency access onto Oakfield Lane has been deemed acceptable by Kent Fire 
and Rescue.

(20) Highways England: No objections as the potential impact from the proposal on the 
strategic road network, particularly the A2 junction would be negligible. 

(21) 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 informatives upon any 
permission relating to obtaining a groundwater risk management permit and relating to water 
pressure for the future dwellings. 

(22) Environment Agency: Advise that the site is located on a principle aquifer overlain by a 
secondary aquifer and is in a Source protection Zone (SPZ 2). Therefore, in order to ensure 
that the proposal would not result in any contamination, they request that conditions relating to 
contamination, surface water infiltration and piling / penetrative foundation designs, are 
imposed upon any permission. 

(23) KCC SUDS: Advise that they consider the use of 2 deep bore soakaways is acceptable 
but they require more detailed assessment and therefore request the imposition of conditions 
upon any permission relating to the detailed design and maintenance of a sustainable surface 
water drainage scheme.  

(24) KCC Heritage: They state that on the basis of the submitted heritage assessment, they 
do not object to the proposal subject to the imposition of conditions upon any approval.  They 
advise that the site lies on deposits which have potential for early prehistoric remains, especially 
Palaeolithic artefacts and Palaeoenvironmental remains, particularly as the presence of the 
spring nearby could have been a focus for activity. They also note that there have been 
indications of Roman activity nearby. They stress that the historic sports college is potentially 
of national importance due to its influence with regard to women and sport and advise that 
mitigation measures should be proportionate to highlight the importance of this site.  With regard 
to historic landscape and heritage asset significance issues, they strongly recommend that the 
landscape design reflects as much of the Österberg heritage as possible, through layout and 
appearance of streets, embedded heritage, themed open spaces, public art, etc. They have 
suggested a condition with regard to heritage interpretation to inform these designs which 
should be bases on the results of field investigations. KCC Heritage require further investigation 
of the site and recommend conditions relating to documenting the buildings on site, 
geoarchaeological potential, archaeological evaluation works, and a programme of heritage 
interpretation be imposed upon any permission. 

(25) Kent Fire & Rescue Service: Confirm that the proposed means of access is considered 
satisfactory. 

(26) Kent Police: Do not object to the proposal, although they requested that the fences 
adjacent to the public right of way had the addition of trellises, which the applicant has amended 
the plans to show together with deterrent planting between the PROW and the fencing. Kent 
Police also suggest that windows and doors should meet certain levels of security. This is a 
matter for the developer to address but I have suggested an informative regarding their advice. 

(27) KCC Biodiversity: Following the initial ecology report, further bat surveys were 
undertaken. KCC advise that Kingsfield House is a bat roost and therefore the Council need to 
consider whether a European Protected Species Mitigation licence will be granted by Natural 
England. KCC recommend that the information provided demonstrates adequate mitigation can 
be provided. (This is discussed later in the report), In addition they note that the reports identify 
that there are certain trees on the site which have potential for moderate bat roosting and KCC 



recommend that further surveys are carried out with regard to emergence/return and foraging 
activity surveys. The detailed survey data has been requested from the applicant and I hope to 
be able to update Members in the update report with regard to KCC's detailed recommendation 
with regards to bats and the trees.  KCC advise that although the reptile survey undertaken did 
not record any reptile species and therefore indicates a likely absence of reptiles they consider 
that there is some potential for amphibian, small mammals and reptiles to be impacted during 
the removal of vegetation and suggest a condition requiring a method statement with regard to 
these species. They also recommend a condition to ensure that the landscaping is designed 
and maintained to ensure that it provides adequate mitigation for bio-diversity losses.

(28) Sport England: Object to the loss of a playing field / sports pitch which they consider 
has been used in the last 5 years. They do not consider that the proposals accord with any of 
the exceptions within Sport England Playing Fields Policy as it has not been demonstrated that 
the pitch is surplus to requirements; the land is not capable of not forming a sports pitch; it is 
not proposed to replace the lost playing field; and the proposal does not propose a new sporting 
facility to the benefit of the community which would outweigh the loss of the playing field. They 
consider that the areas of woodland and tree belts to be retained within the site maybe under 
more pressure as the areas may be used for recreation. They support the proposal for new 
planting within the site and recommend a condition requiring an Ecological Design Strategy to 
ensure the retention and provision of habitat and wildlife corridors. 

(29) Council Tree Consultant: The Council’s tree consultant has spent some time 
considering the detailed proposals and working with officers to ensure that the maximum 
number and the best trees are retained on the site. He is satisfied that the scheme retains a 
large number of the parkland and quality trees, although expresses regret that some oak trees 
in the northern group are being lost but acknowledges that this is a balanced consideration and 
that new trees are being replanted to replace these. 

(30) KCC Community Services: Advise that the proposal would have an impact on 
community services in the area. However, they consider that the impact on schools and social 
care (including health care provision) could be met with a financial contribution from the CIL 
payment. However, they also request a contribution of £5,923 towards community learning and 
additional IT equipment for the adult education centre and £7490 towards Dartford Library 
bookstock. They also request that developers ensure the new properties are provided with 
access to next generation broadband. 

(31) NHS Clinical Commissioning Group: They state that the proposed residential 
development would place increased pressures on the local health care provision but that they 
are working with the Council to bring forward a new health hub in the town centre and in the 
Greenhithe/Stone area to meet additional demand and would therefore seek the use of CIL 
contributions to support the needs arising from this development. 

(32) KCC Public Rights of Way: Advise that they welcome proposed new pedestrian links 
through the application site, as well as the opening up of and links to the public footpath (DB27) 
located along the western and northern boundaries of the site. However, they object to the 
boundary treatments of plots 74 - 84 being so close to the public footpath as they would 
detrimentally impact on the safety and character of the route. They recommend that this issue 
is addressed by the applicant. (the plans have been amended to address this). They also 
request natural surveillance of the path is maximised and highlight that the public footpath 
should not under any circumstances be blocked up. KCC Public Rights of Way are also seeking 
a financial contribution of £67,390 for necessary resurfacing works to the PROW as a 
consequence of the proposal. 

(33) 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 Borough Open Space, sports pitches, 
amenity space and views across the site. 



- Green Belt land has already been lost due to school expansions in Wilmington. 

- The development will place additional pressure on local schools and GP 
surgeries which are already at capacity. 

- The disbenefits of this windfall development outweigh the potential benefits. 
- The 24% affordable housing contribution is below the 30% required by policy. 
- The proposal would place increased and unacceptable pressure on the local 

highway. 
- The Parish Council do not consider that the updating of school facilities to be 

a 'very special circumstance'. 

(34) Bergman Österberg Union (BOU): The BOU was founded by Madame Martina 
Bergman-Österberg for her ex-students. The college at Dartford was the first training college 
for female PE teachers. They advise that one of their main concerns has been to find a way to 
ensure that Madame Bergman-Österberg's mansion, Kingsfield, is preserved and cared for as 
it is not a in a state of disrepair and is deteriorating. They believe the conversion to residential 
is the only way to achieve that. They note that the proposed development respects the heritage 
and setting of the building and retains 'Madame's tree' the Cedar of Lebanon tree. The BOU 
recognise that the college need this project to provide up-to-date student accommodation. The 
BOU has been involved in consultations and have advised the developer of the history of the 
site. NK College has supported BOU by providing accommodation for the collection. The BOU 
advise that Green Belt much of this site is no longer in use and they consider it would be better 
used for something of more value to the college and the community. They give the proposal 
their full support.

REPRESENTATIONS 

(35) A total of 13 letters of objection and 1 letter of support have been received from 13 
addresses. The letters of objection raised in summary the following issues:

- Building on Green Belt land would be unacceptable, with no very special 
circumstances to justify the proposal. 

- The loss of protected (TPO'd) trees within the site would be unacceptable. 
- The proposal would change the character of the area. 
- The proposal would result in the loss of sports pitches and amenity space. 

Green Belt land has recently been lost in the expansion of the Wilmington 
Academy. 

- Local services such as schools and GP surgeries will not be able to cope with 
the additional demand. 

- 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 suggested trip generation at peak periods is too low. 
- A form of 'filter' approach needs to adopted for the proposed access to ensure 

the free flow of traffic in Oakfield Lane. 
- Increased traffic would also create highway safety issues and increased 

pollution. 
- The proposal does not supply enough parking, which would lead to parking 

issues in the surrounding highway network. 
- Dartford's housing supply is already planned for and no additional housing is 

required. 
- The proposal would harm local wildlife on the site. 
- A smaller residential scheme would be more appropriate on this site. 
- There is insufficient affordable housing being provided. 
- The proposal would not provide the correct ratio of flats to houses. 
- Concerned about the potential congestion and disturbance that may occur as 

a result of construction works. 
- Converting Kingsfield House would provide enough funds for college 

improvements. 
- The impact on the surface water drainage of the adjacent Golf Course. 



- A new protective fence would need to be erected and maintained at the 
expense of the applicant, on parts of the boundary with the golf course to 
protect against golf balls harming property or future residents of the site. 

- Concern about trespass onto the golf course. 
The letter of support raised in summary the following issues:

- The proposal would result in the sensitive repair and preservation of key 
heritage assets (Kingsfield House, The Lodge and Rose Cottage) that are 
tangible remains of the nationally and internationally famous Physical 
Education College for women, which pioneered the game of netball and 
established a system for training young women as teachers of physical 
education. 

- The application would secure the retention / protection of the world famous 
Bergman Osterberg archive collection. 

- The implementation of this housing development would allow North Kent 
College to significantly improve teaching facilities at the college. Thus 
strengthening the future role of the college in the future. 

RELEVANT POLICIES 

(36) 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.

(37) Adopted Dartford Core Strategy 2011

CS1: Spatial Pattern of Development
CS10: Housing Provision
CS11: Housing Delivery
CS13: Green Belt
CS14: Green Space
CS15: Managing Transport Demand
CS17: Design of Homes
CS18: Housing Mix
CS19: Affordable Housing
CS21: Community Services
CS22: Sports, Recreation and Culture Facilities
CS23: Minimising Carbon Emissions
CS24: Flood Risk

(38) Dartford Development Policies Plan 2017

DP1: Presumption in favour of sustainable development
DP2: Good Design
DP3: Transport Impacts of Development
DP4: Transport Access and Design
DP5: Environmental and Amenity Protection
DP6: Sustainable Residential Locations
DP8: Residential Space and Design in New Development
DP9: Local Housing Needs
DP12: Historic Environment Strategy and non-designated heritage assets
DP22: Green Belt in the Borough
DP24: Open Space
DP25: Nature Conservation and Enhancement

(39) Parking Standards Supplementary Planning Document (2012)

(40) Housing Windfall Supplementary Planning Document (2014)

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



(42) The application site is identified as being Green Belt and Borough Open Space.

COMMENT

Key Issues
(43) The key issues with respect to this proposal are the Green Belt policy considerations; 
the educational benefits of North Kent College and whether this can be considered enabling 
development; the transport impacts; the non-designated heritage assets on the site; the loss of 
open space formerly used as a cricket pitch; the impacts of unidentified (windfall) housing 
development in terms of impact on infrastructure and the sustainability of the site; the layout 
and design quality of the development; affordable housing provision; and the Public Right of 
Way.

Green Belt 

(44) 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.' The NPPF states in paragraph 134 of the NPPF, that 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. 

(45) The NPPF advise that inappropriate development is, by definition, harmful to the Green 
Belt and should not be approved except in very special circumstances. The NPPF and Local 
Plan Policies CS13 and DP22 advise that the construction of new buildings should be regarded 
as inappropriate development. Policy DP22 advises that inappropriate development should be 
resisted in accordance with national policy. Paragraph 145 of the NPPF sets out exceptions to 
this, criteria (g) allows for the limited infilling or partial or complete redevelopment of previously 
developed land but only where the proposal would not have a greater impact on the openness 
of the Green belt than the existing development or would not cause substantial harm to the 
openness of the Green Belt, where the proposal would re-use previously developed land and 
contribute to an identified affordable housing need. Since the development is not for solely 
affordable housing the latter does not apply. 

(46) The definition of previously developed land (PDL) in the NPPF includes land which is 
occupied by a permanent structure including the curtilage of the developed land (although it 
advises that it should not be assumed the whole curtilage should be developed) and any 
associated fixed infrastructure. As the application sites falls within the curtilage of the North 
Kent College campus and is occupied partially by buildings, I consider that it does fall within the 
definition of previously developed land.  It therefore needs to be considered in terms of its 
impact on the openness of the Green Belt compared to the existing development.

(47) A significant proportion of the college grounds, including approximately 38% of the 
application site have buildings on them, plus there are extensive parking and areas of 
hardstanding which provide little contribution to the openness and quality of the Green Belt. 
The said buildings within the application site range from single storey buildings / extensions, 
such as block C, the nursery buildings and the garages, through to the four storey high 
Kingsfield House, and its large extension (shown as block KE), and culminating in the extremely 
large 8 storey high vacant tower block centrally located within the application site. Therefore, a 
significant proportion of the eastern section of the application site cannot be considered to be 
open. However, the majority of the remainder of the western and northern sections of the 
application site comprise of an open grass field and a variety of wooded areas, which create a 
'parkland' feel that contributes to the openness of the Green Belt. Although these areas are not 



obvious from the wider locality due to the significant vegetation screening around the site, I 
believe they play a role in protecting the openness of the Green Belt.  I do not consider therefore 
that the proposal would comply with the exception test relating to new buildings as set out in 
the NPPF, as the proposed scheme would extend further to the west and north than the current 
buildings on site and would thus have a greater impact on the openness of the Green Belt than 
the existing development. 

(48) Paragraph 146 of the NPPF advises that certain other forms of development are also 
not considered inappropriate and this includes the re-use of buildings provided that the 
buildings are of a permanent and substantial construction. I consider therefore that the 
conversion of Kingsfield House, The Lodge and Rose Cottage fall within this exception and the 
re-use of these properties is not inappropriate development.

(49) However, given the amount of new buildings proposed I am satisfied that the proposal 
should be considered to be inappropriate development within the Green Belt.

(50) Paragraph 144 of the NPPF advises that when considering any planning application 
local planning authorities should ensure that substantial weight is 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. 

(51) In order to assess the harm to the Green Belt by inappropriateness I have considered 
the proposal against the five purposes of the Green Belt:

a) to check the unrestricted sprawl of large built-up areas; 
the college campus is located on the edge of the urban Dartford area, and I 
consider that the open areas in the west and north of the application site fulfil 
the Green Belt purpose of checking the unrestricted sprawl of built up areas 
although I note that the A2 adjoins the site to the west which would naturally 
restrict any further development west.

b) to prevent neighbouring towns merging into one another; 
To the north of the application site is the golf course, to the east of the 
application site there is the college, to the south is ribbon residential 
development and to the west of the site there is the A2 and heath beyond 
Therefore, given the confined nature of the site and its physical separation from 
neighbouring conurbations, I do not consider that the application site serves 
the Green Belt purpose of preventing neighbouring towns merging.

c) to assist in safeguarding the countryside from encroachment; 
I believe the proposal will not result in encroachment into the countryside as 
the site is already clearly defined by palisade fencing and boundary treatment 
and as part of the college campus is already separate and distinct from open 
countryside. In addition none of its boundaries are open countryside, with a 
defined and fenced gold club to the north, the A2 trunk road to the west, 
housing to the south and the education campus and more housing to the east. 
The proposal will have no impact on this purpose of the Green Belt in my 
opinion.

d) to preserve the setting and special character of historic towns; 
Whilst the proposals would involve the preservation of the non-designated 
heritage assets on site, including Kingsfield House and thereby provide overall 
heritage benefits as part of the scheme. The nearest residential conurbations 
are not historic and the nearest listed buildings to the site to the north of the A2 
are located a significant distance away (some 650 m) to the south west in the 
Church Hill Wilmington Conservation Area. I do not consider that the 
application site has a role in protecting the setting or character of any historic 
towns or serves this Green belt purpose.



e) to assist in urban regeneration, by encouraging the recycling of derelict and 
other urban land.
The proposal has been put forward as enabling development for the college 
and therefore could not be provided on another brownfield site. In addition, the 
Council has granted planning permission for development on the majority of 
those sites in the Borough which are brownfield and identified for development 
and many of these are coming forward or have been built. It is not considered 
that the current proposal would delay these other sites coming forward given 
the demand for housing in the area.

I am satisfied therefore that the harm to the Green Belt in terms of its purpose, will only result 
from the continuation of the built up area to create sprawl. In terms of openness of the Green 
Belt, the concept of “openness” is generally considered to be land free of built development 
(this is distinguished from visual impact of the proposal (considered below)).  I consider it 
important to recognise that art of the application site is already built upon with buildings and 
contains extensive car parking and the proposal will result in rebuilding on this land and the re-
use of three of the existing buildings. Not all of the application site will therefore have an impact 
on the openness. However, as the former cricket pitch and areas of trees are open spaces 
within the site, even though a significant part of this open land will remain as public open space 
part of the proposed residential development will constitute built development where there was 
none and therefore there will be some degree of a loss of openness.  As the aim of Green Belt 
policy is to keep land permanently open I consider that the harm resulting in the loss of open 
land must be given substantial weight, although I consider it important to note that in the 
planning balance this does not relate to the whole application site.  .

(52) Having identified that the definitional harm to the Green Belt would be caused overall 
by the proposed redevelopment of the site in terms of the impact on the loss of openness of 
part of the site and in terms of the potential for urban sprawl, 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. 

(53) The applicants have put forward the proposal as enabling development to provide 
funding which will enable North Kent College to build new facilities and fund the removal and 
conversion of buildings which are a drain on their resources. They submit therefore that the 
educational benefits of the proposal should be considered as a “very special circumstance”. I 
consider the case put forward by the applicants with regard to the enabling development later 
in the report. I also believe that the conversion of Kingsfield House could be considered as very 
special circumstance and address this in more detail in my report. 

(54) 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; d) the impact 
on visual amenity or character taking into account the extent of screening required; and e) 
impacts arising from infrastructure required by the development.

(55) 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.

(56) However, Members may wish to note a similar case where the proposal was considered 
by the Secretary of State in November 2017 and substantial weight was given to the education 
benefits.  The case also related to a Further Education college in St Albans where the proposal 
was for 348 dwellings and new and refurbished college buildings. The Secretary concluded the 
development to be inappropriate development in the Green Belt. However he noted that many 
of the existing college buildings were in a poor state of repair and that running costs had 
escalated, there was no evidence of external funding for replacement buildings and therefore 
attached significant weight to the educational benefits of the proposal and that the delivery of 
significant improvements to the College weighed heavily in favour of the proposal. He also gave 
significant weight to the delivery of housing as the authority did not have a five year housing 



land supply. He also considered that the educational beneficial effect of the college 
development in landscape terms went someway to balance the harm. He concluded that the 
considerations clearly outweighed the harm to the Green Belt and the adverse impacts of the 
development would not outweigh the benefits.

Landscape character and visual amenity

(57) As I will detail later in the report, the south western, western and northern boundaries 
of the site are heavily vegetated and provide significant screening for the site from within the 
surrounding Green Belt and wider locality. However, the 8-storey high vacant tower block 
(known as block D) is highly visible in all directions (a fact supported by The Landscape and 
Visual Impact Appraisal (LVIA) submitted with the application) and I consider that the said tower 
block represents a significant incongruous feature within the landscape which is characterised 
predominantly by housing set in landscaped plots and open heathland as well the gold club and 
college grounds. I consider that this has a deleterious impact on the openness and character 
of the wider Green Belt. I am of the opinion that its demolition as a result of the proposal, would 
be a moderate benefit to the character and appearance of the locality and the visual amenity of 
the Green Belt.

(58) The application site is flanked to the east by large educational buildings, and therefore 
only the south eastern parts of the application site are visible from the public realm in Oakfield 
Lane. The northern side of this section of Oakfield Lane is situated on a slightly elevated level 
than the highway, with properties on the opposite side of Oakfield Lane to the application 
sloping down southwards away from the highway. The majority of the south eastern boundary 
of the site is currently vegetated and screens the buildings within the application site. The only 
views into the site are from the section of the road near the A2, where the intrusive nature of 
the 8 storey former residential block is highly obvious, or from the existing vehicular entrance 
adjacent to The Lodge. This access provides views of the 1960's three storey teaching block 
(known as block P) and glimpses of Kingsfield House. However, I consider it important to note 
that all views within this section of Oakfield Lane are dominated by the very large and modern 
educational buildings immediately to the east of the site, which almost abut the highway. In 
addition the site is enclose by a palisade fence on the all the boundaries that are not part of the 
college campus and this creates a sense of enclosure and lack of openness.

(59) Although hardly visible from the public realm I consider it important to recognise the 
fact that apart from the non-designated heritage asset discussed later in the report, the existing 
buildings within the application site provide little aesthetic contribution to the character and 
appearance of the site. The new buildings proposed as part of the application are smaller in 
scale than those currently on the site but are largely sited on areas which are existing open 
space. 

(60) The conclusion of the LVIA is that there will be only a minor impact on the wider 
landscape character area, and although there will be an initial impact on the character of the 
site this will reduce as the landscaping matures. The LVIA also considers the impact of the 
development on receptors. Overall the LVIA concludes that the proposal will not significantly 
increase the visibility of the application site from the surrounding visual receptors due to the 
proposed height of dwellings and landscape strategy. The landscaping that is retained along 
the southern and western boundary trees will filter views from Dartford Golf Course and Oakfield 
Lane. Once completed, and not withstanding the limited visibility of built form identified from 
some points, the LVIA concludes that there would be a limited change to the perception of 
visual openness created by the application site.

(61) I agree with these conclusions, I consider that the new development will be visible from 
close up viewpoints on Oakfield Lane and the golf club, however, these views will be partially 
screened by existing and proposed landscaping which will improved over time. However 
existing landscaping which screens views to the site from the south which will be reinforced by 
planting and the ivy clad noise barrier will only allow glimpsed views to the site from the 
Wilmington area and from the bridge over the A2. The demolition of the Block D will, however, 
reduce the site’s visual prominence in these views and on longer distance views and roofs of 
the proposed dwellings that may be visible will be read in conjunction with the existing built form 



present around the Application Site during the day and night time. With regard to lighting, part 
of the site already has street lights and the 8 storey block would have been visible at night when 
in use, however, much of the remainder of site is not currently lit. The proposed development 
will result in street lighting and light from the buildings and I consider is therefore likely to be 
more visible at night. However, the A2 trunk road is illuminated at this point, Oakfield Lane 
outside the sight and the bridge over the A2 is also illuminated as is the education campus. I 
consider therefore that the site will be considered in this context and although the area of 
lighting will be increased I consider that the harm on the visual impact will be limited. Since 
there may be some bat foraging along the tree line I would recommend that a condition is 
imposed to approve the details of external lighting so that light spillage is limited and the harm 
can be mitigated. I am of the opinion therefore that the overall impact on the landscape 
character and the visual impact on the area is fairly limited and due to the site’s relative 
containment and the opportunities for retained and improved landscaping in my opinion results 
in results in limited harm to the landscape character.

Educational benefits and Enabling Case

(62) North Kent College is seeking to develop new education facilities at its Dartford 
Campus in order to complete their Accommodation Strategy. They advise that they require 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 forms 
the basis of application reference 18/01351/FUL and is proposed to replace the outdated and 
unsuitable educational and amenity facilities, in a number of the buildings in the eastern section 
of the application site. The College advises that the existing buildings in the eastern section of 
the application site are placing a significant and unsustainable financial burden on the college 
in terms of their upkeep and are anticipating the loss of fees from reductions in student numbers 
due to poor quality teaching accommodation. They state that this has serious consequences 
regarding the ability of the college to fund itself at a time when austerity is reducing financial 
support. 

(63) A number of these buildings within the application site are vacant due to the fact that 
they cannot be adapted for use by the college. The 8 storey incongruous 1960's tower block 
(known as block D), was previously used by Greenwich University to provide residential 
accommodation, but has stood vacant for some time as it is unsuitable for conversion to 
teaching accommodation due to its physical construction and configuration. In addition to this 
Kingsfield House and the 1960's two storey extension to Kingsfield House (known as block L) 
and the 1920's and 1930's 4 storey high derelict former residential accommodation extension 
to Kingsfield House (known as block KE) have also been vacant for some time, except for some 
space at ground floor level of block KE being used as overflow for the student refectory. It is 
clear from my visit to the site that none of these buildings are suitable to provide the necessary 
modern teaching and college accommodation due to their physical construction and 
configuration. The 1960's single storey building to the north of Kingsfield House (known as 
block C) currently houses some student facilities, the refectory and some poor quality teaching 
space, and the 1960's three storey block P (as shown) provides poor teaching accommodation 
with poor disabled access. As with the redundant buildings, the College advises that these 
extensions are proving expensive to maintain.

(64) The College advises that they have concluded that the only way to raise necessary 
funding for the new education facility is to dispose of the under-utilised land and redundant and 
poor quality buildings on the Dartford campus for redevelopment purposes. They advise that 
due to the current economic climate and the lack of funding for Further Education institutions 
this is the only viable way to fund the development of the College facilities they require and also 
remove the cost of the upkeep of the existing buildings.

(65)  North Kent College is therefore working in partnership with Bellway (the applicant for 
the application under current consideration) and an Enabling Statement, prepared by Savills on 
behalf of Bellway and NKC, has been submitted with the planning application. This enabling 
statement sets out the need for the residential development, the costs of the educational 
scheme and the costs and profits arising from the residential development, so that the Council 



can understand the need for the level of development proposed. It also provides information 
with regard to the viability of providing additional requirements over and above the Community 
Infrastructure Levy, such as affordable housing and KCC requests for contributions. The 
Council have appointed independent financial consultants to assess the costings set out in the 
Enabling Case and details of their conclusions are set out below.

(66) With regard to the principle of Enabling Development the NPPF provides guidance in 
respect of enabling development at paragraph 202: “Local planning authorities should assess 
whether the benefits of a proposal for enabling development, which would otherwise conflict 
with planning policies but which would secure the future conservation of a heritage asset, 
outweigh the disbenefits of departing from those policies.”  This policy is directed towards 
historic assets; however, the principles have been widely adopted for schemes which have the 
potential to deliver significant community benefits but for which cannot be funded through other 
means and I have summarised the decision on one of these earlier in the report.  The Guidance 
with respect to enabling development is principally defined in the English Heritage publication 
Enabling Development and the Conservation of Significant Places 2012. This document 
provides guidance primarily in respect of the balance between funding conservation and impact 
on heritage assets; however, it does provide useful general principles which are summarised 
in its policy set out below:

Enabling development that would secure the future of a significant place, but contravene 
other planning policy objectives, should be unacceptable unless:
a) it will not materially harm the heritage values of the place or its setting
b) it avoids detrimental fragmentation of management of the place
c) it will secure the long-term future of the place and, where applicable, its continued use 
for a sympathetic purpose
d) it is necessary to resolve problems arising from the inherent needs of the place, rather 
than the circumstances of the present owner, or the purchase price paid
e) sufficient subsidy is not available from any other source 
f) it is demonstrated that the amount of enabling development is the minimum necessary to 
secure the future of the place, and that its form minimises harm to other public interests
g) the public benefit of securing the future significant place through such enabling 
development decisively outweighs the disbenefits of breaching other public policies.

I consider that these principles form a useful guide for considering the principle of enabling 
development with regard to this application

(67) When appointing the consultant’s to carry out an independent financial review, officers 
asked them to comment on whether there might be alternative funding available to the college; 
the accuracy of the costs with regard to the education building; the accuracy of costs and values 
associated with the Bellway residential development; the overall balance and the risk 
associated with delivery. I have summarised the process they undertook and their conclusions 
here.

(68) With regard to the education building this is to be procured by the College and will be 
delivered by Willmot Dixon who has already been selected as the main contractor. The college 
is responsible for funding the works (with funds provided to them by Bellway). The Council’s 
consultants, BPS, considered the funding options open to the College and accept the reasoning 
presented that the only available funding solution is from disposal of land for development. 
Although the College has cash reserves it appears they are needed to cover the Local 
Government Pension deficit and as they also have a significant loan outstanding from the 
delivery of the two new buildings are not in a position to re-finance or obtain grants. BPS also 
acknowledge the need for the College to invest in the proposed building to help safeguard 
student numbers and future revenue, and also offset current liabilities and to improve overall 
education provision. BPS compare the costs of maintenance per student nationally and NKC 
has significantly higher (104%) costs than the Department for Education average.

(69) The Enabling Statement states construction costs are £12,625,470, with the addition 
of enabling costs and professional fees generating a total cost of £14,000,102. The 
construction cost figure was supported by a cost summary dated 1st October 2018. Wilmott 
Dixon have since undertaken a value engineering exercise and a Contract Sum Plan – Stage 
3 was subsequently provided, which includes a contract sum cost of £9.8m, this figure is 



inclusive of professional fees but not enabling works. This document therefore superseded 
the earlier cost summary in the Enabling Statement. BPS appointed a cost consultant, to 
review this Contract Sum Plan, and they conclude: “In our view the construction cost for the 
education building for viability calculations should exclude inflation – this sum is £9,518,781 
before the addition of fees. We have benchmarked the education building and determined an 
average build cost averaging data for Colleges Specialised Teaching blocks and Colleges 
Mixed Facilities. The results give an adjusted benchmark of £3,045/m² that compares to the 
Applicant’s £2,891/m² (before fees and inflation). We are therefore satisfied that the 
Applicants costs for the education building are reasonable.”  On top of these costs additional 
fees and costs need to be added and a full breakdown has also subsequently been provided 
to BPS, the total build cost therefore equates to a figure of £13,662,640. The cost consultant 
has assessed these costs and confirms that they appear reasonable after the removal of 
inflation. On this basis BPS generate a total cost for the educational building of £13,381,422.

(70) With regard to the residential element BPS conclude that the residential full pricing 
schedule set out in the Enabling Statement appears consistent within itself and in line with new-
build market evidence in the area. This shows a private residential Gross Development 
Value(GDV) of £50.5m. The Enabling Statement includes the provision of only 24.36% 
affordable housing provision and all costs are based on shared ownership only provision so 
BPS have evaluated the costs and values on this basis BPS confirm that the valuation of the 
affordable units is reasonable.  The cost consultant, has reviewed the Cost Plan for the 
proposed scheme prepared by Bellway Homes, and concludes that:  “The adjusted BCIS 
benchmark costs of the housing of £34,338,372 exceeds the Applicants prepared costs of 
£28,764,251; we are therefore satisfied that the Applicants housing costs are reasonable”. 
Developer profit has been included at a rate of 20% on costs, equating to 16.67% on GDV. The 
Planning Practice Guidance prepared by central government advises with regard to viability 
that profit targets should be between 17.5% and 20% for private residential GDV, therefore it is 
accepted that this profit target is reasonable. BPS therefore generate a residual value for the 
proposed scheme of £13.08m. This is in fact, approximately £540,000 below Bellway’s agreed 
capital receipt for the land of £13.62m.

(71) In summary therefore BPS have calculated the total costs of the education buildings to 
be with fees £13,663,000.  They calculate a residual value for the proposed residential 
development of £13.08m which is below the cost of the education building.  The Enabling 
Statement advised that Bellway have agreed a capital receipt for the land of £13.62m.  This is 
approximately £540,000 above BPS’s residual value of the proposed scheme. Comparing the 
BPS valuation and the Enabling Statement valuation both lead to a deficit. -£583,000 based on 
the BPS costings and -£43,000 on what Bellway have agreed to pay for the site.  Neither 
scenario would therefore fully fund the cost of the education building. BPS therefore advise that 
on this basis changes could not be made to the number of dwellings, density of development, 
affordable housing provision or tenure split as this would reduce the residual value further 
resulting in less money available to fund the education building.

(72) On the basis of the independent review of the Enabling Statement I am satisfied that 
the only way to fund the new educational facilities is by way of the sale of land and on the basis 
of the costings and values of the development proposed it is clear that the number of dwellings 
could not be reduced any further without the land receipt being reduced to an extent that it 
would not be able to adequately fund the new education facilities. On that basis I give significant 
weight to the need for the education facilities and consider that the housing development is a 
significant benefit in order to fund these facilities.

(73) BPS advise in their conclusion that given there is little new build evidence in the 
immediate area there is some ambiguity about the values the new dwellings could sell. They 
suggest therefore that a late stage review mechanism is imposed in the s106 agreement 
requirement a reassessment of values based on actual sales values. This would then potentially 
enable any excess profit to be used to provide off-site affordable housing. I have some concerns 
about this as the Council has not been successful in the past in achieving any clawback 
payments due to rising values as construction costs usually increase as well and with Brexit on 
the horizon I consider that costs are likely to continue increasing. In addition, the process 
involves additional resources for the Council and any likely clawback sum is unlikely to be 



sufficient to fund fully off-site affordable housing. I have therefore discussed the issue with 
Bellway and raised concerns about the lack of affordable rent housing and they have agreed to 
provide 24% affordable housing comprising 38 units of which 80% intermediate housing and 
20% social rented housing. This is not considered in the enabling statement cost assessment 
and therefore would further reduce the value of the residential site, so is a provision that Bellway 
are absorbing in order to provide a more balanced affordable provision. I consider that this is a 
better scenario than a late stage review as it guarantees the provision of affordable rent on site. 
In addition, I would suggest that if Members are minded to grant planning permission this is 
granted for 2 years only so that the values of housing assessed has less risk of changing and 
if the development is not brought forward in that time a fresh application and a fresh viability 
assessment will have to be made.

(74) Bellway and North Kent College have agreed to enter into a legal agreement which 
requires the contract for the college development to be let before commencement and for the 
college development to be completed before the residential development is completed. Bellway 
advise that they have step in rights to complete the education building should the construction 
run into problems, so the Council can be assured that it will be completed. I have set out more 
details on this within the heads of terms section.  

Heritage Assets

(75) Kingsfield House is a Victorian mansion house built in 1859, that was converted into 
the Bergman-Österberg Physical Training College by Martina Bergman-Österberg in 1895, and 
which continued to be used as a physical training centre for approximately 90 years. Policy 
DP12 and the associated preamble highlight that buildings maybe considered to be non-
designated heritage assets depending on the significance of either their historic, archaeological, 
architectural / artistic or townscape / landscape values. I consider Kingsfield House to be a 
valuable non-designated heritage assets, which have particular representative significance as 
a result of the historical connections of the said buildings and wider site to Martina Bergman-
Österberg herself and the pioneering work she carried out at the site in relation to the 
advancement and evolution of the physical fitness of girls and young women, including the 
creation of the game of netball. I note that the advice from KCC Heritage considers that this 
building and the site may have national importance. In addition, I am of the opinion that the 
architectural design of Kingsfield House (including the 1904 addition) represents a quality, style 
and design which are uncommon with the locality and the Borough, and therefore I also 
consider Kingsfield House to be a significant non designated heritage asset as a result of its 
architectural and artistic merits. 

(76) Policy DP12 (7) and paragraph 197 of the NPPF highlight that the effects of proposals 
on the significance of non-designated heritage assets should be taken into account when 
determining applications.

(77) The teaching of physical education and the training of teachers continued at the site 
until 1986, when the former Thames Polytechnic (now Greenwich University) stopped teacher 
training at the site. North Kent College took over the site in 2002 and used Kingsfield House for 
administration purposes, including archive storage. However, the applicant has stated that the 
layout of the building is no longer conducive to these functions as the form and fabric of the 
building provide accommodation which does not comply with current standards. As a result of 
which the building now stands vacant and derelict. 

(78) Site visits revealed that the condition of the building fabric has deteriorated significantly 
to the point where the applicant has confirmed that it is neither economically viable nor efficient 
for the college to be operated from Kingsfield House. Consequently, Kingsfield House is 
currently in a perilous condition and in urgent need of extensive repair to ensure its future, which 
the college cannot afford to do. The applicant asserts that Kingsfield House is dangerously 
close to losing a considerable portion of its historic fabric due to water ingress, leaks and has 
an overall level of deterioration which I believe must be arrested as soon as possible in order 
to secure it in a stable condition for the future. 



(79) The proposed conversion of Kingsfield House into apartments would ensure the 
survival and preservation of this important non-designated heritage assets plus the conversion 
of the existing Rose Cottage and The Lodge into dwellings will contribute to the historic 
character of the site which has significant social history. I will assess the detailing of the 
conversions of these buildings later in the report. However, I consider that given the importance 
of this site, which KCC advise could be of national importance, and in particular Kingsfield 
House, with regard to social and sporting history I consider that substantial weight should be 
given to the conversion of Kingsfield House to ensure its retention and reuse.

Windfall housing

(80) As the most up-to-date planning policy, Policy DP6 is the starting point now for 
considering windfall sites of 5 units and over. Policy DP6 advises that unplanned windfall 
residential development may be permitted following assessment in accordance with Core 
Strategy Policy CS10:4&5, as well as other development plan policies and material 
considerations. Policy DP6 advises that windfall development should be located on brownfield 
land to ensure that the Core Strategy target of 80% of development on brownfield sites (at 
present that target is being met). Greenfield windfall sites will only be permitted if they are highly 
sustainably located in all respects (Clause b of Policy DP6 clarifies) and if the site is needed to 
rectify a five year housing land supply. The Development Policies Plan defines brownfield land 
as land that has been previously developed as defined in the NPPF.

(81) As stated above I am of the opinion that the site falls within the definition of previously 
developed land (PDL) as set out in the Glossary of the National Planning Policy Framework 
and is not therefore considered to be a greenfield site. However, it is partially a green open site, 
and is designated as Green Belt and Borough Open space and therefore this must come into 
the planning balance. The NPPF advises that not all of the curtilage of PDL sites should be 
assumed to be appropriate to build on. I consider therefore that building on part of the open 
areas of the site has negative weight but also note that large areas of open space have been 
retained within the proposed development and there are reasons for the disposition of the 
buildings which precludes a more dense development on the site of the existing buildings. I 
therefore consider that the proposal is partly on land occupied by previously buildings and partly 
on open land within the curtilage of a PDL site. As the site is not defined as greenfield it does 
not fall foul of Policy DP6 but I do consider this there is a medium disbenefit resulting from the 
development of some of the open land on the site. 

(82) Dartford’s Five-Year Deliverable Housing Land Supply was published in December 
2018. Utilising the Local Housing Need standard methodology and Government guidance, 
Dartford has a five year deliverable land supply of 6.4 years.

(83) With regard to the sustainability of the location of the site, Policy DP6(2)(b) advises that 
proposals must be within easy walking of a range of community facilities, including schools, 
shops, leisure and recreation facilities on safe and attractive walking routes; and well-located 
with respect to walking/cycling and public transport. Policy DP6 also requires the proposal to 
be designed to reduce car use and promote alternative transport options.  The preamable to 
Policy DP 6 sets out travel distances to be used for monitoring DP6 (2)(b.

(84) In terms of accessibility to local amenities, Wilmington Primary School is around 750m 
walk away; Oakfield Community Primary school is around 800m away; Wilmington Grammar 
School for Girls is around 550m away; and Wilmington Academy and Wilmington Grammar 
School for Boys are around 900m walk away. I also consider it important to note that North Kent 
College's Campus would immediately abut the site, which as well as providing sixth form and 
further education also has a number of sporting facilities. The Hawley Road / Lowfield Street 
District Centre, which includes two supermarkets, barbers / hairdressers, takeaways, other 
small retail units, a café and 2 public houses, is around 900m walk away. Approximately 420m 
walk away is Oakfield Park, which is a large public open space. The targets in the adopted 
Local Plan advise that 800m is an acceptable walking distance to a community facility (i.e. 
approximately 10 minutes walk). I consider that the site can therefore be considered to be well-
related to existing community facilities. The site will also contain open space for recreational 



use and residents will also be able to access the facilities available to the community in the 
college campus, including I am advised include the nursery and the sporting facilities.

(85) In terms of public transport accessibility, the site is within the Council's 400m target for 
the proximity to bus stops on Oakfield Lane and Maple Road. The Oakfield Lane bus stops are 
served by the number 429 bus service (hourly between Dartford and West Kingsdown. Plus the 
Maple Road bus stops are served by the Dart 1 bus service to Dartford (hourly). Although not 
at the same bus stop, future residents would be able to access buses to Dartford town centre 
at least twice an hour. I also consider it important to note that bus stops in Lowfield Street are 
approximately 900m away from the site (a 10 minute walk) and these bus stops are also 
serviced by the number 477 bus service which also provides services to Dartford and Bluewater 
every half an hour. At officers request KCC public transport have looked into the 429 service 
as apparently it was not stopping regularly in Oakfield Lane as no one was using the stop. I am 
advised that the bus company has been advised that it should now stop at this bus stop and 
consider that new development on the site would increase patronage and therefore ensure that 
the bus does stop. 

(86) Policy DP6(2)(c) requires developments to be able to provide measures/ improvements 
to encourage modal shift away from car usage. I will address the detail of the footpaths later in 
my report, but in relation to sustainability I note that the proposal would make walking from the 
Tree Estate (to the north east of the site) to the various educational facilities in Wilmington 
significantly safer. I consider the existing public footpath which skirts around the northern and 
western boundaries of the site to be unsafe and bordering on impassable in places. The 
proposal would both open up the public footpath and also provide good access through site. 
Thereby significantly improving pedestrian routes in the locality, which I consider to be a 
considerable benefit of this scheme to the wider area. 

(87) The application site will be well connected by pedestrian routes both on street and by 
footpath and Oakfield Lane provides direct access for cyclists to a number of facilities and the 
town centre. The site design will enable direct pedestrian and cycle routes out of the site and 
cycle parking will be provided for each dwelling. I am satisfied therefore that the proposal meets 
the requirements of Policy DP(2)(c) by encouraging the use of other modes than the car. 

(88) Although the application site is located within the Green Belt, it is considered to be a 
previously developed site and the development involves reuse of existing buildings and new 
buildings on sites of previous buildings, although I recognise it also involves the development 
of open space. I am of the opinion that the site is a located sustainably and is within easy 
walking distance of a range of community facilities, including schools, leisure and recreation 
facilities, and shops.  I consider therefore that the proposal complies with Policy DP6 (1) and 
DP6(2). I do not consider that therefore that this can be considered a disbenefit of the scheme 
and therefore give this little weight. I will go on to consider the cumulative impacts of the 
proposal on infrastructure. 

Infrastructure Impact 

(89) With regard to health care provision the Council is working with the NHS to bring 
forward a health and wellbeing hub in the town centre, the site having been identified. This 
improved facility which the NHS are working to bring forward as quickly as possible will provide 
for any additional cumulative impact arising from this development and therefore I consider that 
the impact of the site on healthcare can be mitigated and further Community Infrastructure Levy 
contributions will assist in funding this facility.

(90) As a windfall development, education demand arising from the site has not been taken 
into account by Kent Education in planning new school places. However, Members will be 
aware that a new secondary school at Stone Lodge was recently granted planning consent and 
is due to open in 2020. This will respond to demand from planned development but additionally 
will provide capacity for additional demand arising from the proposed scheme. With regard to 
primary education demand, Kent education have taken forward some school expansion in this 
education catchment and are assessing potential at other local primary schools. These 
expansions will most likely meet demand arising from the proposal. However, the education 



authority have indicated that in the longer term additional capacity, in the way of new provision 
may be required. This situation will be monitored as part of ongoing liaison between the Council 
and Kent Education. KCC advise in their response that additional educational provision could 
be funded through CIL. I am satisfied therefore that the cumulative impact arising from this site 
with regard to education can be mitigated.   KCC also request contributions towards library 
bookstock and IT equipment at the adult education centre. I acknowledge the need for these 
facilities but in terms of mitigating development s106 contributions and obligations should only 
be sought where they are necessary to make the development acceptable in planning terms 
and I have some concerns that contributions such as these may not comply with the Community 
Infrastructure Levy which limits the number of planning permissions contributing to one 
infrastructure requirement to five developments. Since the enabling case and assessment of 
the costs and values of the development already indicates that the value of the residential 
development is less than the educational building proposed I do not consider it appropriate to 
add more costs on the development to further widen this gap. Since I do not consider that these 
facilities are required to make the development acceptable I have not included these within the 
suggested heads of terms for the s106.

(91) With regard to transport impacts arising from the development, the Transport 
Assessment concludes that these are limited (see later in the report). The applicant has agreed 
to fund off-site highways improvements at the Princes Road to reduce the impact of the 
additional traffic queueing at this junction. The Strategic Transport Programme which seeks to 
bring forward improvement to the identified strategic junctions is funded by CIL and the recent 
improvements schemes for these junction, e.g. Bean junction, include capacity for future growth 
in the area. Highways England have confirmed that the proposal will not result in any harm to 
A2 heath junction and require no mitigation for this junction. I am satisfied therefore that the 
impacts on traffic infrastructure can be mitigated. 

(92) In terms of green infrastructure the matter of playing fields is dealt with further below, 
but the development will facilitate the provision of a large area of public open space in land 
which is currently in private use. In addition, this public open space is well-related to the public 
rights of way network and will result in improvement to the quality and experience of users of 
this PROW network due to the removal of the high palisade fence that currently forms the 
boundary to the site. I am satisfied therefore that the proposal will contribute to the green 
infrastructure in the area which is open and accessible to the public and will improve the quality 
of experience of the public right of way users and therefore consider that the proposal meets 
the requirements of Policy DP6(3). I consider this is a moderate benefit of the scheme.

Open Space and Playing pitch

(93) The western section of the application site is designated as Borough Open Space, 
covering the area formerly used as a cricket pitch and the trees surrounding it and therefore 
part of the proposed development would result in the loss of Borough Open Space.  Policy 
DP24 advises that the proposal should not lead to any significant loss or deterioration in quantity 
and level of open space/recreation provision. It advises at DP24(1)(b) that where development 
will result in significant loss of open space or sports pitches results replacement provision 
should be delivered within accessible walking distance of the site unless it is clearly 
demonstrated that the existing provision is surplus to current and future requirements for sports 
and recreation in the locality and in the Borough, the amenity and health/ well-being of residents 
and / or biodiversity. 

(94) The applicant states that the former cricket pitch and the hardcourt in the western area 
of the site has not been used for any specific or formal sporting use since 2011. The Dartford 
Playing Pitch Study 2016 found that there are 16 cricket pitches in the Borough (including the 
pitch at North Kent College). In terms of demand for pitches the study found in 2015 that there 
was a surplus of at least 6.3 cricket pitches in the Borough and concluded that by 2026 there 
will be a surplus of at least 5.6 pitches. I consider it important to note, however, that the 2016 
study found that the said pitch does not meet Sport England's Active Places criteria and cannot 
therefore be deemed fully fit for purpose. 



(95) Sport England are objecting to the loss of the playing field / cricket pitch, as they argue 
it cannot be demonstrated that the pitch has not been used in the last years (google earth 
indicates that the pitch was mowed in the last 5 years and shows informal placing of football 
nets) and that there is no evidence to suggest that the site is surplus to requirements not just 
for cricket use but for the use by any other sports pitch (any assessment has to be carried out 
in accordance with Sport England guidance), or that the land is not capable of forming a playing 
pitch. 

(96) In response to Sport England's objection the applicants, in liaison with North Kent 
College, have confirmed that the former cricket pitch in question has not been used for any 
sports since the expansion of the sporting facilities in the eastern part of the campus in 2011. 
The eastern part of the campus now provides a large playing field containing two football pitches 
and a training pitch, and the provision of a large new sports hall. The College advise that the 
new sporting facilities made the former cricket pitch and hardcourt on what is the current 
application site, but still part of the education campus, superfluous to requirements. The said 
sports hall has a flexible internal space the size of 8 badminton courts which allows students 
and outside (community) clubs to play up to 18 different sports comprising: boxing, badminton, 
basketball, cricket, curling, football, football, fencing, goal ball, gymnastics, handball, netball, 
softball, table tennis, tennis, trampolining, ultimate Frisbee and volleyball.  I am of the opinion 
therefore that the formal recreation pitch previously provided by the cricket pitch on the 
education campus has been previously replaced as part of the overall scheme of improvements 
at the college that had to stop due to funding. I am satisfied that the level of new facilities 
provided at the college and available to the wider community has provided replacement formal 
playing pitches in accordance with Policy DP24

(97) Furthermore, the applicants have highlighted that the site is not a suitable location for 
a modern day sports pitch. A cross-section drawing of the former cricket pitch shows that the 
topography of the land is inappropriate for sport owing to a greater than 1% fall in gradient in 
both directions (which exceeds the guidance set out by Sport England). Therefore, before the 
pitch could be used, the College would be required to flatten a large area of land at considerable 
expense, which would they cannot afford to do. Sport England also raised the issue that the 
pitch could be used for other sports such as football. The applicant has provided additional 
plans which demonstrate that the area of open space is not large enough to accommodate a 
full-sized football pitch.  Use of the area for a full-sized football pitch would therefore require 
extensive works, probably removal of trees in the area to enlarge the pitch and the need for 
changing facilities. 

(98) Whilst Sport England are maintaining their objection to the proposal on the basis that 
an assessment has not been undertaken which conforms with their standards with regard to 
the playing field being surplus to requirements. Such an assessment requires considerable time 
and resources, I am of the opinion that the applicant has demonstrated that the loss of the 
former cricket pitch would not result in the loss of a useable playing pitch for either cricket, 
football or other outdoor sports. They also contend that the playing pitch has not been used for 
more than five years. Also, in any event the Council's own survey 2016 results show that there 
is a surplus of cricket pitch provision within the Borough and a pitch in this location is not 
required. Finally, the fact that the college has provided significant alternate modern-day sporting 
facilities on the college campus means that the former cricket pitch would likely be surplus to 
requirements for other sporting uses also. Therefore, I do not consider that there will be any 
harm resulting from the loss of the disused cricket pitch, and consider that this is compliance 
with Policy DP24

(99) With regard to general public open space provision, the site is currently not accessible 
to the public, and therefore currently makes no contribution to public open space. However, in 
the context of the Borough Open Space designation it does contribute to the openness of this 
area, and the BOS designation also includes the tree belts around the pitch.  However, the 
proposal would ensure that approximately 25% of the application site area would become 
accessible public open spaces for both existing and future residents to enjoy and the tree belts 
along the westerley and northerly boundaries of the site will be retained together with a 
significant number of other trees in the site. On balance therefore I consider that much of the 
land designated as Borough Open Space is to be retained by the proposal and the value 



contributed by the trees will be maintained and a positive benefit of the scheme is that the open 
space will be opened up to the public for use as a result of the scheme.  I consider that this 
meets the requirements of Policy DP24(1) and retains the open space and in my opinion results 
in a qualitative provision of public open space which continues to act as Borough Open Space.

(100) I consider therefore that the loss of the playing pitch is balanced by the retention of 
much of the open space and trees; the opening up of this area to the public; and the integration 
of the PROW to the public open space through the removal of the palisade fence such that the 
overall impact of the development with regard to open space is neutral. 

(101) However, as the land has (at any time) in the five years before the application is 
received been used by an educational institution as a playing field and where Sport England 
has been consulted and has made representations objecting to the whole or part of the 
development, if Members are minded to grant planning permission the Secretary of State must 
be consulted so he can determine whether the application should be called in. 

On-site community facilities

(102) Until September 2018 one of the buildings on the application site housed a children’s 
nursery, which serves the College but is also I understand available for the wider community. 
In September the nursery was re-located to existing buildings within the education campus just 
to the south of the proposed new educational building. The nursery provides space for about 
60 children, I am advised. As this a commercial use and provides an income for the College 
and has been relocated to new premises within the education campus I am satisfied that the 
development will have no impact on this use and that the nursery will be available to provide 
facilities for the new residents, 

(103) KCC advise that the Bergman-Österberg Union Archive is of international importance 
and the Union itself contributes significantly to the high communal and heritage value ascribed 
to Kingsfield. KCC note that the college have provided alternate more secure accommodation 
to house the archives and to allow researchers and alumni to visit and revisit the Kingsfield 
experience, which they consider to be a significant benefit of the scheme. They suggest that a 
condition should be imposed that the Bergman-Österberg Union shall be provided with suitable 
accommodation within the college campus. 

(104) With regard to the Osterberg Union, this was moved to two offices within M Block on 
the education campus in October 2018. In addition the College has renovated a large room 
central to the site for their exhibition. Final works are about to complete this month, and I am 
advised that they will be able to use this from February 2019 .There is no formal agreement 
between the college and the Union, I understand, but they are satisfied with their new 
accommodation now at the centre of the campus. Since this is no longer within the application 
site and accommodation has been provided by the College it is not required as part of the 
mitigation of this development and it is not within the gift of the developer to comply with such 
a condition. 

(105) I given limited weight to the relocation of these facilities as part of the development as 
they have already been moved, but provision of these facilities as part of the overall 
accommodation strategy for the College site is to be noted and is a minor benefit of the scheme.

Transport

(106) Policies DP 3 and 4 of the Dartford Development Policies Plan advise that development 
will only be permitted where it is appropriately located and minimises and manages transport 
impacts. I have discussed the location of the site earlier in the report. KCC Highways have 
considered the impact of the proposal and the detail of the Transport Assessment submitted.

(107) The trip generation calculations included within the submitted transport assessment 
highlight that the proposed residential development is likely to give rise to 66 vehicle 
movements (17 arrivals and 49 departures) in the morning peak between 8 am and 9 am, and 
57 vehicle movements (37 arrivals and 20 departures) in the evening peak between 5 pm and 



6 pm, producing one additional vehicle movement every minute. KCC Highways have 
confirmed that they agree with the proposed trip generation figures in the submitted transport 
assessment.

(108) KCC Highways do not consider that the proposed trip generation would detrimentally 
affect the operational capacity of Oakfield Lane and would not lead to congestion either at the 
access to the application site or at the nearby accesses to the college which are operating well 
below capacity. In fact the only place KCC Highways do believe that the proposal could cause 
increased delay and congestion is at the traffic light junction of Princes Road and Lowfield 
Street. This junction is currently operating at capacity, and an increase in drivers wanting to 
turn left of Princes Road into Lowfield Street and onwards towards the application site could 
likely create congestion. Following consultation with the Highway Authority the applicant has 
agreed to finance physical mitigation measures to this junction to ensure that the proposal 
would not detrimentally affect the flow of traffic at this junction. The applicant has agreed to pay 
£10,000 to increase the length of the left turn lane from Princes Road into Lowfield Street, which 
can be secured by way of a legal agreement.

(109)  I also consider it important to note that Highways England have not objected to the 
proposal as they do not consider the development would harm the strategic road network.

(110) The submitted transport assessment demonstrates that the access into the site affords 
visibility splays of 2.4m x 43m, which comply with 'manual for streets' guidelines and 
subsequently KCC Highways raise no objections to the safety of the said access into the site, 
provided that the visibility splays are conditioned to be retained free of any obstacles taller than 
600mm. KCC have also requested an emergency access which is provided closer to the A2 
bridge and serves as a pedestrian/cycleway link during normal use.

(111) As the developers are advising that the site will not be adopted I recommend that an 
obligation be provided in a s106 agreement relating to the on-going maintenance of the streets 
and parking areas.

(112) I acknowledge the concerns of neighbouring residents about traffic issues in the 
immediate area, and note how these are related to existing activity connected to the college 
and the local schools. It cannot be a requirement of this application to mitigate the impacts of 
traffic generation of other developments/uses. Traffic related to these uses is also limited to 
specific times of the day and the year. The surveys and Transport Assessment demonstrate 
clearly that with appropriate mitigation the traffic arising from the development can be 
accommodated on the road network. I think it is likely that new residents will also adjust their 
trips where possible to avoid the peak arrival and departures from the College that result in 
traffic build up on Oakfield Lane during these times.

(113) I consider therefore that the proposal complies with Policies DP3 and 4 and would not 
result in harm to the surrounding road network. I consider therefore that the traffic impacts of 
the development are neutral in the planning balance.  

Ecology

(114) Policy DP25 advises that proposals should seek to avoid any significant impact on 
existing biodiversity features and proposals will be expected to preserve and where possible 
enhance existing habitats.
 
(115) Following submission of the initial ecology report, further details have been provided 
with regard to bats and reptiles.  The reported bat surveys confirm that Kingsfield House is a 
bat roost with sitings of a single bat flying into and out of the building. A European protected 
species mitigation (EPSM) licence will therefore be required, from Natural England, to carry out 
the proposed development due to the impacts upon bats. The Conservation of Habitats and 
Species Regulations 2017 requires the Council, as the competent authority, to have regard to 
the requirements of the Habitats Directive in the exercise of their functions. As such, the Council 
must consider whether it is likely that an EPSM Licence from Natural England will be granted, 



and in so doing must address the three tests when deciding whether to grant planning 
permission for the proposed development. The three tests are that: 

1. Regulation 55(2)(e) states: a licence can be granted for the purposes of 'preserving 
public health or public safety or other imperative reasons of overriding public interest 
including those of a social or economic nature and beneficial consequences of primary 
importance for the environment'. 
2. Regulation 55(9)(a) states: the appropriate authority shall not grant a licence unless 
they are satisfied 'that there is no satisfactory alternative'. 
3. Regulation 55(9)(b) states: the appropriate authority shall not grant a licence unless 
they are satisfied 'that the action authorised will not be detrimental to the maintenance 
of the population of the species concerned at a favourable conservation status in their 
natural range.' 

KCC ecology advise that, in respect of the bat roost in Kingsfield House, the Addendum Bat 
Report provides sufficient information to demonstrate that appropriate mitigation is available 
and achievable. They therefore advise that, with the implementation of the proposed mitigation, 
the proposal meets the 'third test', in relation to bats roosting in the building(s).  As the mitigation 
will be secured through a Natural England EPSM licence, the Borough Council do not need to 
secure the measures, if planning permission is granted. KCC ecology advise however that the 
implementation of the recommended 'toolbox talk' in relation to works on the other buildings, 
should be secured by condition, if planning permission is granted.

(116) The surveys also indicate that there are three trees on the site which have potential for 
moderate bat roosting. These trees are recommended to be retained. However, KCC consider 
that further information is provided with regard to this so that they can advise fully as 
foraging/commuting routes could be affected.  The detailed original survey data has been 
requested from the applicant and I hope to be able to update Members in the update report with 
regard to KCC's detailed recommendation with regards to bats and the trees. But I have in the 
meantime suggested the imposition of a condition requiring a bat mitigation strategy to deal 
with impacts on foraging which would not be dealt with under separate licence. If necessary I 
will amend this in the update report. 

(117) In addition KCC ecology advise that although the reptile survey undertaken did not 
record any reptile species and therefore indicates a likely absence of reptiles they consider that 
there is some potential for amphibian, small mammals and reptiles to be impacted during the 
removal of vegetation and suggest a condition requiring a method statement with regard to 
these species. I have added the suggested condition should Members be minded to grant 
permission. 

(118) The existing landscaping along the western and northern boundaries of the site will be 
retained, KCC ecology raise concerns that the connectivity of the central wooded area will be 
broken. They are also concerned that the proximity of the proposed housing to the woodland 
will result in its use for recreation. While this is a valuable use, they advise that it will inevitably 
lead to a deterioration in the quality of the woodland and the wildlife it supports. KCC ecology 
advise that appropriate means to mitigate and seek net gains in biodiversity must be sought 
and I agree with this approach. The proposal includes recommendation for the new planting on 
the site to be of native species or known wildlife value and KCC ecology advise that as the 
planting will provide mitigation for impacts to/loss of existing woodland and other vegetation, a 
landscaping/ecological design strategy should be secured by condition to ensure that it 
provides adequate mitigation for biodiversity losses.  The purpose of the condition is to ensure 
the maintenance and protection of existing habitats and the provision of wildlife corridors and 
connectivity through new habitats. I have recommended a condition to deal with this. I consider 
that if the landscaping and new planting is carried out and maintained appropriately the 
biodiversity on this site can be enhanced, particularly if the cricket pitch were to continue to be 
mown and maintained as a sports pitch. I therefore consider that the ecological harm on this 
site is limited and can be satisfactorily mitigated and that enhancements can be achieved which 
would weigh against these harms. I consider that the ecological harms are therefore neutral in 
the planning balance.

Archaeology & Heritage



(119) The importance of Kingsfield House as a significant non-designated heritage asset has 
been addressed previously within the report, and the details of their conversions will be dealt 
with later in the report. 

(120) KCC Heritage have placed particular importance in ensuring that the landscape design 
reflects as much of the arguably nationally important Österberg College heritage as possible, 
through the layout and appearance of streets, embedded heritage, themed open spaces, public 
art, etc. 

(121) Although many of the historic landscape features associated with the tenure of 
Madame Österberg have been lost or degraded by modern development, her legacy in terms 
of health and well-being remain incredibly important.  The applicant has suggested positive 
heritage measures to remember and appreciate the legacy of Madame Österberg and her 
pioneering physical education college, including interpretation panels showing the historic 
development of the Site, as well as including fitness equipment in the grounds and areas for 
running/cycling, for example, drawing on some of the historic elements of the site that were 
formerly used for such outdoor activity within the grounds of Kingsfield when it operated as the 
Bergman Österberg Physical Training College.  KCC heritage have suggest that the previous 
running track put in place by Madame Österberg be incorporated into the landscape design but 
historic plans show that much of this was lost as a result of the A2 construction so I am not 
convinced about the benefit of this.

(122) The site also has potential for early historic remains, KCC heritage advise that although 
the site does not contain designated heritage assets this reflects and unidentified significance. 
As well Kingsfield House the archaeology of the area may be considered to be a non-
designated heritage asset in accordance with Policy DP22 and the NPPF. They have therefore 
requested onsite investigation before any work proceeds in order to ensure that this significance 
can be assessed and the appropriate mitigation undertaken. 

(123) I believe it is important to include positive heritage measures into the development, but 
the heritage interpretation needs to be informed and evidence based, drawing on the results of 
the field investigations required by KCC Heritage. I would suggest that this is required by way 
of a condition before any works commence on site to ensure no valuable artefacts are harmed. 
It should also be conditioned that an agreed heritage interpretation plan/ strategy should be 
agreed before occupation of the dwellings. As set out above I consider that the preservation of 
Kingsfield House is a substantial benefit of the scheme and it is possible that the investigation 
of archaeology on the site also results in benefits in terms of understanding of the area.

Design and layout of development 

(124) The detailed layout of the site has been influenced by the retention of Kingsfield House 
and the provision of a setting for it; the desire to protect as many of the healthy, good quality 
trees as possible; and the noise and air quality constraints created by the A2. Ideally it may 
have been better to locate new development closer to the site of the existing buildings and then 
maintain more of the cricket pitch and the open land closest to the A2, Wilmington and the wider 
Green Belt but this would have resulted in the loss of the trees on the site. I set out below the 
influences on the designs and how the layout, accommodation and detailed designs comply 
with adopted policy.

Conversion of Kingsfield House

(125) I consider that one of the key elements and benefits of this scheme is the restoration, 
conversion and preservation of the impressive but currently somewhat dilapidated Kingsfield 
House. The proposal would see it converted to provide a total of 28 x 1, 2 and 3 bed apartments, 
and together with the large open space in front of it, would act as centrepiece within the new 
site. 

(126) The conversion of Kingsfield House seeks to ensure the retention of the most historic 
parts of the building, through minimised structural intervention wherever possible, and to 
preserve, reinstate and enhance the most attractive parts of the building fabric. The most 



obvious external alterations would be the removal of the insensitive and incongruous looking 
two storey 1960's addition to the south west of Kingsfield House (known as block L), the single 
storey 1960's addition to the north /north east of Kingsfield House (known as block C), and the 
dilapidated and unsympathetic 4 storey high 1920's and 1930's extension (known as block KE). 
The demolition of the existing block L will enable the west elevation to the southwest wing of 
Kingsfield House, which is currently lost behind the insensitive extension, to be reinstated, with 
the provision of a very impressive tall picture window similar in design to both the original which 
would have been in this location and the existing tall picture window in the west elevation to the 
northern wing of Kingsfield House. I consider the removal of block L to be a key benefit of the 
proposal for the character and appearance of Kingsfield House and the site as a whole. In 
addition, the removal of the existing blocks C and KE would also significantly improve the 
appearance of the eastern and northern elevations of the northern wing of Kingsfield House. 
As it would allow Kingsfield House to be viewed in its entirety and not crudely divided and 
enveloped by very visually intrusive extensions.  

(127) The applicant states that all existing windows and doors will be replaced. Other external 
alterations to the building have been kept to a minimum, with some obscured basement doors 
in the western elevation and some simple and sympathetic windows and entrances in the 
eastern façade of the northern wing of Kingsfield House, where the existing extensions are 
currently attached. I consider the simplistic appearance and design of the proposed windows 
and doors in this section of Kingsfield House would be appropriate, as this section of the 
building is the most unadorned and subtle façade on the building. In order to ensure that the 
proposed external alterations are acceptable, details of all exterior materials and replacement 
fenestration shall be agreed by way of a condition.

(128) The proposed conversion would also respect the central internal features such as the 
large entrance lobbies and staircases and would make the most of high ceilings to create open 
and expansive living environments and provide the opportunity to create sympathetic 
mezzanine levels where appropriate. All bar one of the proposed 28 apartment conversions 
would adhere to national space standards. Apartment 16 is slightly below the required space 
provision for a 1 bed flat. However, bearing in mind that this is a conversion of an historic 
building, where space can sometimes be limited, combined with the fact that the internal layout 
of apartment 16 flows well and would still create a pleasant living environment for future 
residents. I am of the opinion that the internal space standards for all the proposed apartments 
would be acceptable in this instance. In terms of outlook and luminance provision, I consider 
that all of the proposed apartments would be afforded acceptable natural lighting and outlook. 
A daylight assessment submitted with the application confirms this. The converted Kingsfield 
House would contain three apartments within the existing basement and in order to ensure that 
the main habitable room windows are provided with natural lighting and some degree of outlook, 
the proposal would provide sunken patio areas for these apartments. I do not consider that 
these patio areas would detrimentally harm the character and appearance of Kingsfield House. 

(129) Given the age of Kingsfield House, I consider it prudent to place a sound insulation 
condition upon any approval in order to ensure that the amenities of all future residents of 
Kingsfield House would be protected, as additional sound insulation above the normal Building 
Regulations requirement may be necessary. 

(130) I consider it is also worth noting that the proposed design of the overall scheme ensures 
that an appropriate and indeed improved setting is retained for Kingsfield House. A large open 
space to the front creates an impressive setting suitable for the quality of the architecture and 
enables the retention of the Cedar tree which is part of the historic and social character of the 
building. The existing tree to the east of the building is also retained creating a green setting for 
this side of the building and for the entrance to the development.  A private car park to the north 
of the building also ensures that the House is set well away from the new dwellings. I consider 
therefore that the satisfactory conversion and improvement to the setting of Kingsfield House 
is a positive benefit of the scheme.

Trees



(131) There are a significant number of both impressive mature individual trees and groups 
of smaller trees which provide greenery and screening throughout the application site. 
Consequently, the application site and a significant proportion of the college campus is subject 
to a recent Area Tree Preservation Order. Abutting the south western and western boundaries 
there are belts of trees which provide screening to the site and make a significant contribution 
to the treescape and general character and appearance of the locality and Oakfield Lane. In 
particular the large belt of trees along the western boundary of the application site which 
includes English Oak, Red Oak, Corsican Pine, Beech, Alder and Poplar specimens are 
particularly impressive. The application site also contains a swathe of large mature English 
Oaks in the centre of the northern part of the site which collectively with some other specimens 
provides a semi-formal arboricultural feature within the centre of the site. There are several 
other impressive English Oak specimens dotted throughout the site, as well as some imposing 
Cedar of Lebanon trees to the east and west of Kingsfield House. Overall the character of the 
site, especially the western and northern parts of the site, is that of a woodland parkland. 

(132) The design and layout of the proposed scheme has evolved around retaining as many 
of the existing impressive trees as possible, and the scheme has been revised several times to 
try and accommodate as many of the existing trees as possible. The scheme will provide a 
central corridor of Green open space from Oakfield Lane in the south to the proposed houses 
along the northern part of the site. In the green informal open space adjacent to block C the 
proposal would retain some impressive Common Limes and an English Oak. Within the central 
proposed Kingsfield Green, the proposal would retain the striking Cedar of Lebanon in front of 
Kingsfield House and an impressive Causican Pine, Turkey Oak and Field Maple. Apart from a 
good Causican Pine tree that would have to be lost to make way for the access road and 
parking, the other trees lost in these areas are not considered exemplar and in fact the proposal 
would increase the number of trees in these areas with substantial parkland and roadside tree 
planting which I consider and the Council’s tree consultant agrees balances this loss. In the 
north of the site some trees would be lost to facilitate the development. Some of these trees 
needed to be removed due to their poor state, and the majority of the rest were not particularly 
good specimen trees, and the Council's tree consultant has not objected to their loss, especially 
as the proposal would plant a number of similar sized street trees within the locality. The 
proposal would however, also result in the loss of a number of English Oak trees in this part of 
the application site, this is a result of not only the proposed housing but also I understand a 
drainage easement. However, the two most northerly green open spaces in the proposed 'green 
central corridor' would retain 13 mature English Oaks, along with other decent sized trees. 
Whilst the loss of some English Oaks is regrettable, I believe a significant number of mature 
trees, including English Oaks would be retained so as to ensure that the site retains its green 
woodland park setting.  

(133) A number of trees fronting or abutting Oakfield Lane would also be removed to facilitate 
the development, however, although prominent within the street scene, the Council's tree 
consultant has confirmed that none of these trees individually are remarkable and has not 
therefore objected to the loss of these trees. The applicant has shown that a number of 
replacement trees will be planted along the boundary with Oakfield Lane with the aim of 
softening the appearance of the development in the street scene. The exact species of the said 
trees can be agreed by way of a condition and I would expect that this replacement provision 
should be semi-mature trees to create an early impact. 

(134) The proposal would retain the majority of the existing trees on abutting the south 
western and western boundaries of the site, thereby ensuring that the site remains screened 
from wider views from the surrounding Green Belt, the A2 and from Oakfield Lane when 
travelling from Wilmington. These screens of vegetation will ensure that a number of good 
quality trees remain untouched. The proposal also includes new tree planting on these 
boundaries where necessary to thicken up these vegetation screens. 

(135) The proposal will also retain a number of individual mature trees worthy of note 
throughout the site, including a number of English Oaks and Cedar of Lebanon's. 

(136) On balance, the proposal ensures the retention and protection of a significant number 
of remarkable individual trees and groups of trees and importantly these are retained within 



public open spaces and managed landscape areas rather than individual gardens, which can 
lead to pressure for removal in the future. This in combination with the opportunities for a the 
planting of a large number of parkland and street, has resulted in a sensitive and high quality 
layout of development which I believe will ensure that the site retains an impressive green 
parkland feel, to the benefit of character, appearance and ecology of the site, the setting of 
Kingsfield House and the wider locality.  I consider that overall the quality of the open space 
and the sylvan character of the site will be retained. The proposed development will also result 
in new tree planting which will ensure succession of trees on the site and will also ensure the 
on-going management of the trees as part of the estate. On balance therefore given the removal 
of some trees but the maintenance of the existing and the new succession planting I consider 
that the weight to be given to trees on the site is neutral.

Noise

(137) The A2 lies to the south west of the application site, and as a consequence the southern 
and south western sections of the site experience significant levels of noise disturbance. This 
fact has played a pivotal role in the evolution of the design and layout of the development. Noise 
levels in the south of the site have precluded having private amenity areas relating to new build 
houses abutting the A2 or Oakfield Lane. Therefore, the southern section of the site is almost 
entirely apartments to enable the buildings to act as a noise barrier. 

(138) The applicant has sought to reduce the degree of noise pollution entering the site from 
the A2 by retaining the belts of trees along the south western and western boundaries of the 
site in the first instance. On the south-western boundary closest to the A2 this will be reinforced 
by locating two-storey flats over garage buildings, which will have a single aspect, and the gaps 
between these buildings at the back of the open parking space will be acoustic fencing.  The 
acoustic fencing needs to be 4m high to adequately reduce noise but these will be faced with 
3m high ivy screens on both sides of the fence in order to minimise the visual impact of the 
fencing inside and outside of the site. As this barrier will also be set behind the existing trees, I 
am satisfied that it should not be prominent in the landscaping once the under-storey planting 
and the ivy matures. Some noise mitigation is also required along Oakfield Lane, since this is 
a road with existing residential dwellings along it and the development is focussed around 
Kingsfield House, I have suggested that a brick wall be erected along this frontage so that is 
has the appearance of an estate boundary to the Mansion House and provides a quality 
appearance on the street scene. This wall needs to be 2.4m high brick wall in order to reduce 
noise levels in the south east section of the site, it has been designed so that it is set back at 
the entrance and at points along its length to reduce its impact and allow tree planting in front 
of the wall.

(139) In addition to the barriers to noise, the applicant has designed the apartments in the 
south of the site so as to ensure minimal noise disturbance to future residents. The flats over 
garages are single aspect and whilst the apartments are dual aspect, the main living 
accommodation widows / openings are located in the northern façades of the buildings. This 
ensures they are screened from the noisy roads to the south / south west and future residents 
would be able to open windows in relative peace and quiet. For this same reason the balconies 
for the apartments in blocks A, B, D, E, F and G are all located on the northern facades of the 
buildings, to ensure that these private amenity spaces are afforded adequate noise protection. 

(140) The Environmental Health officer has expressed concern over the external amenity 
area provision of some of the apartments in block C on the basis of the noise assessment 
results, but has not looked at the detailed design of the apartments. The majority of the 
balconies for the apartments in block C face northwards and the daytime and night time noise 
models show them not exceeding 50db, which is considered to be acceptable and would not 
harm the amenities of future occupiers. However, the southern first floor apartment in this block 
would have two balconies, one to facing to the north and one on the western flank of the 
building. The north facing balcony wouldn't experience any negative noise impacts, whereas 
the western balcony would be located in an area exceeding the 55db and would experience 
some noise issues. I am of the opinion that were this the only amenity space for the said 
apartment, then the amenities of future residents may be detrimentally affected. However, as 



the said apartment has two balconies, one of which complies with noise guidelines, the 
occupants have a choice as to which one to use and therefore the proposal does not result in 
unacceptable impact on amenity and is not in my view contrary to Policy DP5.  I also consider 
it important to note that all the other private amenity areas within the entire development are 
considered to be acceptable by the Environmental Health department. 

(141) The internal noise levels for all the properties within the development would adhere to 
necessary BS standards, to be achieved by using appropriate glazing in the windows and doors. 
The glazing for windows in the south facing elevations of apartments in the south of the site, 
serving secondary bedrooms and non-habitable spaces, would need to have more specialist 
acoustic glazing. Therefore, I consider it appropriate to condition the glazing details for the 
proposed dwellings.  The Environmental Health department are also happy that these 
apartments have purge ventilation, especially as highlighted previously the main living areas 
open out into the site on the north side of the building.  I consider therefore that the noise 
impacts from the A2 can be satisfactorily mitigated and a satisfactory level of noise amenity is 
provided for the occupants of the development and the proposal therefore accords with Policy 
DP5.  There is no harm resulting from the proposal with regard to this and therefore noise is 
neutral in the planning balance.

Air quality

(142) The Council’s Environmental officer has confirmed that there would no detrimental 
impact on the site from poor air quality. However, they advise that NPPF Paragraph 181 states 
that:  “Planning policies and decisions should sustain and contribute towards compliance with 
relevant limit values or national objectives for pollutants, taking into account the presence of Air 
Quality Management Areas and Clean Air Zones, and the cumulative impacts from individual 
sites in local areas. Opportunities to improve air quality or mitigate impacts should be identified, 
such as through traffic and travel management, and green infrastructure provision and 
enhancement. So far as possible these opportunities should be considered at the plan-making 
stage, to ensure a strategic approach and limit the need for issues to be reconsidered when 
determining individual applications. Planning decisions should ensure that any new 
development in Air Quality Management Areas and Clean Air Zones is consistent with the local 
air quality action plan.” They recommend therefore that mitigation should be provided to off-set 
any additional emissions arising from traffic generated by the development.

(143) I have already considered the location of the site and concluded that it is within 
reasonable walking distance of a number of facilities and services and therefore complies with 
the adopted Local Plan objectives for new housing development to be located where a car is 
not necessary to access local facilities. The Transport Assessment demonstrates that the 
limited impact from the development can be mitigated in terms of contributing to queue lengths 
and these road improvements will also improve queue lengths at the junction for other users. 
Air quality arising from the development will therefore be directly-related to fossil fuel engines 
in the cars on the site. The most effective way to deal with this is in my opinion to remove the 
emissions as far as possible by encouraging greater use of electrical vehicles. The adopted 
parking SPD requires that residential dwellings with on-plot parking (e.g. Drives and garages) 
should provide electric vehicle charging points on plot which is relevant to many of the houses 
proposed. For those properties with remote parking, in parking courts, I consider that ducting 
should be provided to enable the provision of electric charging points in the future and where 
feasible charging points could be provided in the shared bays.  I have suggested a condition 
be imposed requiring agreement of electric charging capacity on the site. I consider therefore 
that the air quality impact of the proposal is limited and will be impacted by improvements in 
engines and by encouraging the use of electric vehicles. I consider that the weight to be given 
this is therefore neutral.

Housing mix and density

(144) Policy CS18 states that on developments of more than 100 homes, there will be a 
presumption in favour of providing 70% of the dwellings as family houses of 2 bedrooms or 
more and 30% as flats. The proposed scheme is providing 67 houses (which equates to 43% 
of the dwellings) and 89 flats, including the Flats Over Garages (which equates to 57% of the 



dwellings).  However, I consider that there are reasons for the higher percentage of flats firstly, 
due to the conversion of Kingsfield House (which provides 28 apartments) and secondly the 
requirement to provide flatted accommodation in the south of the site, as opposed to houses, 
in order to ensure future residential amenity is protected from noise generated by the A2 and 
Oakfield Lane. The southern section of the site abutting the A2 and Oakfield Lane is not 
conducive for locating houses, due in part to the noise impact that would be had on the private 
amenity areas of any such housing. Allowing an increased percentage of flats within the 
proposal in order to allow the southern non-treed area of the site to be developed, enables trees 
on the remainder of the site to be protected and still maintains the level of dwellings required to 
deliver the value from the site required to fund the necessary North Kent College improvements, 
I therefore consider that there is justification in this instance for this variance from the aims of 
Policy CS18. I also consider it important to note that the majority of the proposed flats would 
have two or more bedrooms and would therefore be suitable for family accommodation.  Policy 
CS18 also requires that apartment where provided have a high standard of accommodation 
and the provision of private amenity space and access to outdoor community space. I am 
satisfied that the proposed development provides good quality private amenity space and 
access to quality open space. I consider therefore that the objectives of Policy CS18 have been 
met.

(145) Policy CS17 highlights that the density guidelines for a site in this location are between 
35 and 55 dwellings per hectare. The proposed scheme has a changing density across the site 
as you move north away from Oakfield Lane. The proposed flatted elements of the scheme in 
the south of the site have higher densities of 53 dwellings per hectare, with the houses to the 
north having much lower densities of between 29 - 36 dwellings per hectare. These densities 
all comply with Policy CS17. The conversion of Kingsfield House and the adjacent replacement 
block of apartments have higher density levels of 77 dwellings per hectare. However, this is a 
relatively small section of the site and the overall density of the application site would be 36.3 
dwellings per hectare which would comply with Policy CS17.  I consider the density mix within 
the proposal to be acceptable as it ensures that the scheme is not overdeveloped, with the 
houses having good quality private gardens, the apartments having access to good quality 
communal space and private balconies in most cases, and the entire site will be well 
landscaped so that the site will not appear or feel over-developed.  I am satisfied therefore that 
the requirements of Policy CS17 have been complied with.

Affordable Housing

(146) Policy CS19 requires the provision of 30% affordable housing on the site, with a mix of 
tenure. The proposed scheme would provide 24% affordable housing comprising 38 units (12 
x 1 and 2 bed apartments in blocks F and G in the south western corner of the development, 
17 x 1 and 2 bed apartments in block H adjacent to Kingsfield House, 2 x 2 bed FOG's, 3 x 2 
bed houses, and 4 x 3 bed houses also in the south west corner of the development). The 
applicants have recently confirmed that these units will be made up of 80% intermediate 
housing (shared ownership) and 20% affordable rented housing, which would comply with the 
tenure proportions set out in Policy CS19.  

(147)  Although the level of provision at 24% does not meet adopted policy the costings for 
the scheme assessed by the Council’s advisor, BPS, confirm that even if a 24% shared 
ownership only scheme it still would not cover the full cost of the education building. Since the 
sole purpose of the residential development is to enable the provision of the new education 
building by funding its costs, it would seem unreasonable to require a greater level of affordable 
housing provision which would lead to a further gap between the value of the residential land 
and the cost of the education building.

(148) An additional consideration with regard to the level of affordable housing provided is 
the government’s incentive, known as Vacant Building Credit. National policy provides an 
incentive for brownfield development on sites containing vacant buildings. Where a vacant 
building is brought back into any lawful use, or is demolished to be replaced by a new building, 
the government advises that the developer should be offered a financial credit equivalent to the 
existing gross floorspace of relevant vacant buildings when the local planning authority 



calculates any affordable housing contribution which will be sought. Affordable housing 
contributions are then only required for any increase in floorspace. 

(149)  National Planning Policy Guidance advises that “where there is an overall increase in 
floorspace in the proposed development, the local planning authority should calculate the 
amount of affordable housing contributions required from the development as set out in their 
Local Plan. A ‘credit’ should then be applied which is the equivalent of the gross floorspace of 
any relevant vacant buildings being brought back into use or demolished as part of the scheme 
and deducted from the overall affordable housing contribution calculation. This will apply in 
calculating either the number of affordable housing units to be provided within the development 
or where an equivalent financial contribution is being provided. The existing floorspace of a 
vacant building should be credited against the floorspace of the new development. For 
example, where a building with a gross floorspace of 8,000 square metre building is demolished 
as part of a proposed development with a gross floorspace of 10,000 square metres, any 
affordable housing contribution should be a fifth of what would normally be sought.”

(150) The applicant argues that Vacant Building Credit (VBC) is applicable in this instance 
as there are existing buildings that are to be demolished and replaced with new buildings. 
Consequently, they contend that the gross floorspace of the relevant vacant building(s) can be 
used as a 'credit' against any affordable housing contribution. Taking into account the various 
buildings to be demolished, the Vacant Building Credit on this scheme would result in the 
applicant having to provide 38 affordable units, which they are delivering. 

(151) The government’s policy is intended to incentivise brownfield development, including 
the reuse or redevelopment of empty and redundant buildings. The government advises that in 
considering how Vacant Building Credit should be applied Local Planning Authorities should 
have regard to the intention of national policy. Although I acknowledge that this site has some 
vacant buildings which are unlikely to be brought back into use and therefore it is beneficial to 
bring forward an alternative viable use, I am minded that this site falls within the Green Belt and 
is also partially undeveloped open space. I consider that it is not appropriate to use the Vacant 
Building Credit approach in this case. But I do give it some weight however, in that the proposal 
does result in the replacement of a number of vacant buildings which serve no purpose and are 
a financial burden on North Kent College in terms of maintenance and security. The proposal 
would bring forward active use, and remove buildings that have reached the end of their life as 
well as the provision of 38 units of affordable housing.

 (152) I consider it also important to note that the design of the scheme has ensured a high 
quality finish throughout the scheme and as a result I am of the opinion that the development 
is 'tenure blind' and affordable housing dwellings are indistinguishable from private market 
housing.

(153) On balance I consider that the lower provision of affordable housing is necessary to 
ensure adequate funding for the education building but that the provision of 38 affordable 
housing units, 20% of which will be affordable rented (which complies with planning policy), is 
still a benefit of the scheme and although I do not consider the Vacant Building Credit is 
appropriate to apply in this instance the overall scheme does result in the beneficial removal or 
conversion of redundant buildings. I consider that the provision of 24% affordable housing( the 
difference being 9 units from the required 30%) which meets the planning policy tenure mix 
merits some positive weight in the planning balance.

Open spaces 

(154) The Core Strategy requires any site over 2 hectares and below 20 hectares to provide 
20% of its area to be provided as open space which provides a contribution to the Green Grid 
network. The proposed development would provide approximately 25% of the site area as 
public open space and therefore satisfies the Policy CS14 in this regard. The centre of the 
application site will contain a large green public open space (known as Kingsfield Green) that 
would provide an attractive green setting for Kingsfield House and a focal point of the 
development that respects the historic landscape of the site. The scheme has been designed 
around retaining as much green open space and as much of the existing treescape as possible. 



A large green corridor will run through the site from Oakfield Lane in the south right up to the 
houses in the north of the site, and in addition to this: significant areas of open space and 
landscaping will also be retained along the south western and western boundaries of the site. 
All of which would help improve the openness of the site and create green vistas and ecological 
corridors through the development to link to trees and open spaces beyond. All of the proposed 
green spaces would be easily accessible by either existing or proposed footpaths opening up 
these areas of former private open space and linking them to the Green Grid network and the 
adjacent Public Rights of Way.

(155) The significant landscaped green spaces to be situated along the boundaries with the 
A2 and the adjacent Golf Club not only ensure the retention of green open space, but they will 
also act as a buffer and help screen the built development from wider views within the Green 
Belt. 

(156) Within the public open space provision proposed, there will be a small area of formal 
play space provision within Kingsfield Green, and several 'fitness stations' throughout the site, 
with a reference back to the sporting heritage of the site. These facilities will, I consider, benefit 
the amenities of both future residents and existing local residents. The exact details relating to 
play space provision and the 'fitness centres' should be secured, I would suggest through the 
landscaping condition. 

(157) In addition to the above mentioned public open space provision, policies CS17, CS18 
and DP8 all require private amenity space to be provided. CS17 requires 'useable private 
amenity space, usually provided as a garden in family houses'. Whilst policy DP8 states that all 
sites for new dwellings shall provide a range of 'useable size and good quality of private amenity 
spaces (including residential gardens and balconies). The policy advises that development will 
not be permitted where provision is insufficient in these respects; or where garden space for 
storage, access to daylight and direct sunlight, or privacy, overlooking and overshadowing is 
unacceptable'.  I am of the opinion that all of the proposed gardens would be pleasant and 
useable private amenity spaces and would not prejudice the living environment of any future 
occupiers. I also consider that the proposed balconies and patios would be useable pleasant 
amenity spaces. Consequently, I believe that all of the proposed amenity areas are still 
acceptable and meet the objectives of planning policy. 

Layout and design

(158) The layout of this residential development has as explained been influenced by several 
factors, including enhancing the setting of Kingsfield House, providing a central green open 
space within the site, retaining as many trees on site as possible, and responding to the noise 
constraints in the south of the site. The proposed layout that results is best described as having 
several distinct character areas set around Kingsfield House and the green open space 
corridor. 

(159) I consider Kingsfield House and its surrounding setting to be the most influential feature 
on the layout to the south of the site. The ornate formal architecture of Kingsfield House has 
also influenced the style and appearance of all the buildings in the south of the site, as well as 
all of the properties which would face out onto Kingsfield Green. As highlighted previously within 
the report, as a response to noise constraints in the south of the site, the applicant has proposed 
a number of two and a half and three storey blocks of apartments that would run along the 
southern side of the proposed access road. Although differing slightly in their designs, the 
apartment blocks would have a sense of uniformity with their front gable features, brickwork to 
match Kingsfield House, slate roofs, and reconditioned stone work on the window heads and 
cills. The ornate Victorian architectural style of Kingsfield House also acts as an inspiration for 
the ornate design of the balconies on the apartments, particularly on blocks D and F. 

(160) The density of the scheme reduces moving westwards and northwards through the site. 
The two storey houses fronting onto Kingsfield Green are a mixture of detached and terraced 
properties which provide a defined active frontage facing out onto the public open space. The 
design of these houses also reflect the design and appearance of Kingsfield House by 
incorporating front gable features, small front box dormers, brickwork matching Kingsfield 



House, slate roofs, and again reconditioned stone work on the window heads and cills. During 
the evolution of the scheme I have ensured that the facades of both the apartments and houses 
facing towards Kingsfield House and the associated open space would have the same 
reconditioned stone detailing. I consider that the quality and sympathetic design of the 
apartments and houses facing Kingsfield House would ensure that the central and southern 
parts of the site would all be read as a distinct area, thereby creating a sense of space and 
place centred around Kingsfield House and therefore enhancing the setting of this historic 
house. 

(161) The tallest proposed building would be the 4 storey high apartment (proposed block H) 
to the east of Kingsfield House. As with all other buildings in the south of the site, the design of 
this property has been informed by the formal architecture of Kingsfield House. This building 
replaces the existing 4 storey addition to Kingsfield House, which is to be demolished. The new 
building is simple and subtle in its design which, I believe, ensures that it does not compete 
with the historic building and will not detract from the more ornate features of the southern 
section of Kingsfield House (including the main entrance and the former ballroom) but will 
appear sympathetic and secondary to the retained building. Proposed Block H has staggered 
facades which provide articulation to break up the mass of the building. The brickwork will match 
Kingsfield House and together with the use of reconditioned stone work and the ornate 
balconies on the apartments, will I believe make the proposed block H a sympathetic addition 
to the scheme. The area of open space to the east of Kingsfield House, containing the retained 
cedar tree, will provide an attractive setting at the entrance to the site for both Kingsfield House 
and block H and will create a semi private courtyard feel. 

(162) Moving away from the central Kingsfield Green area of the site, properties in the 
northern and western sections of the site are located on more spacious plots, and are generally 
larger detached and semi-detached two storey properties. The more open and spacious feel of 
these properties, is in my opinion, more suitable for this location which neighbours the adjoining 
open spaces of the Golf course. During ongoing discussions with the applicant I have ensured 
that a significant number of mature English Oaks are to be retained in these sections of the 
site, which has led to a more open and fluid configuration of properties in the north of the site 
creating a sylvan setting for these properties. 

(163) The proposal will also contain several semi-private spaces within the scheme, including 
a group of two and two and a half storey properties ,including Rose Cottage, in the north east 
of the site, that will read as a distinct courtyard development. 

(164) The layout of the scheme has been carefully designed and I am satisfied that the 
relationship and degree of separation between all of the properties will ensure that the privacy 
and outlook of the future residents will be protected. The privacy of the ground floor flats and 
houses would be maintained through a combination of planting and the use of 1.1m high metal 
railings.  I consider that the design quality of the scheme, the integration of the landscaping, 
and the creation of a sense of place is a positive benefit of the scheme.

Parking provision 

(165) The proposal will overall provide 293 parking spaces, which breaks down as 138 
parking spaces allocated for the proposed houses (including garages, on-site parking and 
allocated and unallocated courtyard parking), 104 parking spaces for the proposed apartments 
(including allocated and unallocated parking), 5 parking spaces for the proposed FOG's, 31 
visitor parking spaces and 15 van parking spaces which can also be used as visitor spaces. 

(166) I believe that the most appropriate way to assess the parking provision within the site 
is by assessing the usability and suitability of the proposed parking provision within each area 
of the development to ensure that it actually meets the needs of future residents as well 
complying with overall policy.

(167) The courtyard parking area to the south of blocks D - G would provide one allocated 
space for each for the twenty four apartments and four FOG's and a further twelve unallocated 
spaces and two visitor spaces for future residents and visitors to use. Therefore, I believe that 



the parking provision for these apartments would be sufficient. The parking courtyard adjacent 
to blocks A - C would also provide one allocated parking space for each apartment and three 
unallocated spaces, three van spaces and one visitor space for future residents to use. The 
said parking area also provides three van spaces for future residents and visitors to use. In 
addition there are visitor spaces on the street directly opposite the blocks. Therefore, I am of 
the opinion that the parking provision for blocks A - C is acceptable. 

(168) The private parking courtyards / areas for Kingsfield House and block H would break 
down as two parking spaces each for the 2 x 3 bed apartments in Kingsfield House and 1 space 
each for the remaining apartments. The three remaining unallocated spaces would be for use 
by anyone. I consider this to be an acceptable level of parking provision for these buildings 
when considered in the context of the additional visitor spaces provided in the public realm.

(169) With regard to the residential parking provision for the FOG's and houses within the 
development, having assessed the parking strategy plan, I am of the opinion that adequate 
parking provision has been provided for each FOG and house in the form of either on-plot or 
courtyard parking.

(170) The proposal would provide a considerable amount of visitor and van parking provision 
to the south of Kingsfield House and around Kingsfield Green, which I believe would provide 
acceptable visitor parking for Kingsfield House, block H and the houses which surround the 
green. In addition to this I have worked with the applicant to ensure that visitor and van parking 
is spread appropriately throughout the site, and I consider that this scheme achieves this goal. 
I also consider it important to note that additional on-street parking could also be 
accommodated throughout the site without creating any congestion or highway safety issues. 

(171) Therefore, I am of the opinion that the proposed scheme would be able to 
accommodate all the parking demand that would be generated within the application site, and 
would not therefore create any parking or congestion issues in the surrounding area and should 
provide a good level of provision meeting the adopted parking standards. 

Public Rights of Way

(172) I consider that a significant benefit of this development is the opening up of the public 
footpath which skirts around the western and northern boundaries of the site. At present I 
believe that the public footpath (DB27) has an extremely unpleasant character and I consider 
feels unsafe to use. It is enclosed completely between two palisade fences bounding the golf 
course and the College site. It is also significantly overgrown in a number of places and given 
its enclosed nature and the fact that it does not provide a direct or pleasant route I think it is 
unlikely to be used very often. It certainly does not, in my opinion, provide the expected 
characteristics of a route through Green Belt open space and would provide a poor user 
experience for walkers in the Green Belt. The proposal includes the removal of all of the 
palisade fencing along the boundary with the college site, which makes the path instantly more 
user friendly but in addition the public right of way will be edged by the retained landscape for 
most of its route. The exception to this is the northern- most corner of the site, where the new 
dwellings back onto the path. However, in response to comments by the PROW officer, the 
gardens to these houses have been reduced to provide an area of low deterrant landscaping 
adjacent to the PROW to continue to create a landscaped environment to the route. 

(173)  I am satisfied that the proposal would increase the amount of natural surveillance for 
the footpath, thereby increasing the safety of the PROW. The proposed scheme also provides 
a pedestrian link in the northern boundary of the site to the PROW, which would link up with 
pavements/ footpaths within the site, past the open space and then through to Oakfield Lane 
via the proposed pedestrian access. I consider that the proposed development will provide 
walkers a safe and attractive alternate route through the site avoiding the dog leg in the PROW.

(174) The proposal therefore improves the usability and amenity of the public footpath and 
provides an alternative shorter, safe route through the site. In light of these facts I do not 
consider that the development needs to provide any further mitigation with regard to the impacts 
of the scheme. I do not consider that the PROW officer’s request for a financial contribution 



meets the tests for a planning obligation as it is not necessary to make the scheme acceptable. 
Although the re- surfacing of the public footpath may be desirable it is not a need arising from 
the scheme itself.  

Drainage

(175) The site is located within a groundwater source protection zone 2, and as such the 
applicant needs to demonstrate that surface water can be disposed of without creating any 
contamination issues. The Environment Agency advises that the use of infiltration surface water 
drainage (as suggested by the applicant) may be acceptable in parts of the site but they need 
to see more details with regard to design and contamination before they can confirm that this 
is appropriate. They have therefore requested a condition that there is no infiltration of surface 
water drainage into the ground other than with the prior consent of the Local Planning Authority. 
KCC SUDS have not objected to the principal of the proposal subject to a further details being 
provided. I would suggest therefore that a condition is imposed requesting further details of the 
surface water drainage system to be agreed prior to any groundworks and a condition to prevent 
any infiltration of the ground in the future without details being agreed. 

(176) Thames Water do not object to the proposal on either surface water drainage or foul 
water drainage grounds. They advise that if soakaways prove unsuitable in this location, that 
as long as the applicant follows the sequential approach to the disposal of surface water they 
would have no objection to the scheme. This includes where necessary potentially disposing of 
some surface / ground water into the public sewage infrastructure. Consequently, I believe it to 
be acceptable to condition surface water details to be provided providing these details are 
agreed before any groundworks start. 

Other issues

Impact on adjoining occupiers

(177) The A2 lies to the south west of the site in a cutting, to the north and west of the site 
there is a golf course and to the east of the site there is the North Kent College campus. The 
nearest adjoining residential properties are located to the south of the site on the opposite side 
of Oakfield Lane. The two and a half storey high apartment blocks A and B would be located 
between 26m and 28m away from the nearest properties in Oakfield Lane. The three storey 
high apartment block C would be located 22m away from the nearest residential property in 
Oakfield Lane, but enjoy an oblique relationship with the said house on the opposite side of 
Oakfield Lane so that there would be no direct views, tree planting in this location will further 
screen the new apartment block when this matures.  I consider that the degree of separation 
between the proposed apartments and the properties in Oakfield Lane is substantial and will 
ensure that the proposal would not appear overbearing or affect the privacy or amenities of 
neighbouring residents. 

Golf club

(178) The golf club has raised the issue of golf balls potentially entering the west of the site 
from the golf course. I have raised this with the applicants and Bellway have sought to arrange 
a meeting with the owners of the golf club but advise that they have not been successful.  
Bellway advise that they do not consider that this is a risk for the development. They advise 
that there should already be measures in place to stop balls entering in the college land and 
that it is the responsibility of the golf club to ensure that stray balls are contained within the 
existing site. I agree that the proposed development will not impact on the way the golf course 
is used and therefore there is no change in impact with regard to golf balls that the developer 
should be required to mitigate. With regards to surface water drainage issues raised by the golf 
club the applicant’s drainage engineers have provided a detailed reply but in summary advise 
that investigations have been undertaken of the area and although the area is naturally an area 
with good drainage(sand and chalk) there are pockets of clay that may affect drainage. In order 
to ensure there is no impact on the surrounding area the proposed drainage is deep bore 
soakaways which will ensure infiltration at a deeper level without any impact on adjacent sites. 
 The final drainage details are subject to approval by condition which will be considered by the 



KCC SuDs team, who will consider the impact of the drainage on adjacent sites, and also by 
the Environment Agency. I am satisfied therefore that there will be no harm to the golf club.

Land Contamination

(179) In accordance with Environment Agency and Environmental Health comments, I would 
recommend that conditions related to remediation of any contamination on the land and a 
subsequent verification report be imposed should Members be minded to grant planning 
permission. I am satisfied that should there be any localised contamination arising on the site 
this can be mitigated.

PLANNING OBLIGATION 

(180) 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:

- necessary to make the development acceptable in planning terms;
- directly related to the development; and
- fairly and reasonably related in scale and kind to the development.

All applications must clearly demonstrate that any planning obligation that is used to justify the 
grant of consent must meet these three tests.

(181) As well as the Community Infrastructure Levy, if Members are minded to grant planning 
permission I would advise that a section 106 legal agreement is also required to deal with the 
direct impacts of this development.  I consider that the following issues are required to mitigate 
the impacts of the development:

i) Affordable housing: provision of 24% affordable housing (38 dwellings provided 
as 20% affordable rent and 80% shared ownership).

ii) Off-site highways: £10,000 paid to DBC (to be passed onto KCC when work is 
due to start) in order to pay for junction improvement works to be carried out 
by KCC on highways land

iii) Management of roads and public open space in perpetuity in accordance with 
details to be agreed. 

As the proposed residential development has been promoted as enabling development to 
deliver the education building and also the conversion of Kingsfield House, I consider it is also 
important that the legal agreement ensures that the residential development cannot come 
forward without the start on site of the education building and that the education building is 
completed once the residential development has commenced.  Bellway advise that they are 
required by the College to start works on site to remove the vacant buildings and that much of 
this work must be done over the summer period. In addition, Bellway cannot access some of 
the buildings until the college has new replacement facilities to move into. They also advise that 
they have step-in rights to complete the educational building should work stop for any reason, 
which I consider removes the risk that the college building will not be completed once 
development has started. I consider therefore that the following additional heads of terms 
should ensure that the projects come forward together and also meet the requirements of the 
tests set out above:

iv) Development to be dependant upon the education building coming forward:
- Bellway and North Kent College be obligated to start their projects 

simultaneously.
- No more than 75% of the residential development shall be occupied until 

the college building is completed.

v) Completion of conversion of Kingsfield House
- Works for the conversion of Block K shall commence prior to 80% of the 

occupation of the remainder of the development and shall be completed 
and available for occupation prior to the occupation of more than 90% of 
the residential development. 



FINANCIAL BENEFITS 

(182) 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.

(183) In this particular case the following are the 'financial benefits' which I am aware of: 
Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of £200 per square metres results 
in an approximate CIL liability of £1.7million (the final amount is subject to relief for affordable 
housing being sought) which subject to indexation will be paid on implementation. As Members 
are aware the CIL money achieved from developments goes into a pot and must be used to 
fund infrastructure to support development in the area, this includes new schools, health care 
provision and strategic junction improvements where the money will be paid to the authorities 
responsible for providing these services. I consider that this is a material consideration with 
regard to this proposal, as if the development were to commence, CIL monies received will 
assist in the delivery of infrastructure projects that supports local development.

(184) 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

(185) 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

(186) 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.

PLANNING BALANCE AND CONCLUSIONS

(187) The proposal is considered to be inappropriate development in the Green Belt which is 
harmful by definition. However, I note that development is constrained to the south-west by the 
A2 and so there is no potential for any further sprawl south-west towards the rural area and the 
village of Wilmington. The south is already built up along the road and the east is the college 
campus so the potential for further sprawl as a result of this development is limited. The 
development would result in a reduction of the openness of the site but I note that not all of the 
site is currently open.  

(188) 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; d) the impact 
on visual amenity or character taking into account the extent of screening required; and e) 
impacts arising from infrastructure required by the development. I have assessed these issues 
and potential for other harms arising as well.

(189) In terms of (a) the extent of intensification of the use of the site, this does not have any 
impact on impact on local amenity but is solely related to the increase in built development and 
the impact on character and visual amenity. With regard to (d) the impact on visual amenity or 



character taking into account the extent of screening required: I have concluded that there 
would be limited harm to the overall impact of the development on the landscape character and 
the visual impact of the proposal is limited. The site is not designated as having any specific 
landscape value in local plan policy and therefore I attribute low weight to the limited harm 
arising to visual amenity and character of the area. This is outweighed by the improvements on 
the long distance views of the site and the character of this part of the Green Belt by the 
moderate weight given to the benefit gained by the removal of the 8-storey block on the long 
distance views across the Green Belt and the overall character and visual appearance of the 
area. I consider therefore in the planning balance this is neutral.

(190) With regard to 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;  the proposal will not result in any harm to local amenity in terms of noise and disturbance 
and the assessment of the traffic impacts by the relevant Highways Authorities have concluded 
that the traffic can be accommodated on the local network and that where there is potential for 
traffic to queue this can be mitigated through off-site highway works which the developer has 
agreed to pay for. I am satisfied that there will be no harm arising from the increase activity. 
With regards to lighting, I have assessed this with regard to this impact on visual amenity.

(191) With regard to c) the impact on biodiversity and wildlife; I am satisfied that the potential 
for ecological harm on this site is limited and can be satisfactorily mitigated and that 
enhancements can be achieved which would weigh against these harms. I consider therefore 
that the ecological harms are therefore neutral in the planning balance.

(192) With regard to e) impacts arising from infrastructure required by the development, the 
impacts with regard to health, education and strategic transport infrastructure can be mitigated 
by proposals which are under consideration and which support funding from CIL will assist in 
delivering. I do not consider therefore there is any identifiable harm arising from the proposal 
with regard to infrastructure. With regards to green infrastructure I am satisfied therefore that 
the proposal will contribute to the green infrastructure in the area which is open and accessible 
to the public and will improve the quality of experience of the public right of way users and 
therefore I am satisfied that the proposal meets the requirements of Policy DP6(3). I consider 
this is a moderate benefit of the scheme.

(193) With consideration to other harms and impacts of the development, the proposal is a 
windfall housing site, but my assessment has concluded that the proposal accords with the 
criteria set out Policy DP6 and CS10 of the Local Plan and therefore does not result in harm in 
this regard.  I consider therefore that the loss of land available for use as a the playing pitch is 
balanced by the provision of modern facilities on the education campus which increased 
recreational provision at the site as a result of the first phases of the educational campus 
redevelopment combined with the fact that the need for a cricket pitch is not apparent and 
extensive works would be required to provide just one football pitch and of course the 
maintenance of this area for sporting facilities not required by the students will increase College 
maintenance costs further so is unlikely to be made available for use. In addition I consider that: 
the retention of much of the open space and trees; the opening up of this area to the public; 
and the integration of the PROW to the public open space through the removal of the palisade 
fence are benefits such that the overall impact of the development with regard to open space 
is neutral.

(194) With regard to the loss of some trees on site, I am satisfied that the majority of the trees 
are retained and in particular a significant proportion of the good quality trees are retained and 
on balance therefore given the removal of some trees but the maintenance of the existing and 
the new succession planting I consider that the weight to be given to trees on the site is neutral.

(195) I am satisfied that the layout of the site and design of the buildings is a high quality and 
residents will have a good level of amenity, with the noise impacts mitigated by the design. I 
consider the proposal complies with the Local Plan policies with regard to design, layout and 
amenity.



(196) On balance I consider that the lower provision of affordable housing at 20% is 
necessary to ensure adequate funding for the education building but that the provision of 38 
affordable housing units, 20% of which will be affordable rented (which complies with planning 
policy), is still a benefit of the scheme and although I do not consider the Vacant Building Credit 
is appropriate to apply in this instance the overall scheme does result in the beneficial removal 
or conversion of redundant buildings. I consider that the provision of 24% affordable housing 
which meets the planning policy tenure mix merits some positive weight in the planning balance.

(197) There are two key aspects I consider which weigh heavily in favour of the development. 
Firstly I consider that very substantial weight should be given to the education benefits to North 
Kent College arising from the funds raised by the sale and development of the site for residential 
as proposed by this application.  Assessment of the College finances and the costs of the 
scheme confirm that there is no viable alternative to fund the new education building. I consider 
that North Kent College is an important asset in the Borough providing a choice of sixth form 
and further education for young people in the Borough without requiring them to travel long 
distances and the skills provided by the College contribute to economic benefits in the Borough. 
I consider therefore there is significant public benefit to the provision of these new education 
facilities. In addition the development is partly on that part of the education campus containing 
ageing buildings and the redevelopment of these buildings, which are unlikely to be suitable for 
cost effective re-use, provides further benefit in reducing cost and maintenance, security risk 
and removing the potential for blight in this area due to dereliction.   Secondly I consider that 
given the importance of Kingsfield House with respect to the Country’s sporting and social 
history and the poor condition of this building at present, the reuse and repair of this building, 
when combined with the retention of trees connected to the site’s history and the substantial 
improvements to the setting of Kingsfield House I consider that this also weighs heavily in the 
planning balance.

(198) In conclusion, I consider that the definitional harm to the Green Belt must be given very 
substantial weight in consideration of an application for inappropriate development but the 
effect of this harm, with regards to the application site, in terms of openness and purposes of 
the Green Belt lessen the weight attributed to this matter in my opinion. I consider that the 
improvements to the accessibility of the site and users of the public right of way will improve 
the experience of the Green Belt in this area and should be considered as a benefit of the 
scheme and given moderate weight. Other matters assessed do not result in any harms arising 
and I consider that other planning policies have been complied with so these are neutral in the 
balance.  I consider that the provision of replacement modern education facilities for North Kent 
College and the removal of deteriorating buildings should be given very substantial weight 
which together with the additional substantial weight arising from the benefit of the conversion 
and re-use of Kingsfield House in my opinion outweigh the identified harm to the Green Belt 
and therefore justify the proposal on the basis of very special circumstances.

ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS

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

REFERRAL TO SECRETARY OF STATE

(200) The Town and Country Planning (Consultation) (England) Direction 2009 requires local 
planning authorities in England to consult the Secretary of State before granting planning 
permission for development which includes inappropriate development in the Green Belt where 
the provision of a building or buildings where the floor space to be created by the development 
is 1,000 square metres or more and also for playing field development where the land has at 
any time in the five years before the application is received been used by an educational 
institution as a playing field and where Sport England has been consulted and has made 
representations objecting to the whole or part of the development.

(201) Where a local planning authority does not propose to refuse an application for planning 
permission to which this Direction applies, the authority shall consult the Secretary of State. 



Where a local planning authority is required to consult the Secretary of State, they shall not 
grant planning permission on the application until the expiry of a period of 21 days beginning 
with the date which the Secretary of State tells the authority in writing is the date the consultation 
has been received.

RECOMMENDATION:

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

- the following conditions with delegated authority being given to the 
Development Manager to make minor wording changes for clarity.

- a s106 legal agreement being completed within 3 months of the date of 
this meeting in accordance with the heads of terms set out above at 
paragraph 181, points i-v.

- Consultation with the Secretary of State and subject to the Council being 
notified that the application will not be called in or the application not being 
called in and the expiration of 21 days from the Secretary of State's receipt 
of the referral documents

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: 
To be inserted in update report

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 Prior to the commencement of development the applicant, or their agents or 
successors in title, will secure and implement:

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

b) further geo-archaeological investigation, recording and reporting, determined 
by the results of the evaluation, in accordance with a specification and 
timetable which has been submitted to and approved by the Local Planning 
Authority

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

05 Before commencement of any building operations on site, details of the following 
shall be submitted to and approved by the Local Planning Authority and implemented 
in accordance with the details approved:



a) Archaeological field evaluation works in accordance with a specification and 
written timetable; and

b) any safeguarding measures to ensure preservation in situ of important 
archaeological remains and/or further archaeological investigation and 
recording in accordance with a specification and timetable.

05. 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.

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

06 To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of 
on/off site flooding. These details and accompanying calculations are required prior to 
the commencement of the development as they form an intrinsic part of the proposal, 
the approval of which cannot be disaggregated from the carrying out of the rest of the 
development. In the interests of safety and amenity in accordance with Policy DP5 of 
the adopted Dartford Local Plan (2017) and the protection of Controlled Waters

07 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.  

07 This detail is needed prior to development to ensure that any remediation is carried 
out before groundworks start and in the interests of safety and amenity in accordance 
with Policy DP5 of the adopted Dartford Local Plan (2017) and the protection of 
Controlled Waters.

08 Prior to commencement of any construction or site clearance works a landscaping 
scheme of hard and soft landscaping and a landscape management plan, shall be 
submitted to and approved by the Local Planning Authority. 

-  Details of soft landscaping

-  The landscaping scheme shall be designed to provide appropriate 
habitats and movement corridors for amphibians, reptiles, birds, and 
invertebrates and forage opportunities for bats;  

-  Details shall be included of the soil substrate of the areas to be 
landscaped;  

-  Details shall include arboricultural management proposals for the 



existing trees to be retained; replacement tree planting and under-
storey planting of the retained landscaped areas;

-  the landscape management plans should include long-term design 
objectives; long –term management responsibilities and maintenance 
schedules for all landscaped areas and habitat; 

-  The relationship of the development to the Public Right of Way; 

-  Details of hard landscaping, footpaths and street furniture and 
exercise / play equipment.

- phasing and implementation programme

The landscaping shall be implemented in accordance with the approved programme 
and shall be managed and maintained in accordance with the approved details.  Such 
landscaping shall thereafter be retained 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. 

08 To safeguard the visual amenities and enhance the biodiversity of the site in 
accordance with Policy CS14 of the Core Strategy and Policies DP2 and DP25 of the 
adopted Dartford Local Plan

09 Before commencement of any building operations on site (including demolition and 
delivery of associated machinery or materials) or removal of trees on site  details of a 
bat mitigation strategy and monitoring scheme (to include a programme of 
implementation) with regard to use of trees by bats shall be submitted to and approved 
by the Local Planning Authority.  The mitigation strategy, monitoring scheme and 
programme of implementation shall be implemented in accordance with the approved 
details.

09 To ensure the continued presence of protected species on the site in accordance with 
Policy DP25 of the adopted Dartford Local Plan.

10 No development shall take place (including any ground works, site or vegetation 
clearance) until a method statement for the precautionary removal of vegetation to 
protect common toads and west European hedgehogs from harm has been submitted 
to and approved in writing by the local planning authority. The works shall be carried 
out in accordance with the approved details.

10 To ensure the continued presence of protected species on the site in accordance with 
Policy DP25 of the adopted Dartford Local Plan.

11 Prior to commencement of any construction or site clearance works an ecological 
design strategy (EDS) shall be submitted to and approved by the local planning 
authority, addressing: 

1. Retention and protection of existing habitats during construction; 
2. Provision for wildlife corridors and habitat connectivity; 
3. Creation, restoration and enhancement of semi-natural habitats. 

The EDS shall include the following: 
• Purpose and conservation objectives for the proposed works. 
• Review of site potential and constraints. 
• Detailed design(s) and/or working method(s) to achieve stated objectives. 
• Extent and location/area of proposed works on appropriate scale maps and 
plans. 
• Type and source of materials to be used where appropriate, e.g. native 
species of local provenance. 



• Timetable for implementation demonstrating that works are aligned with the 
proposed phasing of development. 
• Persons responsible for implementing the works. 
• Details of initial aftercare and long-term maintenance. 
• Details for monitoring and remedial measures. 

The EDS shall be implemented in accordance with the approved details and all 
features shall be retained in that manner thereafter. 

11 To ensure the preservation and satisfactory replacement of habitats on the site in 
accordance with Policy DP25 of the adopted Dartford Local Plan.

12 Before the development hereby approved reaches slab level, details and samples of 
all materials to be used externally, including windows, doors and balconies 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.

12 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).

13 Before the development hereby approved reaches slab level, details of noise 
attenuation glazing required by the Noise Assessment by Mayer Brown, August 2018 
shall be submitted to and approved by the Local Planning Authority.  Any such scheme 
shall detail the calculated effects of the proposed attenuation measures to meet the 
levels set out in the approved Noise Assessment. The approved windows and glazing 
shall be implemented prior to occupation of the relevant dwelling hereby approved and 
thereafter maintained in accordance with the approved details. 

13 To ensure acceptable noise levels in accordance with Policy DP5 of the adopted Local 
Plan.

14 Before commencement of any building operations on site (including demolition and 
delivery of associated machinery or materials) tree protection measures shall be 
erected around all retained/protected trees in accordance with details to be submitted 
to and approved by the Local Planning Authority. At all times until the completion of 
each of the phases of development, such fencing and protection measures shall be 
retained as approved. Within all fenced areas, soil levels shall remain unaltered and 
the land kept free of vehicles, plant, materials and debris.  

14 To prevent damage to the trees in the interest of the visual amenities of the area in 
accordance with Policies DP2 and DP25 of the adopted Dartford Local Plan.

15 Prior to commencement of any building operations on site, details of construction 
methodology for those parts of the development falling within the Root Protection Areas 
of the retained trees shall be submitted to and approved by the local planning authority 
and such works shall be carried out in full accordance with the details agreed.

15 To prevent damage to the trees in the interest of the visual amenities of the area in 
accordance with Policies DP2 and DP25 of the adopted Dartford Local Plan.

16 No development above the ground shall take place until details of a lighting scheme 
has been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved scheme.

16 To protect the visual amenity of the area and the ecology in the area in accordance 
with Policies DP2 and DP25.



17 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;
-  timings of deliveries; 
-  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; 
-  a scheme for recycling/disposing of waste resulting from demolition and 
construction works; 
-  delivery times, demolition and construction working hours; 
- Siting of the construction compound and buildings
-  temporary traffic management / signage. 

17 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).

18         All site operatives will be given a toolbox talk in relation to the possibility of 
encountering bats during works to the buildings, in accordance with the details 
contained in Section 5.0 and Appendix A of the Addendum Bat Report dated 
November 2018, as already submitted with the planning application and agreed in 
principle with the Local Planning Authority prior to determination.

18 To ensure the continued presence of protected species on the site in accordance with
             Policy DP25 of the adopted Dartford Local Plan.

19 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.

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

20   Details of any sales offices and associated vehicular accesses and parking required in 
            connection with development hereby approved shall be submitted to and approved by 
            the Local Planning Authority prior to their implementation and shall then be carried out 
            in accordance with the approved details.

20   In the interests of amenity and highway safety in accordance with Policy DP5 of the 
            adopted Dartford Local Plan.

21 Prior to first occupation, the applicant, or their agents or successors in title, will secure 
the implementation and completion of a programme of archaeological post excavation 
and publication work in accordance with a written specification and timetable which has 
been submitted to and approved by the Local Planning Authority.

21 To ensure that results of archaeological investigation are properly assessed and 
disseminated in accordance with NPPF (paragraph 141)

22 Prior to first occupation, the applicant, or their agents or successors in title, will secure 
the implementation of a programme of heritage interpretation in accordance with a 
written specification and timetable which has been submitted to and approved by the 



Local Planning Authority.

22 To ensure that features of archaeological interest are properly examined and recorded in 
accordance with NPPF

23 No dwelling hereby approved shall be occupied until the Oakfield Lane access to the 
site has been provided in accordance with Figure 3.1 Rev B within the approved 
Transport Statement showing visibility splays of 2.4m by 43m which shall be 
maintained with no obstruction exceeding 600mm within the splays. 

23 In order to ensure that the development does not prejudice the free flow of traffic and 
condition of safety on the highway nor cause inconvenience to other highway users in 
accordance with Policy DP4 of the adopted Dartford Local Plan (2017).

24 No dwelling shall be occupied until the 4.0m timber fence with ivy clad screen and the 
2.4m brick wall along Oakfield Lane have been implemented in accordance with 
details submitted to and approved by the local planning authority and such boundary 
treatment shall thereafter be maintained in order to provided adequate noise 
attenuation. 

24 To ensure that the proposed development does not prejudice the enjoyment by 
neighbouring occupiers of their properties and the appearance of the locality in 
accordance with Policies DP2 and DP5 of the adopted Dartford Local Plan (2017).

25 No building hereby permitted in any phase shall be occupied until an operation and 
maintenance manual for the proposed sustainable drainage scheme is submitted to 
and approved in writing by the local planning authority. The manual at a minimum 
shall include the following details:

• A description of the drainage system and it's key components
• A general arrangement plan with the location of drainage measures and 
critical features clearly marked
• An approximate timetable for the implementation of the drainage system
• Details of the future maintenance requirements of each drainage or SuDS 
component, and the frequency of such inspections and maintenance activities
• Details of who will undertake inspections and maintenance activities, 
including the arrangements for adoption by any public body or statutory 
undertaker, or any other arrangements to secure the operation of the 
sustainable drainage system throughout its lifetime

25 To ensure that any measures to mitigate flood risk and protect water quality on/off the 
site are fully implemented and maintained (both during and after construction), as per 
the requirements of paragraph 165 of the NPPF (July 2018) and the Non-Statutory 
Technical Standards for Sustainable Drainage

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

26 To ensure that flood risks from development to the future users of the land and 
neighbouring land are minimised, together with those to controlled waters, property 
and ecological systems, and to ensure that the development as constructed is 
compliant with the National Planning Policy Framework. 



27 Prior to first occupation of the development hereby approved, details of bollards or knee 
rails or other appropriate means of enclosure shall be submitted with regard to 
protection of the landscape areas in order to prevent car parking beneath the retained 
trees. Such details shall be approved by the Local Planning Authority and development 
shall be carried out and thereafter maintained in accordance with the approved details.

27 In order to ensure the protection of the existing and proposed trees and landscaping 
and in the interests of ecology in accordance with Policy DP2 and DP25 of the adopted 
Local Plan

28 Prior to occupation of the development hereby approved the following windows shall 
be obscure glazed with a minimum obscurity level of 3 as referred to in the Pilkington 
Texture Glass Range leaflet, or nearest equivalent as may be agreed in writing by the 
Local Planning Authority.

(i) The windows in the flank elevations of block D (except for the ground floor 
bedroom window).

(ii) The windows in the eastern flank elevation of block E. 

(iii) The windows in the western flank elevation of block F (except for the ground 
floor bedroom window). 

(iv) The windows in the eastern flank elevation of block G. 

(v) The windows in the western flank of the building at plot 18. 

(vi) The window in the southern flank of the building at plot 73. 

(vii) The first floor flank windows of the buildings at plots 82 and 83. 

The obscured glazing shall be maintained as such thereafter.

28 To safeguard the privacy of adjoining residents in accordance with Policy DP5 of the 
adopted Dartford Local Plan.

29 No more than 50 of the dwellings hereby approved shall be occupied until such time as 
the emergency access onto Oakfield Lane is available for use and shall be maintained 
as such in perpetuity.

29 In order to ensure access to and from the development at all times by both general 
vehicles and emergency vehicles.

30      The fencing and boundary enclosures hereby approved shall be implemented prior to 
          the occupation of the dwelling they relate to or in accordance with amended details to 
          have been submitted to and approved by the Local Planning Authority.  Such boundary 
          treatments shall thereafter maintained in accordance with the approved details

30     To ensure that the proposed development does not prejudice the enjoyment by 
         neighbouring occupiers of their properties and the appearance of the locality in 
         accordance with Policies DP2 and DP5 of the adopted Dartford Local Plan (2017).

31         No more than 75% of dwellings hereby approved shall be occupied until the palisade 
             fencing along the boundary of the site has been removed unless otherwise agreed in 
             writing by the local planning authority.

31         In the interests of the character of the area and  the visual amenity of the Public Right 
             of Way.



32 Prior to occupation of the development hereby approved, a Community Travel Plan is 
to be submitted to and approved by the Local Planning Authority and should provide 
a framework to manage and encourage future residents to travel by sustainable 
means. This shall include: 

-  measures to be taken to encourage walking, cycling, use of public transport 
and reduce car travel by residents / visitors;  
-  welcome pack details;
-  Monitoring and review. 

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

32 To encourage sustainable methods of transport in accordance with Policy DP4 of the 
adopted Dartford Local Plan.

33 Prior to the occupation of dwellings using the relevant access and parking the visibility 
splays shown on the drawings 3.5 Rev B, 3.6 Rev B, 3.7 Rev B, 3.8 Rev B, 3.9 Rev 
B, 3.10 Rev B, 3.11 Rev B and Figure 3.12 Rev B, 3.13 Rev B, 3.14 Rev B and 3.15 
Rev B within the Transport Statement shall be provided and thereafter maintained 
with no obstructions over 0.6 metres above carriageway level within the splays, 

33 In order to ensure that the development does not prejudice the free flow of traffic and 
condition of safety on the highway nor cause inconvenience to other highway users in 
accordance with Policy DP4 of the adopted Dartford Local Plan (2017).

34 Prior to the occupation of the dwellings hereby approved, details of electric vehicle 
charging points and passive connections for future provision shall be submitted to 
and approved by the local planning authority. Such electric vehicle charging points 
shall be implemented in accordance with the approved details.

34 In the order to mitigate air quality in accordance with Policy DP5 of the adopted Local 
Plan in accordable with the adopted Parking Standards 2012 SPD.

35 Prior to occupation of each dwelling or block hereby approved, weatherproof storage 
for bicycles shall be provided in accordance with details to have been submitted to 
and approved by the Local Planning Authority beforehand.  Such facilities shall be 
maintained thereafter.

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

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

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

37 Before occupation the new build dwellings shall comply with Building Regulations:  Part 
M4 (2) accessible and adaptable dwellings. Evidence of compliance shall be notified to 
the building control body appointed for the development in the appropriate Full Plans 
application or Building Notice to enable the building control body to check compliance.

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

38 Prior to the occupation of any building details shall be submitted and approved in writing 



by the local planning authority for the installation of fixed telecommunication 
infrastructure and High Speed Fibre Optic (minimal internal speed of 100mb) 
connections to multi-point destinations and all buildings. This shall provide sufficient 
capacity, including duct size to cater for all phases of development with sufficient 
flexibility to meet the needs of future residents. The infrastructure shall be laid out in 
accordance with the approved details and shall be available to residents on first 
occupation.

38 To provide telecommunication infrastructure to meet the demands of the future 
residents.

Kingsfield House

39 Prior to the commencement of any works on Kingsfield House hereby approved, 
details of the proposed sound insulation and noise reduction methods proposed 
(between the proposed apartments) shall be submitted to and approved in writing by 
the Local Planning Authority, and the agreed sound insulation and noise reduction 
details shall be implemented and maintained in perpetuity before the apartments are 
first occupied.

39 To safeguard the amenities of future residents, in accordance with Policy DP5 of the 
adopted Dartford Local Plan. Such details have not yet been provided and need to be 
agreed before works start to ensure acceptable sound proofing is installed within the 
development.

40 Prior to commencement a full specification of works for the conversion of Kingsfield 
House shall be submitted to and approved in writing by the local planning authority. 
Such specification of works shall include but not be exclusive to:

- Retention of historic detailing, including mouldings, staircases, balconies, 
fireplaces (internally and externally), and detail of its repair/replacement ;

- details of doors and window frames including sections through the reveals and 
frames.

The works shall be carried out and maintained in accordance with the details agreed.

40 To safeguard the character and appearance of Kingsfield House in accordance with 
Policies DP2 and DP12 of the adopted Local Plan. 

41 The garages, car parking spaces, turning areas and means of access shown on the 
approved plans shall be provided prior to occupation of the buildings in accordance 
with the details hereby approved, those spaces shown to be unallocated or for visitor 
use shall not be conveyed to individual property owners. All parking and garaging  
shall be 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.

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

42 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order) no 
extensions, alterations or other form of enlargement to the residential development 
hereby permitted shall take place without the prior written permission of the Local 
Planning Authority.

42 The site falls within the Green Belt and additional development should be assessed by 
the Local Planning Authority to ensure that it does not result in harm in accordance with 
Policy DP2 and DP22 of the adopted Dartford Local Plan. 



43 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order) no building 
shall be erected in the curtilage of any dwelling hereby approved, with the exception of 
no more than one building of less than 10 cubic metres, without the prior permission of 
the Local Planning Authority.

43 The site falls within the Green Belt and additional development should be assessed by 
the Local Planning Authority to ensure that it does not result in harm in accordance with 
Policy DP2 and DP22 of the adopted Dartford Local Plan. 

44 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order) no windows 
or other similar openings shall be constructed in the buildings other than as hereby 
approved, without the prior written consent of or on behalf of the Local Planning Authority.

44 The development has been designed specifically to prevent overlooking and loss of 
privacy but the relationship of the houses could result in loss of privacy should additional 
windows be inserted without consideration of the local planning authority in accordance 
with Policy DP5 of the adopted Local Plan

45 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order) no erection 
or demolition of boundary walls, fences or other means of enclosure shall take place 
unless agreed in writing by the Local Planning Authority.

45 In the interests of the visual amenity of the development, the setting of the non-
designated Kingsfield House and the openness of the Green Belt and in order to protect 
the amenity of neighbouring residents in accordance with DP2, DP12 and DP22 of the 
adopted Dartford Local Plan.

46 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 2015 (or any order revoking and re-enacting that Order) no satellite 
antennae or television aerials shall be erected on any elevation of an apartment block 
hereby permitted unless otherwise agreed in writing by the Local Planning Authority.

46 In the interests of the visual amenity of the development in accordance with Policy DP2 
of the adopted Local Plan.

47      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.

47      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).

INFORMATIVES

01 If planning permission is granted for the development which is the subject of this 
notice, liability for a Community Infrastructure Levy (CIL) payment is likely to arise.  
Persons with an interest in the land are advised to consult the CIL guide on Dartford 
Council's Website (http://tinyurl.com/DartfordCIL) for information on the charge and 
any exemptions or relief, and to submit the relevant forms (available from 
www.planningportal.gov.uk/cil) to the Council before commencement to avoid 



additional interest or surcharges.  If liable, a CIL Liability Notice will be sent detailing 
the charges, which will be registered as a local land charge against the relevant land.

02 It is the responsibility of the applicant to ensure, before the development hereby 
approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority.  
Across the county there are pieces of land next to private homes and gardens that do 
not look like roads or pavements but are actually part of the road. This is called 
'highway land'. Some of this land is owned by The Kent County Council (KCC) whilst 
some are owned by third party owners. Irrespective of the ownership, this land may 
have 'highway rights' over the topsoil.  Information about how to clarify the highway 
boundary can be found at http://www.kent.gov.uk/roads-and-travel/what-we-look-
after/highway-land. The applicant must also ensure that the details shown on the 
approved plans agree in every aspect with those approved under such legislation and 
common law. It is therefore important for the applicant to contact KCC Highways and 
Transportation to progress this aspect of the works prior to commencement on site.

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

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

06 No tree or shrub removal or clearance works shall take place between 1st March and 
31st August inclusive in any year unless otherwise agreed in writing the Local 
Planning Authority.

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

08 New street name(s) and/or property numbers will be required for this development. 
Please apply as soon as possible as this process involves lengthy consultations.   
Please contact the Property Information Officer on: 01322 343434.

09 The developer is advised that it is an offence to intentionally kill, injure or capture 
bats, deliberately disturb bats (whether in roost or not), recklessly disturb roosting 
bats or obstruct access to their roots, damage or destroy bat roosts.

mailto:broadband@kent.gov.uk


10 Kent Police Designing Out Crime Team recommend that the following are 
incorporated into the final design:
 Access control systems for the apartments. 
 Where doorsets and windows are to be replaced in the refurbished buildings, 

they should conform to SBD bronze and Approved Document Q (ADQ) 
specifications where applicable.  Doorsets, windows, patio and balcony doors 
should be certified to PAS24:2016 SBD specifications as detailed in the SBD 
Homes 2016 guide. 

 Where internal garage doorsets are installed, these should conform to SBD 
specifications. 

 Vulnerable windows, which can be easily reached e.g. above flat roof porches, 
should also be certified to PAS24:2016. 

They recommend the developer meet them to discuss the detail and any formal 
applications e.g. SBD and the SBD National Building Approval Scheme.

11 Thames Water advise that 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.

12 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.

13 For the avoidance of doubt the following documents have been taken into account 
when considering this application as well as those forming part of the approved 
documents:
To be completed in update report.
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