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SITE DESCRIPTION 
 
(1) The application site comprises of an existing two storey building on the southern side 
of Spital Street in between Waterside Court and a small retail parade. The ground floor 
comprises of a large retail unit which is occupied by 'Cycle King'. The upper floor is vacant. The 
ground floor part of the existing building extends much further than the existing first floor, with 
a total depth of some 48m.    
 
(2) The site is in the Dartford Town Centre Conservation Area. There are several Listed 
Buildings not immediately adjacent but in close proximity.  On the opposite side of the street to 
the north-east is the Wig and Gown Public House and the Methodist Church. To the north-east 
is 53 - 56 Spital Street and the Royal Oak Public House. The Flying Boat is located on the same 
side of Spital Street as the application site, but the buildings are separated by over 30m.  
 
(3) The rear of the site backs onto a residential property which is on Spring Vale as well 
as the site for a residential flatted scheme located on Woodin Close.   
 
THE PROPOSAL 
 
(4) The proposal involves the demolition of the ground floor retail unit and first floor vacant 
offices and construction of a three storey building to provide a new ground floor retail unit and 
14 no. 1 bedroom flat units on the upper two storeys. The building will extend across the full 
width of the site to the front and will have a maximum depth in the middle of the building, of 
some 48m. The upper floors will sit recessed from the ground floor. The first floor will have a 
depth of some 36m. The total length of the second storey will be some 27m. 
 
(5) The retail unit will have a floor space of some 459.3 square metres. To the rear of the 
retail unit at ground floor will be two residential units with private amenity spaces and beyond 
this there will be a communal amenity area of some 200 square metres. On each of the first 
and second floors there will be six residential units, three facing Spital Street and three facing 
the rear of the site each served by a communal stairwell and landing. The residential units 
facing the rear of the site will be provided with private amenity spaces.   
 
(6) The proposed materials for the front elevation are to be a combination of face brickwork 
and render, sliding sash windows, lead-lined dormers and slated pitched roof. The rear of the 



building will be flat roofed with aluminium windows and doors in a modern grey finish. Due to 
the rear elevations facing south, solar shading louvers are also proposed. 
 
(7) The development will be provided with 16 cycle spaces. The applicant states that 
deliveries to the retail store will be as existing, by use of the loading bay located directly outside 
of the existing retail unit where deliveries are taken and then carried straight into the retail unit 
via the main entrance. 
 
(8) The Design and Access Statement states that the applicant wishes to rejuvenate the 
site to make it more financially viable by providing residential units which are more desirable 
than office spaces to let. They advise that this will in turn provide a sustainable future for the 
retail element which is facing difficult times due to website-based retailers. It states that the 
existing first-floor office has been vacant for over 15 years (approximately) and the applicant 
has been unable to find a tenant to occupy. 
 
(9) The proposal has been amended since first submission in order to address concerns 
raised by officers and concerns raised by neighbours. 
 
RELEVANT HISTORY 
 
(10) Permission granted under 04/01245/FUL for 'Demolition of existing building & erection 
of a 3 storey building to provide retail unit on ground floor & 4 x 1 bedroom flats & 8 x 2 bedroom 
maisonettes on first & second floors.' This permission was not implemented and has now 
expired.  
 
(11) Application Refused and dismissed at appeal under 06/00093/FUL for 'Demolition of 
existing building & erection of a 3 storey building to provide retail unit on ground floor & 4 x 1 
bedroom flats & 10 x 2 bedroom maisonettes on first & second floors (Revisions to previously 
approved application  to include additional retail floorspace and 2 additional maisonettes).' 
 
COMMENTS FROM ORGANISATIONS 
 
(12) Environment Agency (EA) have no objections subject to suggested conditions in 
relation to managing risk of contamination to controlled waters. The previous use of the 
proposed development site presents a medium risk of residual contamination that could be 
mobilised during construction to pollute controlled waters. Controlled waters are sensitive in 
this location because the proposed development site is located upon principal aquifer overlain 
by a secondary aquifer. The reports submitted in support of this planning application provide 
the EA with confidence that it will be possible to suitably manage the risk posed to controlled 
waters by this development. Further detailed information will however be required before built 
development is undertaken. The EA consider that it would place an unreasonable burden on 
the developer to ask for more detailed information prior to the granting of planning permission. 
In light of the above, the proposed development will be acceptable if planning conditions are 
included requiring the submission of a remediation strategy, carried out by a competent person.   
 
(13) KCC Archaeology note that the site lies within the centre of Dartford, which is 
considered to have been a Roman settlement and Early Medieval and Medieval market town. 
Spital Street runs along the alignment of one of the major Roman roads through Kent and it is 
possible that archaeology of Roman or earlier date may survive within the site. The site also 
lies in an area of archaeological potential relating to Pleistocene deposits. The comments 
require archaeological field evaluation and investigation. A condition is suggested. 
 
(14) Environmental Health are satisfied with the findings of the phase 1 risk assessment 
and recommend a condition requiring a phased ground contamination assessment to comprise 
a Phase 2(intrusive) assessment and based on the findings the applicant shall submit a 
remediation strategy to be agreed in writing by the Local Planning Authority. On completion of 
all remedial works and soil importation the applicant shall submit a validation report to 
demonstrate that all necessary remedial works have been completed in an appropriate manner. 
Initially Environmental Health were concerned because the noise report does not provide noise 
exposure information for the amenity space and therefore it had not been confirmed that it was 



suitable as a recreation area. However, the officer has appraised the adjacent uses and is 
satisfied that the amenity space would not be affected to such an extent as to make it unusable 
and has recommended acoustic fencing. In terms of the internal environment of the proposed 
units, Environmental Health are satisfied that suitable acoustic provision can be made to meet 
the requirements of BS8233:2014, however to ensure this a condition is recommended to 
require that details of the glazing and any acoustic ventilation, either passive or powered.   
 
(15) KCC Biodiversity do not raise any objections. The proposed development has limited 
potential to result in ecological impacts and as such there is no requirement for an ecological 
survey to be carried out. The site is hard standing and the building within the site does not 
provide optimal for roosting bats (as per the Bat Conservation Trust Guidelines). An ecological 
enhancement plan has been requested.  
Officer Comment: I consider that given the significant physical constraints of the site it would 
be difficult to achieve any worthwhile enhancements. Therefore I do not consider that this is 
justifiable.   
 
(16) Kent County Council Highways do not raise any objections. They advise proposals are 
similar to those granted in 2004 however they note that policies have changed since the 
previous scheme was granted permissions. The proposals do not provide any on-site car 
parking, which does not allow for the Dartford Borough Council Parking Standards to be 
adhered too. However, given the site constraints with the curvature of the road, frontage of the 
site being bound at both sides with the existing building line and the footway; the site does not 
allow for a safe suitable vehicular access to be provided. The site is within a sustainable location 
with good links to public transport and the site is within walking distance of public car parks. It 
is suggested that a Travel Plan is developed for the site to encourage sustainable transport. 
The applicant should offer incentives for residents and staff for cycling and public transport, 
such as discounted bus and train tickets and cycle hire/ cycle purchase discounts.  From the 
information submitted it appears that the existing retail unit will operate in the same way as it 
does now. The loading bays within the highway will remain as it is and there will not be any 
changes to the existing highway layout. If permission is granted it is suggested that a 
Construction Management Plan is submitted. 
 
(17) Kent Fire & Rescue consider the means of access is satisfactory.  
 
(18) Private Sector Housing make comments in relation to requirements for private sector 
housing licensing. 
Officer Comment: An informative is suggested advising the applicant to seek further guidance. 
 
(19) Kent County Council Flood and Water Management raise no objections in principle to 
the drainage provisions at this stage. The site area is 0.102Ha and there will be 0.082Ha of 
impermeable area. Although the site area is relatively small and there is a reduction in 
impermeable area from existing, we consider this to be a major development. The drainage 
proposal (option A) includes infiltration and the site is in the town centre so it is necessary to 
investigate the viability of infiltration SuDS and flood risk. Ground investigation will be required 
to support the use of infiltration. It is recommended that soakage tests be compliant with BRE 
365, notably the requirement to fill the test pit several times. Detailed design should utilise a 
modified infiltrate rate and demonstrate that any soakaway will have an appropriate half drain 
time. The results from these tests (including borehole logs and depth of groundwater) and 
location of infiltration testing should be submitted at detailed design. Should ground 
investigation confirm that infiltration is not appropriate on site, KCC accept option B to discharge 
into the surface water sewer on Spital Street. Ordinarily it is recommended that small sites 
discharge to a minimum of 2l/s given the design of flow controls. However, if it is proven that 
this is not practical on site, KCC would accept the discharge rates proposed in the drainage 
strategy. Thames Water should be consulted regarding the connection into the existing public 
surface water sewer and its capacity to take in additional surface water from the site. At the 
detailed design stage, KCC would expect to see the drainage system modelled using FeH 
rainfall data in any appropriate modelling or simulation software. Where FeH data is not 
available, 26.25mm should be manually input for the M5-60 value, as per the requirements of 
KCC's latest drainage and planning policy statement (June 2017). 
 



(20) Thames Water  - Waste Comments - The proposed development is located within 15 
metres of a strategic sewer. There is a foul sewer pipe under the site. The applicant will need 
to get agreement from Thames Water in relation to a diversion or a build- over. An informative 
is suggested to this effect. However, Thames Water require a condition re piling.  
Thames Water expect the developer to demonstrate what measures will be undertaken to 
minimise groundwater discharges into the public sewer. Groundwater discharges typically 
result from construction site dewatering, deep excavations, basement infiltration, borehole 
installation, testing and site remediation. Any discharge made without a permit is deemed illegal 
and may result in prosecution under the provisions of the Water Industry Act 1991. Should the 
Local Planning Authority be minded to approve the planning application, Thames Water 
suggest an informative for the applicant.   With regard to surface water drainage, Thames Water 
would advise that if the developer follows the sequential approach to the disposal of surface 
water. Should the developer propose to discharge to a public sewer, prior approval from 
Thames Water Developer Services will be required.  Thames Water raise no objection in 
relation waste water network and sewage treatment works infrastructure capacity.  
Water Comments - The proposed development is located within 5m of a strategic water main, 
which is in front of the site. Thames Water require details of demolition and construction prior 
to commencement which should demonstrate that there will be no detrimental impact to this 
Thames Water asset.  On the basis of information provided, Thames Water would advise that 
with regard to water network and water treatment infrastructure capacity, there is no objection 
to the above planning application.  
 
NEIGHBOUR NOTIFICATION 
 
(21) At the time of writing 6 letters of objection have been received and the comments are 
discussed below. Residents have been reconsulted on the revised plans but no further 
representations have been received. 
 
(22) The owner of the adjacent property to the west; No. 56 Spital Street, objects and raises 
concerns in relation to impact to light for the flat above the shop. The comments state that the 
proposed building will cause a massive loss of light to the bedroom and the kitchen. It is stated 
that at present the neighbouring building is set back which allows plenty of light. If permission 
is granted it is asserted that it will leave a dark narrow tunnel view and a massive loss of sun 
light to the flat. If this is rectified it is stated that there will not be an issue with the development.  
 
(23) The owner and occupiers of the adjacent property to the east, No. 50 Spital Street - 
Waterbridge Court, which is a commercial premises, strongly object to the application. The 
comments state that the development is out of character with other buildings in Spital Street 
which are offices or shops, not dwellings. An occupier states that the proposed building would 
tower over their offices, taking away any light from the rear. The comments raise concerns 
about lack of parking. The other main issue relates to the detrimental impact from the building 
works and the comments state that the business would need to seriously consider re-locating. 
 
(24) The owners of Waterbridge Court also raise strong objection due to disruption to their 
commercial tenants. The owner believes that the disruption cause by this development will 
severely reduce the chances of a successful let. The comments state that the current tenants 
have also expressed their severe concerns and are indeed examining their options to remain 
in Waterbridge Court. 
 
(25) Another occupier of Waterbridge Court states the office environment that they require 
needs to be quiet and with the construction works going on for a period of time they will have 
to look to relocate. The objection raises concerns about dust, noise and general upset. The 
comments state that once built, it is considered that it will not allow the business to operate with 
the possible additional noise from the new planned building as it extends out the back. There 
is also concern about security and being overlooked by future occupiers of the proposed 
development. The occupier states that they will have to re-consider whether to remain at 
Waterbridge Court. 
 



(26) The owner of the land to the rear of 56- 58 Spital Street does not object to the 
development provided it does not hinder future development at his site which is immediately 
adjacent. 
 
(27) A neighbour from Spring Vale (No. 33) objects on the grounds of more flats with no (or 
inadequate) parking provisions in the town area. The neighbour asks where future residents 
are going to park in an already congested town centre. The neighbour is concerned that future 
residents will park on surrounding roads, such as Spring Vale which has yet to be granted a 
residents parking scheme. 
 
RELEVANT POLICIES 
 
(28) 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. 
 
(29) Adopted Dartford Core Strategy adopted 2011 
 CS1: Spatial Pattern of Development 
 CS2: Dartford Town Centre 
 CS10: Housing Provision 
 CS15: Managing Transport Demand 
 CS12: Network of Shopping Centres 
 CS15: Managing Transport Demand 
 CS17: Design of Homes 
 CS18: Housing Mix 
 CS19: Affordable Housing 
 CS24: Flood Risk 
 CS25: Water Management 
 
(30) Adopted Dartford Development Policies Plan 2017 
 DP1: Presumption in favour of sustainable development 
 DP2: Good Design 
 DP3: Transport Impacts of Development 
 DP4: Transport Access and Design 
 DP5: Environmental and Amenity Protection 
 DP6: Sustainable Residential Locations 
 DP7: Borough Housing Stock and Residential Amenity 
 DP8: Residential Space and Design in New Development 
 DP9: Local Housing Needs 
 DP12: Historic Environment Strategy 
 DP13: Designated Heritage Assets 
 DP14: Retail & Town Centre Development 
 DP15: Dartford Town Centre & its Primary Frontage 
 DP16: Dartford Town Centre's Secondary Areas 
 
(31) Dartford Parking Standards Supplementary Planning Document 2012 
 Dartford Town Centre Framework Draft Supplementary Planning Document 2017 
 Dartford Town Centre Conservation Area Appraisal and Management Plan 2006 
 Shopfront Design Guide 2006 
 Kent Design 2006 
 
(32) The NPPF is also a material consideration. Applications should be determined in 
accordance with the development plan, unless material considerations indicate otherwise. 
Development should achieve appropriate density and well-designed places. The historic 
environment should be conserved and enhanced. The recently published National Design 
Guide expands upon the principles for good design set out in the NPPF. 
 
 
 



COMMENTS 
 
Key Issues 
 
(33) The main issues for consideration are the principle of the development and the 
contribution of the development to the town centre reviltalisation aims outlined in Core Strategy 
Policy CS2 and the appended Dartford Town Centre Framework (SPD), Supplementary 
Planning Document,   
 
Principle of Development  
 
(34) The site is identified for housing development in the Council's Strategic Housing Land 
Availability Assessment. Therefore the principle of the development is already accepted by the 
Core Strategy. The site is also included in the Council's Brownfield Land Register where the 
capacity of the site is indicated to be a minimum of 12 residential units. The detailed design and 
form of the development must now be assessed to consider the compatibility of the 
development with the remainder of the Council's adopted Local Plan, including the revitalisation 
aims for Dartford Town Centre.  
 
Contribution of the development to the town centre revitalisation  
 
(35) One of the key aims of the Council's Local Plan is the revitalisation of Dartford Town 
Centre. Core Strategy Policy CS2 identifies key objectives and requires all developments to 
comply with these aims.  The six objectives broadly seek to strengthen the role of the town 
centre, broadening its attraction, developing a unique identity, support an increase in homes, 
create a safe and high quality environment and improve ease of movement. The Dartford Town 
Centre Framework SPD amplifies these objectives and identifies key projects as well as future 
opportunities for improvement. 
 
(36) The proposed development will continue to contribute to the function and role of the 
town as a shopping centre as the majority of the ground floor will serve as a well sized retail 
unit. The agent advises that it is intended that the existing operator Cycle Kings will continue to 
trade from the site. 
 
Impact to visual amenity and to the character and appearance of the Conservation Area  
 
(37) I consider that the design and scale of the front of the proposed building, as facing 
Spital Street, is sympathetic to the existing character of the locality as well as the adjacent 
buildings, which are both three storey buiildings utilising the roofspace  with dormer windows. 
The current proposal is for a 3 storey building with a string parapet detail at the top of the front 
elevation reflecting similar detail on the building to the east and traditionally designed dormers 
windows set within a pitched roof with a ridge level lower than those on the adjacent properties. 
The rear of the pitched roof drops to a flat roof providing a full three storeys of floor space but 
this steps down to two-storey and then to ground floor as the building extends back.  
 
(38) The appearance of the ground floor shop unit will be an improvement to the existing 
unit as it will contain three individual, inset shop front windows separated by sizable pilasters. 
The shop front will also have a traditional stall riser and mullions and transoms breaking up the 
glazing. The pedestrian entrance to the apartments is along the eastern boundary via a covered 
walkway accessed via a secure gate adjacent to the shopfront.  
 
(39) The first floor of the existing building is not necessarily poor in design, but I consider 
the proposed development will result in a positive addition in the street scene with a more 
traditional design reflecting adjacent buildings. The first floor of the proposed building 
incorporates design features such as brick pier and corbel detailing. The windows on the front 
elevation will comprise of timber sash windows with stone cills and soldier courses. The design 
details take architectural references from the locality as well as creating articulation, visual 
interest and a narrower, vertical proportioning to the building.  
 



(40) The second floor will incorporate flat roof dormer windows which would sit significantly 
below the ridge, in line with the dormer windows at the adjacent property and would not be 
excessively wide ensuring that they will have a modest appearance. The flank of the dormer 
windows will not appear overbearing because of the adjacent buildings. 
 
(41) Overall I am satisfied that the front of the proposed building will be of a design and 
scale which is sympathetic to and enhances the character and appearance of the Conservation 
Area. Given the sensitivity of the design which reflects the traditional character of the area and 
the scale of the existing buildings I am satisfied that there will be no negative impact to the 
setting of the Listed Buildings which are located on the opposite side of Spital Street.    
 
(42) In addition to the impact to Spital Street, it is important to consider the impact to other 
parts of the town centre.  
 
(43) The development will have a maximum depth of some 48m and all elevations will be 
visible from various parts of the town centre as the adjacent properties on Spital Street mainly 
have open yards or single storey structures to the rear.    
 
(44) The western elevation will be visible from Highfield Road beyond the rear yards of 
neighbouring properties. Nevertheless, I do not consider that this elevation will appear 
overbearing as the separation will be some 84m. Furthermore, the flank of the building will have 
a staggered appearance and design details, such as glazing and a splayed screen at second 
storey which reduce the overall prominence of the building. The depth of the ground floor part 
will be the greatest, but this part will be less visible because of other neighbouring buildings 
and boundary treatments  
 
(45) The eastern elevation will be less visible in the general street scene but will be visible 
from the flank of the Listed Flying Boat Public House. However, because of the separation from 
this Listed Building and the staggered building line I am of the opinion that there would not be 
any harm to its setting, contribution or special features.   
 
(46) The rear elevation will be visible from various parts of the town centre, but in particular 
from Spring Vale, the site of a flatted development off of it and the Sainbury's car park on 
Instone Road. I consider that the proposed ground floor part of the building will have no greater 
impact than the existing building. Whilst the upper floors will be visible I consider that the vertical 
proportioning will help to make the development appear less prominent or overbearing. The 
stagger, set in from the boundaries and screens between the flats will help to provide 
articulation and interest. The plans also show that the rear elevation would be finished in 
different materials which will also help to visually break up the bulk and mass of the building. I 
am satisfied that the rear of the building, whilst modern in appearance, will be of a scale which 
is sympathetic to the adjacent premises and will not harm the character and appearance of the 
Conservation Area.  
 
(47) Overall I am satisfied that the design and scale of the proposed development will mean 
that it will have a positive visual impact in the town centre. I consider that it will have no harm 
to the historic environment and the character and appearance of the Conservation Area will be 
preserved and in my opinion enhanced.   
 
Impact to existing and future residential occupier amenity  
 
(48) Policy CS2 and the appended Dartford Town Centre Framework SPD seek to increase 
the number of homes in the town centre and ensure that it is a good place to live. Policy CS17, 
DP2, DP5 and DP8 place strong emphasis on ensuring that new development is of a high 
standard and that there are no negative impacts on existing neighbouring amenity. The 
development is assessed against these matters below. 
 
(49) Adjacent building to west - The adjacent properties on Spital Street are in mixed 
commercial and residential uses. I have little concern in relation to the ground floor part of the 
development as it will be adjacent to commercial uses. 
 



(50) The adjacent building to the west has a commercial use at ground floor and residential 
accommodation at first and second floor. The first floor part of the proposed building would 
project some 29m past the main rear upper wall of the adjacent building to the west, however 
much of it would be set in from the boundary. The part of the proposed building which would be 
along the boundary would be less than 3m deep. The neighbouring properties own projecting 
nib on the opposite is a lot deeper at some 7m. Beyond the 3m projection along the boundary 
the proposed building will be set in by some 2.35m for a length of 5.7m. The proposed first floor 
would then step out again separated from the adjacent boundary by 1.5m for a length of 5m. 
The remainder of the first floor would then splay away from the neighbouring boundary 
increasing the maximum separation to some 3m. The deepest part of the first floor would be 
separated further. I consider that given the separation from the boundary of the deepest part of 
the proposed first floor there will not be a significant loss of amenity to the closest rear window 
at the neighbouring building. Furthermore, as this neighbouring window only serves a galley 
style kitchen, it is not considered that there will be any significant detrimental impact to the 
amenity of the adjacent residential occupier, particularly as the window faces south. 
 
(51) The other neighbouring window at first floor is in the flank of the projecting nib and this 
serves a hallway. This window will look out onto the flank of the proposed building but given 
that it is set off the boundary and as it does not serve a habitable room I consider this 
relationship acceptable. 
 
(52) The adjacent neighbour has a dormer window at second floor which serves a habitable 
room (the property owner advises this is a bedroom). The closest part of the second storey of 
the proposed building will project some 3.1m along the boundary past the neighbouring dormer 
window. The remainder of the proposed second floor building will project some 21m beyond 
the neighbouring dormer but set some 2.5m away from the boundary for the most part but then 
increasing to some 4m at its farthest point as the proposed building angles away from the 
neighbouring boundary. I am satisfied that because of the separation of the main bulk of the 
proposed second storey from the boundary the dormer window at the neighbouring property 
will not be negatively affected by the built form. The neighbouring dormer will still have aspect 
because of the separation of the proposed building from the boundary as well as above the 
neighbouring property's own projecting nib. The dormer faces south and therefore the proposed 
building will not result in an unacceptable loss of sunlight. 
 
(53) Beyond the immediately adjacent property to the west the proposed development will 
be visible but it will not result in any direct impacts.  
 
(54) Therefore overall I am satisfied that there will be not be a detrimental impact to the 
amenity of the adjacent occupiers to the west. 
 
(55) Neighbouring impact to east - The immediately adjacent property to the east is a three 
storey building (not including the basement) which is in commercial (office) use. I consider that 
the proposed ground floor, whilst deep, will not have a negative impact as it is set in from the 
boundary and the rear of the adjacent property is used as a car park. 
 
(56) The proposed first floor rear would project some 16m from the rear of the neighbouring 
property with 11.6m of the depth along the boundary. The proposed second storey would 
project some 8m from the rear of the neighbouring building. The separation of the proposed 
upper floors from the boundary will I consider mitigate against impact. The windows at the 
neighbouring property will continue to retain aspect and being south-facing will continue to 
receive sunlight. Generally I am satisfied that as the adjacent property is in commercial use and 
because there will not be a significant impact to the windows there will be little harm to the use 
of the adjacent building. It is not considered that there will be any harm to other buildings beyond 
that immediately adjacent. 
 
(57) Impact to occupiers to the rear - The rear boundary of the application site immediately 
backs onto Lawrence Villa which is a residential property on Spring Vale as well as the site of 
a flatted scheme and the impact to these residential units is assessed below. 
 



(58) The rear boundary of the site adjoins the flank boundary of Lawrence Villa which has 
primary aspect to the front and rear, however the proposed development would mainly face the 
rear garden of this dwelling. 
 
(59) The ground floor of the proposed development would be set back from the boundary 
with Lawrence Villa by just over 9m. This set back allows for a communal amenity space for the 
residents of the proposed development. I consider that the proposal provides acceptable 
separation distances and the location of the external amenity area adjacent to the residential 
garden provides a traditional relationship of gardens. The submitted acoustic report states that 
a management strategy to prevent noisy activities, such as no ball games, no barbecues or 
parties, no alcohol, no noisy activities etc, taking place will be sufficient to protect residents of 
existing and proposed dwellings. Such restrictions would be difficult for the LPA to control but 
could be by the freeholder. However, as this amenity space will be communal I consider it 
reasonable to require an acoustic fence and planting adjacent to the rear boundary to further 
safeguard neighbouring amenity from any noise and disturbance. These measures would also 
mitigate against any overlooking. The comments from Environmental Health also support this 
requirement. 
 
(60) Due to the difference in ground levels and building heights the proposed first floor will 
be higher than the first floor at Lawrence Villa, but I do not consider that it will appear 
overbearing as at its closest point it will be separated by 21m. I also consider that this distance 
will be sufficient to prevent undue harm from overlooking. The second storey will be set some 
29.4m from the rear boundary. Therefore given the separation distances I consider there will 
not be a detrimental impact from overlooking or from the physical build. As Lawrence Villa is to 
the south it will continue to receive sunlight being adjacent to other gardens.   
 
(61) Given the separation distances referenced above, I do not consider that there will be 
any undue harm to the amenity of residents in the existing flatted scheme backing onto the site, 
particularly as the buildings would not directly face each other with the proposed development 
predominantly looking out onto the adjacent block's car park area.  
 
(62) Whilst there are residential occupiers beyond those mentioned above they are sited 
further away and will be impacted less.  
 
(63) I therefore conclude that there will be no harm to existing adjacent occupiers or 
residential amenity. 
 
(64) Future occupiers - standard of accommodation proposed - The Council's Local Plan 
seeks good quality homes for future occupiers. DP8 requires residential units to meet with the 
Nationally Described Space Standards (NDSS) unless clearly shown to be unnecessary or 
unviable due to the site specific circumstances. In this instance there are some shortfalls from 
the NDSS but this is because the design of the development is constrained by its historic 
setting. I consider that the development compensates for any shortfalls with other benefits to 
future occupiers as discussed below. 
 
(65) The ground floor units provide two high quality units. The units are separated from the 
adjacent commercial premises, being set in from the side boundaries. The units exceed NDSS, 
are generous in size and have a good layout. The habitable rooms would be provided good 
aspect and natural illumination and the units are south-facing. The units would also have private 
amenity spaces. There would be no stacking issues as the first floor units are set back and this 
staggered building line will also help to prevent direct overlooking of the ground floor private 
amenity areas. The units will look out onto the communal amenity space and whilst this will 
provide good aspect, there could be issues with overlooking or impact from noise and 
disturbance but I consider these matters could easily be resolved by incorporating planting or 
appropriate screening to provide an appropriate buffer. 
 
(66) Two of the units in the front of the proposed first floor have under-sized bedrooms, with 
one only marginally, but the overall unit sizes comply with NDSS. The habitable rooms would 
have good aspect over the town centre and natural illumination. The units would have access 
to the communal amenity space at ground floor. These flats are considered to be satisfactory 



and the diversion from the standards is considered acceptable in order to provide an external 
appearance which preserves the character of the Conservation Area. 
 
(67) The bedrooms in the first floor rear units have constrained aspect but all of the units 
significantly exceed NDDSS. The units will be provided with sizable private amenity spaces. 
The terraces will not be significantly overshadowed by the second floor which will be set back. 
I consider these two factors will result in acceptable usable spaces.   
 
(68) The second floor units located at the front are under-sized but only because they are 
in the roof and are served by dormer windows. From a heritage aspect it is more important that 
the dormers facing Spital Street are not overly large and therefore it is considered better to 
accept a shortfall in this instance. Habitable rooms would be provided with aspect and natural 
illumination.    
 
(69) The bedrooms in the second floor rear units will have constrained aspect being served 
by roof lights and because one window looks back into the site.  However the units comply with 
the NDSS and the living rooms are provided with good aspect as well as private terraces. 
 
(70) The noise assessment shows that acceptable internal noise levels can be met with 
double glazing and trickle vents (acoustically rated in most cases on the Spital Street facing 
façade). The report states that standard double glazing and trickle ventilation is acceptable at 
all other locations. It states that the noise level of existing sources upon the amenity space is 
already acceptable. Environmental Health comments also confirm that with appropriate glazing 
and ventilation the internal environment of the proposed units will meet the expected standards. 
However, Environmental Health do require acoustic fencing to be provided to the communal 
amenity space not because the adjacent sites are significantly noisy but to further safeguard 
the amenity space.    
 
(71) There are other several design and layout details which will contribute to the amenity 
of future occupiers. The units are accessed from a pedestrian gate to be located on Spital 
Street. This is a key benefit as town centre pressures can sometimes result in rear accesses 
which are less desirable lacking natural surveillance. The staircases are internal. The lobby 
areas are of a good size which will make the accommodation feel less cramped. The layout 
does not result in any significant stacking issues. Consideration has been given to provide 
privacy to the terraces. An external refuse and cycle area is provided. A key benefit is the size 
of the communal amenity space provided. 
 
(72) Overall the proposed accommodation is considered to be satisfactory. Any shortfalls to 
the units are compensated with other advantages in my opinion. Any further improvements to 
the quality of the accommodation would be at the expense of the character and appearance of 
the Conservation Area which would be more harmful. 
 
Parking Standards and Highway matters 
 
(73) The existing site has parking provision but the access is across an adjacent 
neighbouring site, Waterbridge Court. No parking is proposed as part of the proposed 
development as the site does not have its own vehicular access. The development would 
therefore not conform to the Council's adopted parking standards which require one space per 
residential unit in the town centre. KCC Highway Authority have confirmed that a vehicle access 
at this location would be unsuitable because of the proximity of the site to the road radius and 
the proximity of the proposed building to the road frontage. I consider that given these highway 
concerns and as the site has good transport links it would be very difficult for the Council to 
justify a reason for refusal on this ground alone, especially as the site is already identified for 
housing in the Local Plan.  
 
Future town centre development 
 
(74) The proposed development has been carefully designed so as to not negatively 
prejudice or sterilise other potential re-development of adjacent sites. I consider this to be a 
significant benefit of the scheme. 



Issues raised by the representations 
 
(75) The representations which have been received raise concerns about impact to the 
windows in neighbouring 56, impact to the adjacent offices, impact to parking pressures and 
impact from construction works. These matters are discussed below.  
 
(76) I consider that the impact to No. 56 has been mitigated against and has already been 
discussed in the main body of this report. 
 
(77) It is not considered that it would be justifiable to refuse permission based on the impact 
to the adjacent offices. The offices would continue to have outlook and natural illumination from 
the existing windows. I do not consider that the proposed residential uses would result in 
significantly more noise and disturbance than other uses. It is not considered that the proposed 
development would give rise to any more security issues or result in unacceptable overlooking.  
 
(78) The objections raise concerns about the development contributing to parking pressures 
in the surrounding roads in the town centre. Whilst this is a concern it is considered that it would 
be unjustifiable to refuse planning permission for a site identified for housing on this ground 
when future residents would have access to good transport links.  
 
(79) The adjacent office building has raised concerns about the impact from the proposed 
building works, however, this is not considered to be a valid town planning reason for refusal 
as this cannot be a material consideration in considering the principle of development. 
 
(80) Whilst the objections have been duly taken into account it is considered that the impact 
from the proposed development would not be so detrimental as to warrant a refusal. 
 
FINANCIAL BENEFITS 
 
(81) Under section 75ZA of the Town and Country Planning Act officer reports to the 
Development Control Board are required to include a list of 'financial benefits' which are likely 
to be obtained by the authority as a result of the development. A 'financial benefit' must be 
recorded regardless of whether it is material to the Council's decision. Government advice is 
that the decision maker should consider whether it is a material consideration in the 
consideration of a planning application. 
 
(82) In this particular case the following are the 'financial benefits' which I am aware of: 
Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of 390 square metres results in a 
CIL liability of £78,000 (before indexation), which subject to indexation will be paid on 
implementation. As Members are aware the CIL money achieved from developments goes into 
a pot and must be used to fund infrastructure to support development in the area, this includes 
new schools and strategic junction improvements where the money will be paid to the 
authorities responsible for providing these services.  I consider that this is a material 
consideration with regard to this proposal, as if the development were to commence, CIL 
monies received will assist in the delivery of  infrastructure projects that supports local 
development. 
 
(83) New Homes Bonus: is a grant paid by central government to local councils to reflect 
and incentivise housing growth in their areas. It is based on the amount of extra Council Tax 
revenue raised for new homes. Allocations are set by Government each year and so the amount 
of New Homes Bonus is not fixed for this proposal.  I consider this is not a material consideration 
with regard to the determination of the planning application. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(84) I have considered the application in the light of the Human Rights Act 1998. I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act. 
 



PUBLIC SECTOR EQUALITY DUTY 
 
(85) Due regard has been had to the Public Sector Equality Duty, as set out in Section 149 
of the Equality Act 2010. It is considered that the application proposals would not undermine 
objectives of the Duty 
 
ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS 
 
(86) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is not Schedule 1 or Schedule 2 development. It is not 
considered to require a screening opinion. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(87) The proposed development is identified for housing within the Local Plan and the 
principle of the development does not conflict with this.  
 
(88) The proposed development will re-provide the ground floor retail unit and therefore no 
harm is perceived to the role and function of the town centre.  
 
(89) The proposed development will not have a negative impact to the visual amenity of the 
town centre. It will preserve and in my opinion enhance the character and appearance of the 
Conservation Area. It will not have any negative impact to the setting, contribution or special 
features of any nearby Listed buildings. All aspects of the proposed building, including the two 
flanks and the rear will not have a negative visual impact on the surrounding area.   
 
(90) No significant detrimental harm is perceived to existing occupiers or to residential 
amenity as the development is appropriately separated. 
 
(91) The development will provide additional residential units of a decent standard, 
especially taking into account the constraints of fitting in with the historic environment. The 
provision of good quality private and communal amenity space is a key benefit of this town 
centre scheme.   
 
(92) I do not consider that there are any justifiable grounds on parking and highway matters 
as the site is identified for housing and is in a sustainable location.  
 
(93) I therefore conclude that the development complies with the town centre re-vitalisation 
aims outlined in Core Strategy Policy CS2 and the Dartford Town Centre Framework SPD as 
well as other parts of the Local Plan.   
 
(94) I therefore make a recommendation for approval subject to conditions. 
 
RECOMMENDATION: 
 
Planning permission is granted for the reasons set out in the report and subject to the 
following conditions:  
 
Conditions: 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: Site Location Plan; Proposed Ground & First Floor Plans H137/14 Rev. D; 
Proposed Second Floor & Roof Plans H137/15 Rev. D; Proposed Elevations H137/16 
Rev. C 

 



02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Prior to the commencement of development the applicant, or their agents or successors 

in title, will secure and implement: 
 
 i archaeological field evaluation works in accordance with a specification and written 

timetable which has been submitted to and approved by the Local Planning Authority; 
and 

 
 ii further 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 in writing by the Local Planning Authority 

 
03 To ensure appropriate assessment of the archaeological implications of any 

development proposals and the subsequent mitigation of adverse impacts through 
preservation in situ or by record in accordance with Policy DP12 of the adopted Dartford 
Local Plan. This information is required prior to commencement as it may affect 
construction works. 

 
04 Development shall not begin in any phase 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 be based upon the Surface 
Water Drainage Strategy (Ambiental Environmental Assessment, May 2019) and 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 without increase to flood risk on or off-
site. 

 The drainage scheme shall also demonstrate (with reference to published guidance): 
 

-  that silt and pollutants resulting from the site use can be adequately managed 
 to ensure there is no pollution risk to receiving waters. 

-  appropriate operational, maintenance and access requirements for each 
 drainage feature or SuDS component are adequately considered, including 
 any proposed arrangements for future adoption by any public body or statutory 
 undertaker. 

 The drainage scheme shall be implemented in accordance with the approved details. 
 
04 To ensure the development is served by satisfactory arrangements for the disposal of 

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

 
05 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: 

  
 -  Routing of construction and delivery vehicles to / from site 
 -  Areas available for parking and turning areas for construction and delivery 

  vehicles and site personnel 
 -  Timing of deliveries 
 -  Temporary traffic management / signage 
 -  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 and noise during construction; 



 -  A scheme for recycling/disposing of waste resulting from demolition and  
  construction works. 

 
05 To protect the amenity of local residential occupiers, to prevent pollution and to maintain 

conditions of highway safety in accordance with Policy DP5 of the adopted Local Plan. 
This information is required prior to commencement so that the construction practices 
can be agreed. 

 
06 Before commencement of any building operations on site, a contaminated land and site 

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

 
06 In the interests of safety and amenity in accordance with Policy DP5 of the adopted 

Dartford Local Plan and the protection of Controlled Waters. This information is required 
prior to commencement in the interests of safety. 

 
07 Prior to commencement of demolition or construction, a demolition and construction 

methodology shall be submitted to and approved in writing by the Local Planning 
Authority, in consultation with Thames Water. This methodology shall demonstrate there 
is no harm to subsurface potable water infrastructure/water main. The details shall 
confirm access arrangements to the infrastructure during and post construction works. 
Any demolition and construction must be undertaken in accordance with the terms of the 
approved information.  

 
07 The proposed works will be in close proximity to underground strategic water main, utility 

infrastructure. The works have the potential to impact on local underground water utility 
infrastructure, in accordance with Policy CS2 and CS25 of the adopted Local Plan. This 
information is require prior to commencement as it may affect construction works. 

 
08 Before commencement of the construction of the development hereby approved details 

and samples of all materials to be used externally shall be submitted to and approved in 
writing by the Local Planning Authority. The development shall be carried out in 
accordance with the approved details. 

 
08 To ensure that the development does not harm the character and appearance of the 

existing building, visual amenity of the locality and the character and appearance of the 
Conservation Area in accordance with Policy DP2, DP12 and DP13 of the adopted 
Dartford Local Plan. 

 
09 Before the dwellings hereby approved are constructed, confirmation shall be provided to 

the Local Planning Authority in writing that the development will comply with Category 
M4(2) or Category M4(3) of the Building Regulations or justification shall be provided of 
non-conformity with these requirements. 

 
09 In order to provide accessible/adaptable accommodation in accordance with Policy DP8 

of the Dartford Local Plan 
 
10 Before installation details shall be submitted to and approved in writing by the Local 

Planning Authority of the windows and dormers. The details shall include but not be 
limited to details of frames, reveals, cills etc. The windows and dormers installed shall be 
as per the approved details and no further changes shall be made unless prior permission 
has been obtained in writing from the Local Planning Authority. 

 
10 To ensure that the development does not harm the character and appearance of the 

existing building, visual amenity of the locality and the character and appearance of the 



Conservation Area in accordance with Policy DP2, DP12 and DP13 of the adopted 
Dartford Local Plan. 

 
11 Before installation details shall be submitted to and approved in writing by the Local 

Planning Authority of the appearance of the soil and vent pipes, rainwater goods or any 
similar external features. The building shall be completed in accordance with the 
approved details and maintained thereafter unless prior permission has been obtained 
in writing from the Local Planning Authority. 

 
11 No detailed information has been provided and is required in the interests of the character 

and appearance of the Conservation Area in accordance with Policy DP2, DP12 and 
DP13 of the adopted Dartford Local Plan. 

 
12 Before the installation of the windows serving the residential units hereby approved 

details shall be submitted to and approved in writing by the Local Planning Authority of 
the glazing and acoustic ventilation, either passive or powered. The windows shall be 
installed in accordance with the approved details only before occupation of the residential 
units and maintained thereafter, unless prior permission has been obtained in writing by 
the Local Planning Authority. 

 
12 In the interests of the internal environment of the residential units in accordance with 

Policy DP2, DP5 and DP8 of the adopted Dartford Local Plan. 
 
13 No infiltration of surface water drainage into the ground is permitted other than with the 

prior written consent of the Local Planning Authority. Where infiltration is proposed to be 
used to manage the surface water from the development hereby permitted, it will only be 
allowed within those parts of the site where information is submitted to and approved in 
writing by Local Planning Authority demonstrating that there is no resultant unacceptable 
risk to controlled waters and/or ground stability. The development shall only then be 
carried out in accordance with the approved details unless prior permission has been 
obtained in writing from the Local Planning Authority. 

 
13 To ensure that the development does not contribute to, or is not put at unacceptable risk 

from, or adversely affected by, unacceptable levels of water pollution caused by 
mobilised contaminants in line with paragraph 170 of the National Planning Policy 
Framework and Policy DP5 of the adopted Dartford Local Plan. 

 
14 Piling or any other foundation designs using penetrative methods shall not be permitted 

unless details have been first submitted to and approved in writing by the Local Planning 
Authority. The details shall demonstrate, by a piling risk assessment that there is no 
resultant unacceptable risk to groundwater, including measures to prevent and minimise 
the potential for damage to subsurface sewerage infrastructure and subsurface water 
infrastructure. The details shall provide a piling method statement (detailing the depth 
and type of piling to be undertaken and the methodology by which such piling will be 
carried out, including measures to prevent and minimise the potential for damage to 
groundwater, subsurface sewerage infrastructure, subsurface water infrastructure and 
the programme for the works). Any piling must be undertaken in accordance with the 
approved details.   

 
14 To ensure that the development does not contribute to, or is not put at unacceptable risk 

from, or adversely affected by, unacceptable levels of water pollution caused by 
mobilised contaminants in line. The proposed works will be in close proximity to 
underground sewerage and water utility infrastructure. Piling has the potential to 
significantly impact / cause failure of local underground sewerage and water utility 
infrastructure. This information is required in accordance with Policy CS25 and Policy 
DP5 of the adopted Dartford Local Plan. 

 
15 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. 

 
15 To protect the amenities of the residents of nearby dwellings in accordance with Policies 

DP5 and DP20 of the adopted Dartford Local Plan. 
 
16 If, during development, contamination not previously identified is found to be present at 

the site then no further development (unless otherwise agreed in writing with the Local 
Planning Authority) shall be carried out until a remediation strategy detailing how this 
contamination will be dealt with has been submitted to and approved in writing by the 
Local Planning Authority. The remediation strategy shall be implemented as approved. 

 
16 To ensure that the development does not contribute to, or is not put at unacceptable risk 

from, or adversely affected by, unacceptable levels of water pollution from previously 
unidentified contamination sources at the development site in line with paragraph 170 of 
the National Planning Policy Framework and Policy DP5 of the adopted Dartford Local 
Plan. 

 
17 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 and prepared by a suitably competent person, has 
been submitted to and approved writing by the Local Planning Authority. The Report shall 
demonstrate the suitable modelled operation of the drainage system where the system 
constructed is different to that approved. The Report shall contain information and 
evidence (including photographs) of details and locations of inlets, outlets and control 
structures; landscape plans; full as built drawings; information pertinent to the installation 
of those items identified on the critical drainage assets drawing; and, the submission of 
an operation and maintenance manual for the sustainable drainage scheme as 
constructed. 

 
17 To ensure that flood risks from development to the future users of the land and 

neighbouring land are minimised, together with those risks to controlled waters, property 
and ecological systems, and to ensure that the development as constructed is compliant 
with and subsequently maintained pursuant to the requirements of paragraph 165 of the 
National Planning Policy Framework in accordance with Policy DP2 and DP5 of the 
adopted Dartford Local Plan. 

 
18 Prior to occupation of the development hereby approved, a contaminated land closure 

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

 Prior to any part of the permitted development being occupied a verification report 
demonstrating the completion of works set out in the approved remediation strategy (in 
relation to safeguarding against water pollution) and the effectiveness of the remediation 
shall be submitted to, and approved in writing, by the Local Planning Authority. The report 
shall include results of sampling and monitoring carried out in accordance with the 
approved verification plan to demonstrate that the site remediation criteria have been 
met. 

 
18 To ensure that the site does not pose any further risk to human health or the water 

environment by demonstrating that the requirements of the approved verification plan 
have been met and that remediation of the site is complete. This is in line with paragraph 
170 of the National Planning Policy Framework and Policy DP5 of the adopted Dartford 
Local Plan. 

 



19 Prior to occupation of the development hereby approved, a Travel Plan is to be submitted 
to and approved in writing by the Local Planning Authority and should cover the following 
issues: 

 
 -   Travel Plan co-ordinator 
 -   Measures to be taken to encourage walking, cycling, use of public transport 

  and reduce car travel. 
 -   Monitoring and review 
 -   Programme for implementation. 
 The approved Travel Plan shall be implemented in accordance with the approved 

implementation programme. 
 
19 To encourage sustainable methods of transport in accordance with Policy DP4 of the 

adopted Dartford Local Plan. 
 
20 Prior to occupation details shall be submitted to and approved in writing by the Local 

Planning Authority for the provision of a planting screen and acoustic fence to be 
provided along the rear boundary and the rear of the ground floor terraces. The planting 
screens and acoustic fences shall be provided as per the approved details prior to first 
occupation and maintained thereafter unless prior permission has been obtained in 
writing from the Local Planning Authority. 

 
20 In the interests of providing appropriate mitigation measures from the use of the 

communal amenity area to the neighbouring property backing onto the site and the 
proposed residential units in the ground floor of the proposed development in accordance 
with Policy DP5 of the adopted Local Plan. 

 
21 Prior to occupation details shall be submitted to and approved in writing by the Local 

Planning Authority of acoustic fencing along the side boundaries of the communal 
amenity space. The acoustic fencing shall be provided prior to first occupation and 
maintained for the lifetime of the development unless prior permission has been obtained 
in writing from the Local Planning Authority. 

 
21 In the interests of safeguarding the communal amenity space by providing appropriate 

mitigation measures from adjacent commercial sites in accordance with Policy DP5 of 
the adopted Local Plan. 

 
22 Prior to occupation details shall be submitted to and approved in writing of the screens 

to the terrace areas. The screens shall be provided prior to first occupation and shall at 
all times be maintained at a height of 1.7m above the floor of the terrace served unless 
prior permission has been received in writing from the Local Planning Authority. 

 
22 In the interests of providing privacy to the proposed units and not prejudicing adjacent 

sites in accordance with Policy DP2 and DP5 of the adopted Local Plan. 
 
23 Prior to the occupation of the development hereby approved facilities for the storage and 

collection of waste and refuse shall be provided as per drawing H137/14 Rev. D and 
thereafter maintained in accordance with the approved details. 

 
23 To ensure that the proposed development does not prejudice the enjoyment of 

neighbouring occupiers and in the interests of the character and appearance of the 
Conservation Area in accordance with Policy DP2, DP12 and DP13 of the adopted Local 
Plan. 

 
24 Prior to occupation of the development hereby approved, the cycle storage area shall be 

provided in the location shown on drawing H137/14 Rev. D and shall be maintained 
thereafter. 

 
24 To encourage more sustainable methods of transport and in accordance with adopted 

Parking Standards Supplementary Planning Guidance. 



25 Prior to occupation of the development hereby approved, the terraces and communal 
amenity space as shown on drawings H137/14 Rev. D and H137/15 Rev. D shall be 
provided and maintained for the lifetime of the development unless prior permission has 
been obtained in writing from the Local Planning Authority. 

 
25 In the interests of occupier amenity in accordance with Policy DP8 of the adopted 

Dartford Local Plan. 
 
26 Prior to the occupation of the development hereby approved, details of all boundary 

enclosures shall be submitted to and approved in writing by the Local Planning Authority.  
Development shall be carried out and thereafter maintained in accordance with the 
approved details unless prior approval has been obtained in writing from the Local 
Planning Authority. 

 
26 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. 

 
27 Prior to occupation of the development hereby approved, details of any proposed 

external lighting to be attached to the buildings or erected within the external curtilage 
shall be submitted to and approved in writing by the Local Planning Authority.  Such 
details shall include siting, angles, levels of illumination and any shields.  Development 
shall be carried out in accordance with the approved details. 

 
27 To protect the amenities of the area and in accordance with Policies DP2 and DP5 of the 

adopted Dartford Local Plan. 
 
28 Prior to occupation of the development hereby approved the glazed wall on the western 

elevation of the first floor, as shown on drawing no. H137/14 Rev. D shall at all times 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 and shall be non-opening unless the parts of the openings are 
more than 1.7 metres above the floor of the room in which the window is installed.  The 
glazing shall be maintained as such thereafter for the lifetime of the development unless 
prior approval has been obtained in writing from the Local Planning Authority. 

 
28 To safeguard the privacy of adjoining residents in accordance with Policies DP2 and DP5 

of the adopted Dartford Local Plan. 
 
29 The dwellings hereby approved shall not be occupied until evidence is 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 

 
29 To ensure that the development is sustainable in accordance with Policy DP11 of the 

adopted Dartford Local Plan. 
 
30 No part of the flat roof over the ground floor and first floor, or any other part of the building 

other than as hereby approved shall be used as a roof garden, balcony or amenity area. 
 
30 To safeguard the privacy of adjacent sites and residents in accordance with Policy DP2 

and DP5 of the adopted Dartford Local Plan. 
 
31 No changes shall be made to the terraces hereby approved without the prior written 

consent of the Local Planning Authority. 
 
31 In the interests of the amenity of nearby residents and the character and appearance of 

the Conservation Area in accordance with Policy DP2, DP5, DP12 and DP13 of the 
adopted Dartford Local Plan. 

 



32 No structure, plant, equipment or machinery shall be placed, erected or installed on or 
above the roof or on external walls without the prior approval being given in writing by or 
on behalf of the Local Planning Authority. 

 
32 In order not to prejudice the visual appearance of the building and the character and 

appearance of the Conservation Area in accordance with Policy DP2, DP12 and DP13 
of the adopted Dartford Local Plan. 

 
33 The ground floor retail shop hereby permitted shall be only for retail, Use Class A1 and 

for no other use whether permitted by the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) (or any order revoking or re-enacting 
that Order) or not. 

33 In the interests of the amenities of the residential units hereby approved in accordance 
with Policy DP5 of the adopted Dartford Local Plan. 

 
34 The use of the ground floor retail shop shall not be carried on outside the hours of 09.00 

to 18.00 Mondays to Saturdays and 10.00 to 17.00 Sundays or Bank Holidays unless 
otherwise agreed in writing by or on behalf of the Local Planning Authority. 

 
34 To avoid unreasonable disturbance outside normal working hours to nearby residential 

properties contrary to Policy DP5 of the adopted Dartford Local Plan. 
 
35 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 

Permitted Development) Order 2015  (or any other amending, revoking and re-enacting 
that Order), no windows or similar openings shall be constructed in any elevation of the 
building, including the roof, other than as hereby approved, without the prior written 
consent of the Local Planning Authority. 

 
35 To enable the Local Planning Authority to regulate and control any such further 

development in the interests of amenity and privacy of the adjoining property in 
accordance with Policies DP2 and DP5 of the adopted Dartford Local Plan. 

 
INFORMATIVES 
 

01 Piling can result in risks to groundwater quality by mobilising contamination when boring 
through different bedrock layers and creating preferential pathways. Thus it should be 
demonstrated that any proposed piling will not result in contamination of groundwater. If 
Piling is proposed, a Piling Risk Assessment must be submitted, written in accordance 
with Environment Agency guidance document "Piling and Penetrative Ground 
Improvement Methods on Land Affected by Contamination: Guidance on Pollution 
Prevention. National Groundwater and Contaminated Land Centre report NC/99/73". 

 The CL:AIRE Definition of Waste: Development Industry Code of Practice (version 2) 
provides operators with a framework for determining whether or not excavated material 
arising from site during remediation and/or land development works are waste or have 
ceased to be waste. Under the Code of Practice excavated materials that are recovered 
via a treatment operation can be re-used on-site providing they are treated to a standard 
such that they fit for purpose and unlikely to cause pollution treated materials can be 
transferred between sites as part of a hub and cluster project formally agreed with the 
Environment Agency some naturally occurring clean material can be transferred directly 
between sites.                                                                              

 
 Developers should ensure that all contaminated materials are adequately characterised 

both chemically and physically, and that the permitting status of any proposed on site 
operations are clear. If in doubt, the Environment Agency should be contacted for advice 
at an early stage to avoid any delays.                                                                 

 
 The Environment Agency recommends that developers should refer to the Position 

statement on the Definition of Waste: Development Industry Code of Practice and; the 
Environmental regulations page on GOV.UK. Any re-use of excavated materials not 
undertaken formally using the CL:AIRE Definition of Waste Code of Practice would 



require an environmental permit for deposit, unless materials are solely aggregates from 
virgin sources, or from a fully compliant Quality Protocol aggregates supplier. Any deposit 
of materials outside of these scenarios could be subject to enforcement actions and/or 
landfill tax liabilities. 

 
02 The applicant is advised to contact Environmental Health on 01322 343434 for technical 

advice with regards to the submission of (noise attenuation measures / gas impermeable 
membrane details / a contaminated land assessment / a contaminated land closure 
report / odour and noise control measures).                                                    

 
03 Housing Informative                                                                                                          

It is not clear whether these units of accommodation will be marketed immediately for 
sale or be used to provide private rented accommodation. The Private Sector Housing 
Team does not have any objections to this plan in principal, however, any property 
made available as private rented accommodation must be free of Category 1 Hazards 
under the Housing Health & Safety Rating System (HHSRS) as described in the 
Housing Act 2004; this should be a consideration in the design of the units.                       
It should also comply with all requirements /responsibilities of a Private Landlord. More 
information can be found on the Council’s website http://www.dartford.gov.uk/by-
category/housing2/housing/private-sector-housing/private-landords and 
https://www.gov.uk/renting-out-a-property/landlordresponsibilities or by contacting the 
Private Sector Housing Team direct; HousingPrivateSector@dartford.gov.uk , 01322 
343152.  

 
04 Please note: Planning permission does not convey any approval for construction of the 

required vehicular crossing, or any other works within the highway for which a statutory 
licence must be obtained. Applicants should contact Kent County Council - Highways 
and Transportation (web: www.kent.gov.uk/roads_and_transport.aspx or telephone: 
03000 418181) in order to obtain the necessary Application Pack. 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 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-
boundary-enquiries                                                          

 
 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. The applicant is reminded that before 
any advertisements can be displayed for the ground floor retail unit advertisement 
consent should be sought.                                                      

 
05 Environmental Health construction advice The applicant is advised to seek advice from 

Environmental Health on 01322 343434 as to how to minimise the impact of noise from 
demolition/construction work on local residents and how to mitigate/suppress dust during 
demolition and construction works.  

 
06 Site Waste Management Plan                                                                                       

The applicant is advised to contact Environmental Health on 01322 343434 with 
regards to the submission of a Site Waste Management Plan in accordance with the 
Site Waste Management Plan Regulations 2008.  

 
07 Construction Code of Conduct                                                                                      

The applicant is advised to contact Environmental Health on 01322 343434 with 

http://www.dartford.gov.uk/by-category/housing2/housing/private-sector-housing/private-landords
http://www.dartford.gov.uk/by-category/housing2/housing/private-sector-housing/private-landords
https://www.gov.uk/renting-out-a-property/landlordresponsibilities
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-e
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-boundary-e


regards to the submission of a Construction Code of Conduct in accordance with the 
Control of Pollution Act 1974.  

 
08 Party Wall Act                                                                                                                   

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

 
09 Registration of new property                                                                                         

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. 

 
10 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.                                  

 
11 The applicant is advised to seek guidance from the Environment Agency’s standing 

advice: 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=LRnGT+7hbmzZD20pmIYSc
weRQylxtdWem+GlmJuZmJXHO0jsoBuJD7UasinpQGVL4AYOQBnJcVYEoS+gdBBsB
XVqhfpYmYdR7rhjFn3b+mccVN6CUmhfEI2xPWMXf9iiBTo2D3jMwuLVuQQtlQG7cw=
= 

 
12 Please refer to Thames Water advice re ‘working near our assets’ to ensure your 

workings will be in line with the necessary processes you need to follow if you’re 
considering working above or near our pipes or other structures. 

  
 https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-

development/Working-near-or-diverting-our-pipes. Should you require further 
information please contact Thames Water. Email: 
developer.services@thameswater.co.uk Phone: 0800 009 3921 (Monday to Friday, 
8am to 5pm) Write to: Thames Water Developer Services, Clearwater Court, Vastern 
Road, Reading, Berkshire RG1 8DB  

 
13 A Groundwater Risk Management Permit from Thames Water will be required for 

discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry 
Act 1991. Thames Water  would expect the developer to demonstrate what measures 
he will undertake to minimise groundwater discharges into the public sewer. Permit 
enquiries should be directed to Thames Water’s Risk Management Team by 
telephoning 020 3577 9483 or by emailing wwqriskmanagement@thameswater.co.uk. 
Application forms should be completed on line via www.thameswater.co.uk. Please 
refer to the Wholsesale; Business customers; Groundwater discharges section. 

 With regard to surface water drainage and Thames Water requirements, further 
information please refer to the following website. 
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-
services/Wastewater-services  

 
14      The applicant is advised to consider the responses from all consultees including the 
          EA, Thames Water and Environmental Health.  
 
15      Thames Water 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   

https://mail1.dartford.gov.uk/enduser/classify_url.html?url=LRnGT+7hbmzZD20pmIYScweRQylxtdWem+GlmJuZmJXHO0jsoBuJD7UasinpQGVL4AYOQBnJcVYEoS+gdBBsBXVqhfpYmYdR7rhjFn3b+mccVN6CUmhfEI2xPWMXf9iiBTo2D3jMwuLVuQQtlQG7cw
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=LRnGT+7hbmzZD20pmIYScweRQylxtdWem+GlmJuZmJXHO0jsoBuJD7UasinpQGVL4AYOQBnJcVYEoS+gdBBsBXVqhfpYmYdR7rhjFn3b+mccVN6CUmhfEI2xPWMXf9iiBTo2D3jMwuLVuQQtlQG7cw
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=LRnGT+7hbmzZD20pmIYScweRQylxtdWem+GlmJuZmJXHO0jsoBuJD7UasinpQGVL4AYOQBnJcVYEoS+gdBBsBXVqhfpYmYdR7rhjFn3b+mccVN6CUmhfEI2xPWMXf9iiBTo2D3jMwuLVuQQtlQG7cw
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services
https://developers.thameswater.co.uk/Developing-a-large-site/Apply-and-pay-for-services/Wastewater-services


          Waters pipes. The developer should take account of this minimum pressure in the  
          design of the proposed development. 
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