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SITE DESCRIPTION 
 
(1) The application site, known as Stone Pit II, is approximately 23 hectares and comprises 
an 'L-shaped' former chalk quarry that was been until recently being filled and restored with 
inert fill to an. The site is bounded to the north by the A226 London Road and a small electricity 
substation in the north-west corner of the site. Stone Pit I, another restored landfill site, lies on 
the opposite side of London Road. 
 
(2) The western boundary part of the site abuts Alamein Gardens, Clarendon Gardens and 
the allotments accessed from Kirby Road. To the south, the site is bounded by the A296 Watling 
Street, with Darent Valley Hospital opposite. 
 
(3) The eastern boundary of the site fronts St. James' Lane, the cemetery, properties in 
Morgan Drive and Stone Recreation Ground.  Three electricity lines cross the site from south 
east to north-west. These comprise a 33kV, a 132kV and a 400kV line. The pylons are just 
outside the application site. The 33kV and the 132kV cables are to be rerouted by statutory 
undertakers during the fill and restoration phases at the quarry. 
 
(4) Although the site and surrounding area appear relatively level, site levels do drop from 
south to north across the site with an approximate 25m drop from the south to the north, which 
is a gentle slope along the approximate 750m length of the site. 
 
(5) The site comprises a former quarry that was excavated to a significant depth and 
following completion of quarrying works, various consents have been granted for the infilling of 
the site with inert waste (soils/earth rather than household waste). The permissions granted for 
landfill operations have been from KCC Planning as the Minerals and Waste Authority and the 
most recent consent granted by KCC expired at the end of 2019. Since the expiry of that 
permission the importation of materials into the site has ceased. 
 
(6) The planning permission granted by KCC set the proposed final restoration ground 
level for the site and this was to be several metres below the level of the cliffs that remained at 
the edges of the site. The final ground level would therefore have been below the level of the 
immediately surrounding land and properties.  



PROPOSAL 
 
(7) This application seeks permission to raise the ground levels of the site from the lower 
level consented by KCC as part of the fill works up to a level that would be similar to that of the 
surrounding land in order to provide a development platform for the outline planning permission 
for a mixed use scheme on the site including up to 870 dwellings and associated commercial 
uses.  An amendment to the outline planning permission's parameter plans is considered at 
item 6 on this agenda (reference 19/01280/VCON). As the proposal is for the creation of a 
development platform now and not simply the filling of the quarry, the Borough Council are now 
the planning authority as the proposal relates to the new development.  
 
(8) The proposed levels meet (rather than extend beyond) the quarry edge and integrate 
with the existing ground level around the unworked quarry margin. The proposed levels within 
the site undulate slightly but the general level increase above that approved under the outline 
application is 1m at the northern end of the site with the general change being an increase of 
3-4m in the central and southern sections of the site although in some sections of the site the 
increase is around 6m above the previous approved level. However, at this point where a 
greater increase is proposed, sections across the centre parts of the site show that the 
proposed development platform levels will still be between 1.1m and 2.1m below the levels in 
Clarendon Gardens to the west and Morgan Drive to the east. 
 
(9) The quarry site has been filled with inert waste under a KCC permission as part of the 
restoration proposals for the quarry. However, much of the site has already been filled to a level 
above that set out in the KCC planning permission.  This soil has also been compacted so that 
the current levels on the majority of the site are in line with those sought under the current 
planning permission. The current application is therefore partly retrospective in that the levels 
sought by this permission have already been provided, but the fill carried out at that time was 
a KCC planning matter as part of the fill associated with the quarry so the imported soil was not 
carried out in breach of any proposals with regard to the creation of the development platform 
of the site. Work under the KCC planning permission has now ceased and the KCC permission 
has expired. 
 
(10) The operations required to achieve the development platform (ground level) proposed 
across the site are similar to the operations that have been carried out for many years at this 
site under the KCC consent. The additional fill need to now complete the development platform 
at the ground level proposed is estimated to be a further 205,000m3 of material, this would all 
be imported into phase 3. It is proposed that this would continue to be imported via tipper lorry 
deliveries as has been the practice for many years.  The applicant estimates that it will take 
approximately 18 months to import the additional fill material required to achieve the ground 
levels sought. 
 
(11) The proposal seeks to retain the existing site access into St James Lane and the 
application advises that this will be sole access/egress for the HGV vehicles bringing in the fill 
material. The application also seeks consent for the retention of the site compound and various 
associated facilities until the fill work is complete. The site compound is close to the St James 
Lane access and includes site offices and welfare facilities and also wheel washing equipment 
together with the provision of additional wheel washing equipment.  
 
(12) In order to ensure the site is suitable for future residential development, the fill needs 
to be surcharged once the proposed restoration level has been achieved. The surcharge 
process has already been completed in relation to Phases 1 and 2. The proposal includes the 
requirement to surcharge Phase 3. Surcharging involves the creation of a 5m surcharge pile on 
top of the fill to compress the material beneath. Once the surcharge pile has been created the 
material is proposed to remain in place for up to 20 weeks, at which time it is removed over the 
following 8 weeks and replaced as fill/restoration material into the remainder of Phase 3, to 
bring these areas up to the proposed restoration level. Phase 3 is the area to the south-east of 
the site, bounded by Watling Street, St James Lane and residential development on the 
northern boundary.  
 



(13) The application has been accompanied by various reports and assessments including 
highways/traffic and air quality and these are considered in the assessment below. 
 
RELEVANT HISTORY 
 
(14) Planning permission was granted in August 1952 to work minerals at the site. 
DA/13/715 (KCC Consent) for variation of time limit for completion to restoration to allow new 
expiry date of 31st December 2019. 
 
(15) 05/00221/OUT Development comprising or to provide development of up to 870 
dwellings and in addition up to 1,200 sq metres of built floorspace (in total) for: business 
premises (B1(a) (b) and (c)); community and social facilities (D1 and D2) ; provision of a primary 
school site and supporting retail (A1, A2, A3, A4 and A5). Such development to include; vehicle 
parking; laying out open space (including open space, parkland, play spaces, pond and water 
features); landscaping; works to create ecological and natural reserves and refuge areas; 
provision and/or upgrade of services and related service media and apparatus; drainage works; 
pedestrian, cyclist and vehicular ways; and miscellaneous ancillary and associated engineering 
and other operations. Permission issued 30th October 2017 following the completion of a legal 
agreement. 
 
COMMENTS FROM ORGANISATIONS 
 
(16) KCC Highways: They note that the traffic generation for the proposed application does 
not generate any more vehicle movements than the work carried out under the KCC planning 
permission. They advise however, that KCC Highways and Transportation have had complaints 
with regards to the material which has been transported onto the highway under the KCC 
permission. They advise that the wheel washing facility needs to be improved to ensure the 
wheels and undercarriage of vehicles are washed and then checked by staff. Then if necessary 
a second wash is carried out, which must be a manual (handheld) jet wash to ensure vehicles 
are clean. They also request that a road sweeper must be available on-site at all times to ensure 
the site is kept as clean as possible.  
 
(17) KCC Planning: No objection subject a satisfactory response from the Environment 
Agency and a condition being imposed securing an interim restoration scheme should the 
permitted housing scheme not come forward in a reasonable time scale. Other conditions 
should be imposed along the lines of those imposed on previous KCC permissions. 
 
(18) Environment Agency: No comments as any additional agreement will be required to be 
implemented via the agreed strategy within the Environmental Permit. 
 
(19) Stone Parish Council: Support the application subject to:- 
 
 - The increased height should not result in increased water run-off onto London 
  Road. 
 - The developer ensures they are making all necessary repairs, especially  
  those that effect the security of the site. 
 - Local residents being informed of any works or changes that will affect them. 
 
(20) Environmental Health: No objection subject to the imposition of conditions seeking to 
manage the operation. 
 
(21) KCC Ecology : No Objection 
 
NEIGHBOUR NOTIFICATION 
 
(22) Neighbours to the east and west of the site have been consulted and site notices have 
also been posted in neighbouring roads. Three letters have been received which raise the 
following issues:- 
 



 - Comments have previously been made about the proposed change in levels 
  and the unacceptability of this due to increased impact on surrounding  
  occupiers.  
 - The plans show no details of the proposed entrance and exit roads. 
 - The area is already congested and there is insufficient infrastructure to cope 
  with new housing. 
 
(23) Comments have also been made with regard to the previous operation of the landfill 
site but there are not material to the current planning application, as these relate to a planning 
permission for which Kent County Council are the planning authority. But the concerns raised 
related to the compaction of materials on the site causing vibration and damage to surrounding 
properties; surcharging which has taken place without consent; dust resulting from the fill 
operations on site; and the fact that the fence on the western boundary has been left in a poor 
state of repair and the trees have been neglected and are showing signs of distress. 
 
(24) In addition to the above representations, a petition has been submitted. This has been 
signed by 22 residents and objects to the change in fill levels. The petition also states that the 
increased land levels will result in increased noise and dirt during construction as the level of 
protection provided by the lower site and construction levels will be removed. The petition also 
raises concerns about previous lack of enforcement in relation to dust and noise issues.  It 
should be noted that this petition was prepared in summer 2019 and I have been advised that 
it was submitted to the Council at that time. However, no record of the petition being submitted 
at that time can be found and the petition has therefore been re-submitted to the Council 
recently. The petition was therefore prepared significantly before the actual applications 
currently being considered were submitted and therefore those that signed the petition would 
not have been aware of the detail of the application in relation to the exact nature of the 
proposals and the supporting statement and documents submitted. I therefore give this petition 
very limited weight. 
 
RELEVANT POLICIES 
 
(25) 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. 
 
(26) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
CS4: Ebbsfleet to Stone Priority Area. The site is identified as a key development site 
 
(27) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP5: Environment and Amenity Protection 
DP25: Nature Conservation and Enhancement 
 
(28) The National Planning Policy Framework is also a material consideration. 
 
COMMENTS 
 
Key Issues 
 
(29) There are two considerations with regard to this proposal, firstly the principal of the 
raising of the ground levels to provide the development platform and secondly the impact of the 
proposed site operations in order to achieve the levels proposed including traffic impacts and 
noise and dust.  
 
(30) The principle of raising the ground level has been considered under item 6 with regard 
to the amendment of the parameter plans, the consideration below is therefore the same with 



regard to the raised ground levels but this full application provides details of how the land raised 
will be carried out. 
 
The principle of the development platform proposed. 
 
(31) The applicant advises that the changes are required to improve site drainage - there is 
a drop from 58m AOD TO 30m AOD and the revised levels give a more gradual slope from 
south to north. The previous approved development platform levels assumed a nonlinear slope. 
The revised levels also give more flexibility in the east-west slopes of the site with the natural 
fall identified by the cliff faces replicated in the revised fill levels. The previous levels assumed 
that all the services would feed solely to the west - opposite Clarendon Gardens/allotment area 
midway down the site the cliff face wall on the eastern side was 3-4m lower than the western 
boundary so with a natural fall it left a 3-4m cliff face on the western side of the site. I agree 
with the applicant that this is not desirable and the proposed levels appear to show improved 
drainage. 
 
(32) The approved planning drawings, assume that the UKPN cables would be 
undergrounded via a complex route through the roads of Morgan Drive. Once the feasibility of 
this was investigated the cost of this route was considered prohibitive and together with the 
disruption to the neighbourhood and the timeline this made the scheme unworkable. The cables 
are now proposed to be undergrounded along the western boundary of our site. This requires 
a 12m clear easement along the western boundary: the applicants' advise that the cliff face is 
not sufficient to accommodate this in some areas and land will need to be taken within the fill 
area. However the ground level needs to be at the same horizontal level for all cables and 
therefore the ground levels need to be raised along the cliff face on the western boundary. 
 
(33) The approved plans left a 3m fall from the southern cliff face wall. This is only some 
10-15m from the Watling Street access and the fall would result in an unacceptable gradient 
from the site access to the internal roads.  
 
(34) The approved plans allow for connectivity to the surrounding area but some of these 
access would have need to be stepped and the levels which would make construction of ramps 
difficult in order to provide for cyclists, pushchairs or mobility scooters.  
 
(35) I consider that the raised ground levels proposed are an improvement over the current 
approved levels for the outline planning permission which used the quarry restoration levels. 
The raised ground levels enables the site to be better integrated with the surrounding area, 
facilitating level access with shallower gradients for the proposed access and connections 
routes, which is more likely to encourage walking and cycling. I also consider that the proposed 
gradients across the site, being shallower will allow for an easier detailed design of the 
development and allow for more efficient surface water drainage. I also note that the proposal 
will enable the effective undergrounding of UKPN power lines and a more efficient drainage 
design. I consider the principle of raising the ground levels is therefore acceptable. 
 
(36) Should the mixed use development not be implemented for some time, I consider that 
the site should be landscaped, in the interim simply to prevent dust and erosion but in the 
medium term to ensure an attractive amenity to the site should it still remain undeveloped. I 
have suggested a condition (No. 4) therefore seeking restoration and landscaping of the site, 
similar to a condition that KCC had imposed on the fill planning permission.  
 
Impact of the proposed operations 
 
(37) The application site has a long history of operations with quarrying consented in 1952 
with consent subsequently being granted by KCC (as the minerals and waste Local Planning 
Authority) for infilling operations on the site. This consent was granted in 1998, amended in 
2000, and increased traffic movements were permitted in 2005, increased filling granted in 2009 
and an extension of the time limit for fill in 2019. These consents allow the site to be filled within 
inert waste up to a level that is several metres below the level of the site surroundings. The site 
has a long established history of planning consents that allow materials to be brought into the 
site operations and the current proposal needs to be considered against this backdrop. 



(38) The majority of the site (known as Phases 1 and 2) has already been filled to the level 
sought by this application as has part of Phase 3. The remaining area to be filled relates to the 
area in and around the site access (from St James Lane) and part of the area adjacent to the 
southern boundary with Watling Street, the south eastern nib of the site. Although only a 
proportionally a small area of the site remains to be filled, there is significant depth to be filled 
in these areas and it is this capacity which provides the ability to accommodate all the soil 
currently on the site. 
 
(39) I consider the different impacts from the proposed earthworks still required below. 
 
Traffic impacts 
 
(40) The permission granted by KCC limited the number of HGV's that could visit the site to 
650 HGV's per day (325 in and 325 out) Monday to Friday, 136 per day (68 in and 68 out) on 
Saturdays with no movements on Saturday afternoons, Sundays or Public Holidays. The 
applicants have requested a limit of 400 HGVs per day, Monday to Friday only, with no working 
at weekends or on public holidays. 
 
(41) A further 205,000m3 of fill material, based on an average of 8m3 of fill material per 
vehicle, results in a need for approximately 25,625 deliveries or 51,250 total vehicle trips to/from 
the site to complete the infill operations. Assuming works re-commence on 1st April and 
continue to the end of December 2021, there are 192 working days until the end of the year 
(excluding weekends and 8 public holidays) and in 2020 there would be 252 working days 
(again excluding weekends and 8 bank holidays). That's a total of 444 working days. 51,250 
movements divided by 444 working days equals an average of 115 movements per day. The 
cap sought by the applicant is higher than this but a higher cap allows the operation to take 
advantage of available fill material, some weeks may have around 400 HGVs per day but other 
days are likely to be much quieter with fewer trips. Although I have some concerns with this 
many HGV trips per day it is considerably less than the limits on the site over the past few 
years. As this is a temporary operation, I consider that this level is acceptable on the basis that 
the development platform is completed by the end of 2021 and therefore I have suggested a 
temporary permission requiring the works to be completed with that period.  
 
(42) Having considered the vehicle numbers, it is necessary to consider vehicle routeing. 
The applicant has included details of this. All HGV's entering/leaving the site can only travel 
along the southernmost section of St James Lane due to the width restriction that is in place. 
Once vehicles reach the St James Lane/Watling Street roundabout, the applicant has advised 
that currently 20% of HGV travel west towards Jct 1b and then south along the M25 with the 
remaining 80% travelling east towards Bean and the A2. The applicant has confirmed that no 
vehicles travel north on the M25 and through the tunnel as it is not economically viable to do so 
and the vehicles to/from the M25 have mostly come from sites in London. 
 
(43) Taking the vehicle numbers and routeing into account, the applicant has undertaken 
an assessment of the traffic movements on traffic flows in the area and given existing traffic 
levels, even if the HGV's continued at the level consented by KCC, the movements would 
represent less than 1% of movements to the west and approximately 1% of traffic movements 
to the east. Given that this assessment has been based on 3,386 HGVs per week compared to 
the 2,000 per week cap (400 HGVs per day) that the applicant is willing to commit to, I consider 
the traffic impacts of the scheme to be acceptable. These traffic impacts have also been 
assessed and accepted by KCC Highways. I therefore conclude there is no basis for refusal of 
this application on traffic impact grounds. 
 
Air Quality 
 
(44) The applicant has undertaken an assessment of the impact of traffic movements on air 
quality. The assessment concludes that the impact on air quality is classed as 'not significant' 
as the assessment is based on the previous operations at the site being the baseline position. 
I disagree with this approach as this was a time limited consent which has now expired and it 
should not therefore be used as a baseline for future proposals. However, as set out above, the 
applicant is willing to accept a planning condition that limits HGV movements significantly below 



the previously level. In addition the majority of HGVs will travel east towards the A2, along non-
residential roads. Given the previous operations at the site, the lower level of HGV proposed 
by this application, and the temporary period for the works I consider there are no grounds to 
refuse this application based on the impact on air quality from vehicle movements. 
 
(45) I also note that the Council has been unsuccessful at appeal in resisting applications 
where traffic movements have potentially resulted in adverse air quality impacts. In the Howbury 
appeal, the Inspector did not agree with the Council's concerns with regard to air quality 
impacts, despite the scheme generating around 5,000 vehicle movements per day, 
approximately 2,000 of which were HGV's. This was due to the fact that, despite the congestion 
issues in and around Dartford, air quality is slowly improving due to the improvements in vehicle 
engines, despite the level of traffic generation. A significant factor in this assessment with 
regard to HGVs is the increasing number of Euro 6 compliant vehicles.  
 
(46) I consider the impact on air quality arising from dust caused by the site operations 
below.  
 
Surcharging 
 
(47) The application includes details of proposed surcharging and this is undertaken to 
compress the imported soils to provide a suitable development platform for the construction of 
the mixed use development. Surcharging is undertaken by the temporary provision of additional 
5m bunds of soil, provided sequentially to various areas of the site to provide a relatively swift 
compression process. The surcharge bunds are provided for a maximum of 20 weeks. They 
comprise soil that has been imported into the site and that is to be provided as part of the 
permanent fill materials for the site and they do not require the importation of additional 
materials. Surcharging has already been undertaken to all the site areas that have already been 
provided to the development platform levels and the only remaining areas where this is required 
are at the southern end of the site between the southern boundary with Watling Street and the 
boundary with properties in Morgan Drive. 
 
(48) The previous surcharging carried out on the site, under the auspices of the KCC 
permission for filling of the quarry has resulted in objection from neighbouring occupiers. I 
consider that it is expected given that the neighbours were not aware the surcharging was to 
take place and it provided an extra 5m height on top of the 'new' development platform levels. 
I also understand that the dust controls previously were not very rigorous. The surcharging is a 
temporary work however, and the remaining area to be surcharged is limited. As this is required 
to create the development platform for an identified development I consider that such temporary 
bunds are acceptable and necessary to deliver the development. I have suggested a condition 
(No. 7) restricting how long the surcharge can remain in place and what areas the surcharge is 
limited to. I discuss the issues of dust control further below. 
 
Dust and noise 
 
(49) As noted in the comments above, the Council's Environmental Health Manager has not 
objected to the continuation of infilling operations at this site to create the final development 
platform. In coming to this conclusion they will have considered the nature of the works, the 
controls in place (including those related to the Environment Agency) and also complaints 
received as a result on previous operations at the site. It is also the case, as with many sites, 
that the issue of dust is a problem during the drier summer months. In relation to dust, I have 
discussed this issue with the Council's Environmental Health department given the previous 
complaints from the site and they have suggested a specific dust monitoring process is 
followed. This requires the provision of dust monitoring in certain locations, the submission of 
reports to the Council and also trigger points where either further works are required or works 
should cease on site. This process has not been in place at this site before. I also note that the 
works close to the boundary with Clarendon Gardens have already been completed. With 
regard to noise, the applicant has confirmed that close board fencing is already in place 
adjacent to the boundaries with residential properties where works are still be to undertaken 
and a condition is proposed to ensure that this is retained. This is in accordance with advice 
from the Council's Environmental Health Department. 



(50) The Environmental Health department have advised that the developer shall undertake 
monitoring for noise, vibration and dust throughout the period of development. They suggest 
that the monitoring should be undertaken at various locations around the site including as a 
minimum 2 locations at the boundary of the site and Morgan Drive/Turnbull Close and at a 
location adjacent to Clarendon Gardens. The condition proposed (No 5) requires the provision 
of monthly monitoring reports being submitted to the Council and also the condition would set 
the acceptable level of dust, where this is higher then additional mitigation measures will be 
required to be carried out. An 'amber alert' when additional measures such as soil damping 
would be required and a 'red' level at which work should not proceed until dust has been 
reduced. Environmental Health consider that the mitigation measures proposed and the 
additional monitoring will ensure that dust on the site is managed in order to prevent harm to 
neighbours. 
 
(51) I note that these measures are also in addition to measures required under the 
Environment Agency permit for waste operations at the site.  
 
(52) With regard to noise, I have suggested conditions be imposed (conditions 10 and 11) 
which limit potential noise generation from the site. A 2m close boarded fence is already present 
along the eastern boundary and the boundary with Morgan Drive. A condition (No. 8) is 
proposed to ensure that this fence is retained. In addition I have suggested that condition No. 
4 includes a requirement for details of interim grass seeding to be agreed to prevent erosion 
and dust from the completed ground levels and should development not come forward within 6 
months that a more comprehensive restoration scheme is proposed. 
 
Drainage 
 
(53) Although the development platform being created will eventually be built upon, I 
consider the issue of drainage needs to be considered in the interim period to ensure that the 
higher ground levels do not result in surface water run-off onto adjoining land. The applicant 
has advised that the finished platform level has been designed to be sloping and therefore 
naturally shed water to the lower elevations at the site. The applicant has advised that despite 
the fact that part of the development platform has already been provided that there are currently 
no issues on site with respect to ponding of surface water and water is therefore naturally 
percolating through the fill material and eventually recharging groundwater. I have also visited 
the site on several occasions including recently during/following the current very wet weather 
and no issues of surface water run-off from the site have been evident. Details of drainage in 
relation to the proposed development on the site would be installed as part of the development 
of the site. I am satisfied that the site will therefore drain naturally before development. I have 
suggested a condition requiring the landscape of the site to ensure the soil does not erode 
should the development not come forward. 
 
Site compound 
 
(54) The application also seeks consent for the retention of the existing site offices and 
associated facilities in connection with the proposed operations. These are typical of the 
facilities found at this type of site and are sited well away from any existing residential dwellings. 
I have no concerns with regard to their provision. A condition is proposed to ensure that they 
are removed at the end of site operations. 
 
Wheel washing 
 
(55) Another issue linked to the highways impact of the scheme is the issue of mud/debris 
being dragged from the site onto the public highway. This has been a cause of complaint for a 
number of years as a result of the fill taking place at this site and whilst the applicant has an 
HGV wheel wash on site and also undertakes some road sweeping, road conditions in the area 
can be poor at times. 
 
(56) This issue has been raised with the applicant who now proposes a second piece of 
HGV wheel cleaning equipment. In addition to the current facility which is a drive-through facility 
with side sprays, a 'wheel spinner' is to be installed at the site. This has already been provided 



and is on site ready for the operations to commence. The Wheel Spinner is a piece of equipment 
that a vehicle parks in, spinning brushes then remove mud from the wheels. 
 
(57) In addition to this, the applicant has agreed to a planning condition (No.3) that requires 
HGV's to either re-use the wheel cleaning equipment until the vehicle is sufficiently clean or for 
further cleaning either to be through the re-use of the above equipment or to be undertaken 
manually using a jet-wash. I consider this to be an enhancement of the current site operations.   
 
Trees/landscaping and Ecology 
 
(58) The site is currently surrounded by a tree/hedge boundary and although the application 
does not include any works to these areas, the site operations do have the potential to impact 
on the health of vegetation in these areas. These areas do not contain any trees that are worthy 
of specific protection, however, they do provide a form of barrier between the site and 
surrounding development and the retention of some form of barrier is a desirable feature of this 
site. There are two options for ensuring retention of this and/or its replacement with a new 
landscaped boundary. The first option is to seek this through the restoration scheme required 
by condition 4 below. This requirement would be triggered if the residential scheme for the site 
does not proceed. The second option relates to the scenario where the residential scheme does 
proceed and in this circumstance, the details of the boundary would be agreed as part of the 
design, layout and landscaping of the residential scheme through the submission of the 
reserved matters. 
 
(59) There is little potential for impacts on ecology relating to the development platform 
works as this is a working site that has been operating and importing soils for a number of 
years. Despite this, KCC Ecology have been consulted on the proposals and have advised 
that only a small area of potential reptile habitat is to be lost as a result of this application. 
They also note that due to the low number of reptiles recorded in the area (and the absence 
of other species) they are satisfied that in the long term the site boundary will be sufficient to 
support reptile population until sections of bare ground within the site establish vegetation. It 
should also be noted that the applicant has submitted a separate application in relation to 
ecology for the area of the proposed London Road access at the northern end of the site and 
this includes a mitigation strategy. 
 
Other Matters 
 
(60) Concern has been raised by residents that the site operator continued to fill the site to 
higher levels than approved by KCC for the majority of the site. Although the amount of fill 
imported did not exceed the permitted levels, simply that it was not placed in accordance with 
the KCC planning permission.  Although KCC Planning were aware of the breach of site levels 
some time ago, a decision was taken not to pursue enforcement action and to await the 
outcome of this current planning application before deciding whether to pursue the breaches of 
planning control. I have also sought KCC's view on the issue of the surcharging that has taken 
place. They have advised that this should have required consent from KCC given the scale of 
the operations, even though this was only for a temporary period. I do not believe that any 
enforcement action was taken by KCC regarding this breach of planning control. 
 
(61) As set out above I consider that the land raising in order to provide the development 
platform for the approved mixed use development is acceptable and necessary in order to 
deliver an appropriate form of development. It is not unusual for development platforms 
approved as part of outline planning permissions being amended once the quarrying or fill is 
complete, as more evidence comes to light.  If, however, Members took a different view it is 
worth considering the impact of requiring the existing levels to be reduced to those approved 
by KCC and set out in the parameter plans for the outline planning permission.   It would then 
be the responsibility of KCC, not DBC, to enforce the lack of compliance with the KCC 
permission. It is estimated that the earth moving works necessary to achieve this would take 2 
years and the site would need to be re-surcharged, during this time the work would result in 
continued noise, disturbance and potential dust for neighbouring residents, in areas where the 
works have currently been completed and no further works are proposed under this permission. 
If KCC decided not to pursue enforcement action, DBC could not compel them to pursue this 



but it would result in issues for the implementation of the outline planning permission thus likely 
to delay this development further.  
 
(62) The previous site operations have resulted in complaints from residents but these 
complaints are largely an issue for the Environment Agency (EA) to control under their permit 
for waste operations and they have not objected to this application. The EA would continue to 
control the site through their Environmental Permit for the proposed development platform 
works. 
 
(63) Concerns have been raised by residents with regard to site security measures and the 
fencing around the site but this is a Health and Safety matter for the site operator and does not 
relate to planning considerations. 
 
FINANCIAL BENEFITS  
 
(64) I am not aware of any financial implications relating to this case. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(65) 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 
 
(66) 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. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(67) I consider that the raised ground levels proposed are an improvement over the current 
approved levels for the outline planning permission which used the quarry restoration levels. 
The raised ground levels enables the site to be better integrated with the surrounding area, 
which is more likely to encourage walking and cycling and improved layout to the residential 
development. I also note that the proposal will enable the effective undergrounding of UKPN 
power lines and a more efficient drainage design. I consider the principle of raising the ground 
levels is therefore acceptable. 
 
(68) With regard to the impacts from the construction earthworks and fill required I consider 
that these impacts can that these impacts can be controlled through planning conditions and 
also by the EA through their permit process. I therefore consider that the planning permission 
should be granted subject to the conditions set out below. The conditions proposed below are 
similar to those previously imposed by KCC but they have been reviewed and updated to take 
account of previous issues with the site and also current site circumstances. 
 
RECOMMENDATION: 
 
Approval 
 
01 Infilling and restoration of the site shall be completed not later than 31st December 2021 

and all access roads, parking areas, plant, buildings and machinery hereby permitted, 
together with their foundations shall be removed from the site on or before 31st January 
2022 and the site shall be restored in accordance with the requirements of condition 4. 

 
01 To ensure removal of these items once site operations have ceased in the interests of 

visual amenity. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: 



 
 Site location plan 15723/219 
 Section location plan SK01 
 Sections 1-4 SK01a 
 Compound details photos x 3 
 Proposed Restoration/Development Platform Levels 15723/216C 
 Approved and Proposed Restoration Levels 15723/217C 
 Sections for restoration application 15723/220B 
 Site Setup SP2.NTS.REVD 
 Surcharge Area Plan 15723/125G(CT) 
 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Prior to the operations hereby permitted commencing, the wheel washing equipment 

including the wheel wash and wheel spinner shall be provided and operational. All HGV's 
leaving the site shall use the equipment and additionally no vehicle shall leave the site 
unless and until it has been manually inspected and if necessary further vehicle washing 
as necessary is undertaken to prevent the spread of mud and debris onto the public 
highway. 

 
03 In the interests of public amenity and highway safety. 
 
04 (i) Within 3 months of the date of this permission details of a restoration and landscaping 

scheme for implementation to provide grass-seeding to prevent erosion as the fill is 
completed and in the event that development should not come forward, including details 
of drainage, shall be submitted for approval and thereafter implemented as approved. 
Such details shall include pre and post settlement restoration contours together with 
areas to be seeded and/or planted with trees and shrubs including their locations, 
numbers and species and seed mixes and a programme for implementation. The details 
shall include a schedule of maintenance for a period of 5 years. Such schedule to make 
provision for the replacement, in the same position of any tree, hedge or shrub that is 
removed, uprooted or destroyed or dies or in the opinion of the local planning authority, 
becomes seriously damaged or defective, with another of the same species and size as 
that originally planted. The maintenance shall be carried out in accordance with the 
approved schedule. 

 
 (ii) Within 11 months of the date of this decision, full approval by the Local Planning 

Authority of the restoration scheme set out in (i) above shall have been obtained by the 
applicant, or if the Local Planning Authority refuse to approve the scheme, or fail to give 
a decision within the prescribed period, an appeal shall have been made to and accepted 
by the Secretary of State. 

 
 (iii) If an appeal is made in pursuance of the above, that appeal shall have been finally 

determined and the submitted details pursuant to the requirements in part (i) of this 
condition shall have been approved by the Secretary of State. 

 
 (iv) The approved scheme shall have been carried out and completed in accordance with 

the approved timetable and maintained thereafter subject to any subsequent 
amendments agreed in writing by the Local Planning Authority.   

 
04 In the interests of visual amenity in accordance with Policy DP5 of the adopted Dartford 

Local Plan and to ensure that a restoration scheme is approved and implemented. 
 
05 Before the development hereby permitted is commenced, equipment to measure dust 

shall be provided at locations to be agreed with the Council and monitoring data shall be 
provided to the Council on a monthly basis. The monitoring levels for PM10 to be set at 
a maximum of 50micrograms/m3 as a daily mean with an "amber alert" at 
66micrograms/m3 as a 1 hour mean. The Council shall be notified within 24 hours of an 
amber alert and the remedial measures proposed and the site shall not continue to 
operate if the level reaches 132micrograms/m3. 



05 In the interests of the amenities of neighbouring residents in accordance with Policy DP5 
of the adopted Dartford Local Plan. 

 
06 The site shall be filled in accordance with drawing 15723/216 Rev C and the final levels 

shall not exceed the levels set out on this drawing. 
 
06 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
07 Surcharging shall only take place in the area set out on drawing LS3(A) and any 

surcharging shall not exceed a height of 5m above the final level of the development 
platform and no surcharge materials shall remain in place for a period exceeding 20 
weeks. 

 
07 In the interests of visual amenity and the amenity of neighbouring occupiers, pursuant to 

conditions DP2 & DP5 of the adopted Development Plan. 
 
08 At all times when the site is operating, an acoustic barrier to be provided along the 

boundary with the nearest affected residences (Morgan Drive/Turnbull Close and 
Clarendon Gardens), at least 2m high and with close boarded fencing with no gaps or 
breaks along its length. 

 
08 In the interests of the amenities of adjacent residents pursuant to policy DP5 of the 

adopted Development Plan. 
 
09 No   operations   with  the  exception  of essential  maintenance   including   deliveries  

and collections  to  and  from  the  site  shall  take  place  except  between  0800  to  1800  
hours Mondays to Fridays only with no operations on Saturdays, Sundays or Public 
Holidays. 

 
09 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
10 With the exception of condition 10 below noise levels when measured at any noise 

sensitive location shall not exceed 55dBA Laeq 1 hr. 
 
10 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
11 Notwithstanding the overall noise level condition (condition 9), noise levels shall not 

exceed 62dBA Laeq 1 hr within the area of the site along the eastern boundary shown 
hatched red on drawing No. 112 which formed part of the 2019 Noise Assessment 
accompanying the application; no operations shall take place within this area except 
between 1000 to 1600 hours Mondays to Fridays with no operations on Saturdays, 
Sundays or Public Holidays. 

 
11 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
12 The development hereby permitted shall not generate more than 400 HGV movements 

(200 in and 200 out) per day, Monday to Friday with no vehicle movements on Saturday, 
Sunday or Public Holidays. The site operator shall maintain records of the vehicle 
movements generated by the site operations and these shall be provided to the Local 
Planning Authority as and when requested. 

 
12 To prevent a greater impact on the highway and in the interests of reducing impacts on 

air quality. 
 
13 Only inert, non-putrescible, non-contaminated and non-toxic materials shall enter the site 

for infilling. 



13 Waste materials outside these categories raise environmental and water pollution issues. 
 
14 The only vehicular access to the site shall be to/from St James Lane as shown on Site 

Setup Drawing Ref SP2.NTS.REVD and no other access to/from the site shall be 
provided without the prior written consent of the Local Planning Authority. 

 
14 To prevent the formation of access to/from the site without the consent of the Local 

Planning Authority in the interests of the amenities of surrounding residents and in the 
interests of Highway Safety. 

15 The site access, internal road and those parts of the site to be used for vehicle 
manoeuvring shall be maintained and kept free at all times from mud or other debris. 

 
15 To prevent the transmission of debris onto the public highway in the interests of the 

amenities of surrounding residents and in the interests of Highway Safety. 
 
16 There shall be no discharge of foul or contaminated drainage from the site into either 

groundwater or any surface water whether direct or via soakaways. 
 
16 In the interests of the protection of controlled groundwaters. 
 
17 No compaction by vibration shall be undertaken on the site without the prior written 

consent of the Local Planning Authority. 
 
17 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
18 Should operations on the site cease for a period in excess of 6 months and/or the 

residential development granted under ref 05/00221/OUT (or any subsequent or 
replacement permission) not proceed within 6 months of completion of the completion of 
works granted by this permission, the restoration scheme agreed pursuant to condition 
4 shall be implemented within 3 months. 

 
18 In the interests of visual amenity pursuant to Policy DP5 of the adopted Development 

Plan. 
 
19 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development)(England) Order 2015, no fixed plant or machinery, buildings, structures 
and erections, or private ways shall be erected, extended installed or replaced at the site 
without the prior written consent of the Local Planning Authority. 

 
19 To enable the Local Planning Authority to control the development in the interests of the 

amenities of surrounding residents pursuant to policy DP5 of the Adopted Development 
Plan. 

 
20 No site lighting shall be installed without the prior written consent of the Local Planning 

Authority. 
 
20 In the interests of the amenities of surrounding residents pursuant to policy DP5 of the 

Adopted Development Plan. 
 
21 The site shall be fenced and gated to prevent tipping by unauthorised persons and any 

unauthorised material tipped on the site shall be removed by the operator within 24 hours 
of such tipping taking place. 

 
21 In the interests of visual amenity and the protection of ground waters. 
 
22 The proposed development relates only to the restoration of the site by infilling and no 

further working of minerals shall take place. 
 



22 For the avoidance of doubt and in the interests of the amenities of surrounding residents 
pursuant to Policy DP5 of the adopted Development Plan. 

 
23 With the exception of the provision of fencing and/or monitoring equipment, no works 

shall be undertaken within the existing landscape strips that surround the infill site without 
the prior written consent of the Local Planning Authority, 

 
23 In the interests of visual amenity pursuant to Policy DP2 of the Adopted Development 

plan. 
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