
          
   DEVELOPMENT CONTROL BOARD 
 
    8 October 2020 
 
Reference: 20/00409/FUL    Officer: Mrs Sonia Bunn 
 
Location: Land At Former Co-Op, 20-54 Hythe Street And 19-33 Spital Street, And 

Westgate Car Park 
Kent Road 
Dartford 

 
Proposal: Comprehensive mixed use redevelopment of the Westgate Dartford Site 

comprising flexible commercial (A1, A2, A3, A4, D1, D2 and B1), cinema (D2), 
hotel (C1), residential (C3) and health / wellbeing (D1) with associated parking, 
infrastructure, public realm and landscaping 

 
Applicant: Muse Developments Ltd/Dartford Borough Council/Homes England 

 
Agent:  Turley/Mrs Freya Turtle 
 
Parish / Ward: Not Parished / Town 
 
RECOMMENDATION: 
 
Approval subject to s106 
 
SITE DESCRIPTION 
 
(1) This application relates essentially 2 separate pieces of land within the heart of Dartford 
town centre. The former Co-op site, bounded by Hythe Street, Orchard Street and part of Spital 
Street, and the Westgate car park accessed from Kent Road and backing onto Orchard Street. 
The site is in total approximately 1.32ha. 
 
(2) As Members will know the former Co-op site is vacant land and has been for some time 
since the closure of the Co-op in early 2007. The façade of the original part of the art deco Co-
op building has been retained partly behind hoardings. A Portland stone façade which extends 
around into Orchard Street, this was a key contributor to the character of the town centre and 
the Dartford Town Centre Conservation Area. This part of the site (the former Co-op building) 
lies within the Conservation Area, the remainder of the site falls outside of the boundary. 
 
(3) The Westgate car park is a public (surface) car park with approximately 110 spaces, 
accessed and egressed from Kent Road. Some Members may recall that this was previously 
occupied by a multi-storey car park demolished in 2013. 
 
(4) Orchard Street is a one-way street south to north which runs between the two sites and 
therefore is incorporated into the application boundary. Residential and commercial properties 
are accessed from Orchard Street both to the south and north. To the west side of the southern 
part of Orchard Street is The Cloisters, a flatted development fronting Orchard Street and Kent 
Road. To the south of this are various commercial properties. The northern part of Orchard 
Street where it turns to run west-east is fronted by 5 terraced houses and provides access to 
an office building and the rear of units facing Hythe Street. 
 
(5) The property on the corner of Orchard Street and Hythe Street, the Kent Curry House, 
adjacent to the site, remains outside of the site boundary. 
 
(6) Kent Road is a one-way street running from Westgate Road to Spital Street. Opposite 
the site is the ATIK Night Club, Reynolds Training Academy, and a retail unit with residential 
units above.  On the northern boundary of the application site accessed from Kent Road is 



Westview Court, a small commercial complex. A palisade fence runs along this northern 
boundary to Orchard Street. 
 
(7) Hythe Street is a one-way street running from south to north and forms a main town 
centre street and is fronted by various retail and town centre uses. The southern boundary of 
the site at this point turns and runs adjacent to the end of Copperfields. The existing properties 
in this mews street back onto the application site. 
 
(8) Spital Street is currently one-way from Kent Road, it is one-way west to the West Hill 
junction and one-way east to Hythe Street. Directly opposite the Spital Street frontage is a 
church and a vacant site, with the Priory Centre east of that. 
 
(9) A grade II listed building is directly adjacent to the Spital Street boundary of the site 
(Industry nightclub) and the listed Flying Boat PH is to the south west of the site. The Kent 
Road/Spital Street junction which is impacted on by the proposals has listed buildings on each 
corner being the Methodist church and the Wig and Gown PH. 
 
THE PROPOSAL 
 
(10) The application before Members seeks full planning permission for a mixed use 
development of the site comprising of: 
 

- 120 residential units (including 20 affordable housing units) 
- 9 retail/restaurant/commercial units for a range of flexible uses, Use Classes 

A1-A4, B1,C1, D1 and D2 
- A hotel with 85 rooms 
- A flexible ‘health and well-being’ building 
- A multi-screen cinema 
- A 239 space multi-storey car park to provide public and private car parking 
- A new public square 

 
(11) The proposed development is to be provided within essentially three blocks which front 
the existing roads in and around the site and also a new public square to be located off Hythe 
Street opposite its junction with Suffolk Road. The square will be approximately 25m by 55m in 
size. To its north and south it will be fronted by retail units with residential above. To the west it 
will be fronted by a cinema building and further retail units within the southern part of this. A 
pedestrian route will be provided under part of the cinema linking to Kent Road providing an 
east-west route through the site from Kent and Essex Roads to Suffolk Road and the theatre 
beyond. A multi-storey car park will be provided in the north-west corner of the site accessed 
from Kent Road. 
 
(12) The western block proposed will comprised a cinema, two retail units and a multi-storey 
car park. The internal layout and number of screens in the cinema will be decided by the future 
operator but it is of a size which can accommodate a number of screens. The cinema building 
will be in two parts, arranged over three levels either side of the public link to Kent Road with a 
bridging link at first and second floor. The main entrance will be at ground floor facing onto the 
new square in the northern part of the building. The ground floor of the southern part of the 
building will be occupied by two commercial units shown to be used for flexible use, either retail, 
café, bar, office or as cinema use. The building will be brick built with glazed windows fronting 
the square. The northern part of the block will be approximately 18.5 metres high with a further 
plant room set in from this. The southern part of the cinema building which directly adjoins the 
northern boundary of the Cloisters development is lower in height at approximately 15.7m in 
height but steps down again closest to the Cloisters so that it is similar height to the ridge line 
of the four storey residential block, approximately 14m.  
 
(13) The northern part of this western block is formed by the proposed multi-storey car park. 
The car park will be arranged across five levels in a split floor consideration. The vehicular 
entrance and exit will be onto Kent Road but the pedestrian entrance and lift lobby will be 
adjacent to the pedestrianised part of Orchard Street just north-west of the new square. The 
building is proposed to be clad in a decorative mesh cladding, although final details have not 



been submitted this is shown to be corrugated expanded metal mesh panels. The building is 
lower than the cinema being 14.5m to 16m in height with stair and lift cores extending above. 
The car park provides 239 car park spaces overall, 119 spaces for public use and 120 spaces 
limited for residential use plus motorcycle spaces. The car park building also provides secure 
cycle parking for town centre visitors with access from Orchard Street (north). 
 
(14) The northern block is a rectangular block to the north of the square. Two 
retail/restaurant/bar units are provided at ground floor fronting the square and Hythe Street. 
The upper floors provide 45 apartments over 5 floors comprising of 15 x 1-bed and 30 x 2-bed 
flats. These are accessed by an entrance lobby off of Orchard Street (north), adjacent to which 
is a cycle store.  The building is 6 storeys in height but has been designed so that the lower 
four floors are brick built with a strong parapet line. The upper two floors are then in a different 
style using a dark grey cladding and have roof pitches to break up the bulk to the building. The 
upper floors are set back from the Hythe Street elevation to create the appearance of a four 
storey building. 
 
(15) The third block is an L-shaped block south of the square which fronts Orchard Street 
(south), Spital Street and Hythe Street. It is made up of a hotel, health and well-being unit, retail 
units and 75 apartments, 20 of which are affordable.  At ground floor fronting the square, two 
large retail, restaurant, bar units are proposed with residential on the upper floors. A further two 
commercial units allowing a range of town centre uses are proposed fronting onto Orchard 
Street.  
 
(16) The health and well-being facility is part of the block facing onto Hythe Street. The 
ground floor is part occupied by a retail unit facing onto the Square but the remaining space 
provides for a large reception and active use of the ground floor facing onto Hythe Street. 
Access is provided to the side, at the end of Copperfields, to a small service yard which also 
provides for cycle parking. The upper floors face onto the square, Hythe Street, and south 
looking along Copperfields and are open plan in design to allow flexible use and some division 
whether by consulting rooms, meetings rooms of offices. The building is arranged over five 
floors with the fifth floor set back from the elevation to Hythe Street and Copperfields. As with 
the northern block the building appears as four storey along Hythe Street with the upper floor 
set back behind a small terrace. The building is brick built, shown to be in a light coloured brick 
with recessed vertical windows. The building is cranked from the adjacent residential/retail 
element such that it follows the curve of Hythe Street.  
 
(17) The southern-most part of this block contains the retained Co-op building façade. It is 
proposed to create a hotel fronting onto Spital Street utilising the retained façade on the Spital 
Street and Orchard Street elevations. with new stone blockwork to be provided which wraps 
around to the rear (north) of the building. The hotel will also extend further to the north along 
Orchard Street so that a t-shaped building is created. Rooms will face over Orchard Street 
(opposite the commercial units), Spital Street and into the internal courtyard facing onto the 
rear of Copperfields which has a blank western façade. The ground floor of this building will 
also provide for a flexible retail, café or hotel use on the corner of Spital Street so that this use 
can reflect the needs of the hotel operators needs and form part of the entrance to the hotel. A 
further retail unit with flexible uses to also include hotel use, office and other town centre uses 
is proposed fronting onto Orchard Street. The hotel will have three full levels of accommodation 
above the ground floor and a further fourth level over the element on Orchard Street only. The 
existing co-op façade is three-storeys in height, it is intended to use the original window 
openings to serve the hotel rooms. An extension is proposed on the roof to create the third level 
of hotel accommodation, this will set in from the main building and clad in a bronze cladding to 
ensure that it is sympathetic to this heritage façade. The upper level of accommodation is set 
further back relating more to Orchard Street and there will be additional plant above this. 
Detailed plans have not been provided of the window replacement design or the shopfront and 
canopy proposed. 
 
(18) The remainder of this southern block is retail at ground floor as set out above and 
residential at the upper levels. This essentially falls into separate buildings albeit they are joined 
to form one. The southern building has a single retail unit at ground floor and a lobby, to the 
residential above, on Orchard Street. Above this are four levels of residential providing the 20 



units of affordable accommodation. As this building is opposite The Cloisters development, the 
new building has been designed so that it steps back at the fourth storey and again at the fifth 
storey where a useable external landscaped amenity area is created to serve the apartments. 
The apartments face west onto Orchard Street and east over an internal courtyard created by 
the development. 
 
(19) The northern building forms a corner to the new Square and being central within the 
site away from historic buildings and streets the building is higher. It is proposed that it is ground 
floor retail with 8 storeys of residential above on the corner stepping down to ground plus five 
storeys where it meets the health building. The lobby to access the 55 residential units in this 
block is also on Orchard Street. The building is brick built and has been designed so that it is 
broken into elements to articulate the design and break up the roof form. Balconies are provided 
to most of the units, although those that face north over the square itself have been designed 
with Juliet balconies and inward opening doors. Cycle parking is provided to serve the units at 
the ground floor to the rear of the building. Roof top amenity areas are provided either side of 
the corner on the building overlooking the square and Orchard Street. 
 
(20) Orchard Street will remain as a public highway running through the site, but it will 
pedestrianised where it crosses the square, in front of the cinema. Access will remain for large 
heavy goods vehicles but this will be controlled by removable or rising bollards.  South of the 
square Orchard Street (south) will become two-way and will be surfaced as a shared space 
with a turning head at its end. Access is therefore maintained to the existing residential 
dwellings in the Cloisters and the commercial units served from here, as well as, I understand, 
access to the Methodist Church. The street will also provide access for service vehicles and 
delivery vehicles for the new development. There will no car parking for the new development 
accessed from here. In order to reduce service vehicles using Hythe Street that part of Spital 
Street between Orchard Street and West Hill is to be made two-way, which involves some 
changes to the Kent Road junction which also provides for improved pedestrian crossing of this 
junction. 
 
(21) Orchard Street (north) will also be made two-way so that the existing residential and 
commercial properties can be served from here, without needing to travel through the new 
square. Delivery vehicles and refuse vehicles serving the new residential development in the 
northern block will also be able to use this road. 
 
(22) The new square itself is hard landscaped to allow for multi-functional use and for turning 
of very large HGVs which cannot egress via Hythe Street due to the tightness of this junction. 
The level of the square is above the level of Hythe Street to meet flood level requirements for 
units here. The level change is dealt with by steps and a ramp that crosses diagonally down to 
Hythe Street. A central piece of public art, some informal play space and five mature trees are 
proposed in the centre of the square and one specimen mature tree adjacent to Hythe Street.  
The square will also allow for outdoor seating to serve the adjacent retail units. Additional 
landscaping is provided on flat roofs where apartments look onto them but they cannot access, 
so that these sedum roofs provide visual amenity for new residents.  
 
RELEVANT HISTORY 
 
(23) 13/00071/VCON Application for Variation of Condition 2 of Planning Permission 
DA/12/01094/CON in respect of allowing the demolition to take place before a contract has 
been let for the construction of the new surface car park Approved 28.02.2013. 
 
(24) 12/01094/CON Demolition of part of 19-33 Spital Street within Dartford Conservation 
Area with retention of Spital Street and Orchard Street facade Approved 05.10.2012. 
 
(25) 12/00999/COU Demolition of the 1960s and 1970s part of the building and change of 
use of demolition area from Class A1 (retail) for construction of a temporary surface car park. 
Approved 05.10.2012. 
 



(26) 12/00985/DEMCON Application Under Part 31 Schedule 2 Of The Town & Country 
Planning (General Development Order) for prior notification of proposed demolition of the 1960s 
and 1970s part of the building Approved 05.09.2012. 
(27) 07/00687/FUL Demolition of existing building, with the retention of Spital Street 
facade and redevelopment of site to provide 2 detached buildings.  Building 1:  (fronting Hythe 
Street) erection of building up to 6 storeys in height comprising 61 x 1 bedroom flats and 65 x 
2 bedroom flats (126 units) with 6 retail units at ground floor level and communal garden at first 
floor level (Orchard Street elevation).  Building 2:  (fronting Spital Street) Erection of part 3/part 
5 storey building comprising 12 x 1 bedroom flats, 32 x 2 bedroom flats and 6 x 3 bedroom flats 
(50 units) with retail unit and communal garden at ground floor level together with 88 car parking 
spaces at basement and ground floor level and a pedestrian link walkway from Hythe Street to 
Orchard Street Planning permission granted 02.09.2008. 
 
(28) 07/00686/CON Demolition of existing building, with the retention of Spital Street 
facade and redevelopment of site for mixed use retail and residential scheme and associated 
car parking within Dartford Conservation Area Consent granted 02.09.2008. 
 
COMMENTS FROM ORGANISATIONS 
 
(29) Environment Agency: Confirm they have no objections subject to the imposition of 
conditions relation to floodplain compensation; they recommend that the plant rooms in building 
2 have a floor level above 4.91m or where not possible that these are designed to be flood 
resilient and recommend an informative that effect.  With regard to groundwater they note the 
site is in a sensitive location as it is above a principal aquifer but that the reports submitted 
provide them with confidence that it will be possible to suitably manage the risk posed to 
controlled waters by this development. But require further detailed information and suggest 
conditions with regard to contamination, piling and infiltration of floodwater.  
 
(30) KCC SUDS Team: Additional information was sought and they confirm that surface 
water can be directly discharged to the sewer as a result of the sensitivity of the groundwater 
but would encourage some surface water attenuation within the site and recommend that a 
detailed condition be imposed with regard to approval and management of Suds systems 
should these be implemented.    
 
(31) KCC Heritage-Archaeology: Advise that the proposed development is situated within 
an area of below-ground archaeological potential close to the historic core of Dartford. The site 
has potential for Palaeolithic, Romano-British, medieval and post-medieval to modern 
archaeology. The entire site is within two Areas of Archaeological Potential as defined on the 
Kent Historic Environment Record relating to the proximity of the early town and the general 
potential of the area for Pleistocene deposits and when taken in conjunction with known 
archaeological discoveries in the area, they do underline the general archaeological potential 
of the site. The application is supported by an Archaeological Desk Based Assessment (DBA) 
(MoLA 2020) which focusses on the below-ground archaeological interest and potential of the 
site. KCC confirm that they broadly agree with the overall assessment of the archaeological 
interest of the site and the need for evaluation trial trenching to more fully understand the below 
ground potential. It is clear the site has seen a range of past below-ground impacts and that 
areas of surviving archaeology are likely to exist and some of these may comprise significant 
and important archaeological remains. Therefore, in light of the potential archaeological interest 
of the site, the uncertainty about its extent and significance and how the proposals will impact 
on this archaeological interest, KCC recommend that in the event that planning permission is 
granted a condition is impose requiring archaeological evaluation prior to commencement of 
development and if required safeguarding measures to ensure preservation in situ of important 
archaeological features or remains and/or further archaeological investigation and recording in 
accordance with a specification and timetable to be submitted to and approved by the Local 
Planning Authority. 
 
(32) Kent Highway Services: have spent some time discussing the application and 
interrogating the Transport Assessment submitted. Details of their response are included within 
the consideration below. They confirm that that they have no reason to object to the application 



and request a number of conditions to ensure the appropriate junction improvements, highways 
works, parking provision and travel plans are delivered.  
 
(33) Kent Police Crime Prevention: Advise that they have reviewed the application in regard 
to Crime Prevention through Environmental Design (CPTED) and in accordance with the 
National Planning Policy Framework (NPPF). They confirm that that have discussed the 
development and advised on CPTED measures for the proposed development. They therefore 
have no further comments to make at this time. 
 
(34) Kent Fire Brigade: Confirm that the off-site access requirements of the Fire & Rescue 
Service have been met. 
 
(35) KCC Biodiversity:  They confirm that the site is situated in a relatively 
urbanised/disturbed area which has poor habitat connectivity. Therefore, as concluded within 
the submitted ecology report, it is unlikely that protected species are present. Additional 
information was sought with regard to the on-site bare ground, scrub habitat. Following the 
submission of this information they confirm that they are satisfied that the site does not meet 
the criteria for open mosaic habitat. To limit the loss of biodiversity on the site one of the most 
useful measures is to implement the loss of green/sedum roofs as suggested in the submitted 
ecological reports. They recommends that this be shown on the drawings to be approved. They 
recommend that as there is habitat on site which provides opportunity for breeding birds an 
informative should be imposed advising the applicant of the restrictions under the Wildlife and 
Countryside Act. 
 
(36) KCC Economic Development: advises that they have assessed the impact of the 
proposed residential element of the proposal with regard to impact on their community services.  
They consider that the development will result in the need for school places should be funded 
through the Community Infrastructure Levy. [However, as members will be aware the allocation 
of CIL funding is not a material planning consideration with regard to the determination of the 
planning application].  They also seek contributions for the other service that they provide. [This 
is discussed in detail within the comments section of the report].  They also seek a condition 
with regard to broadband provision and for 1 wheelchair accessible home to be provided as 
part of the affordable housing provision.  
 
(37) NHS Dartford, Gravesham & Swanley Clinical Commissioning Group: No response has 
been received to the consultation. 
 
(38) Thames Water: advise no objection with regard to foul water sewerage network 
infrastructure capacity and surface water network infrastructure capacity. They recommend that 
petrol / oil interceptors be fitted in all car parking/washing/repair facilities.  With regard to water 
supply they advise there is however a need to upgrade the water supply to accommodate the 
development. [This is the responsibility for Thames Water supply with payment by the developer 
but they seek to ensure there is adequate time to upgrade the necessary infrastructure]. They 
have therefore requested a condition be imposed requiring a phasing plan to be agreed with 
Thames Water. They also request a condition be imposed requiring a piling method statement 
to be agreed to prevent contamination of the groundwater. 
 
(39) Environmental health Manager: Advises with regard to the following issues: 
Contamination: It is clear from the submitted preliminary contaminated land assessment that 
further intrusive investigation is necessary, therefore if Members are minded to grant 
permission then a condition is recommended requiring an intrusive investigation with a 
remediation strategy to be agreed in writing by the local planning authority. On completion of 
all remedial works and soil importation a verification report should be submitted and agreed in 
writing by the local planning authority prior to first use of any building. 
Noise assessment: Additional acoustic assessment work has been provided by the applicant 
following requests from Environmental Health Officers. This addition information with regard to 
sound attenuation for the commercial units and appropriate mitigation in terms of glazing for 
the hotel and residential units has been also been reviewed now and environmental health 
confirm that they are satisfied with the scope, findings and noise mitigation measures proposed.  



Air quality assessment: the assessment is considered acceptable and the mitigation measures 
in the report are appropriate and the additional mitigation measures to offset emissions should 
also be provided.  Environmental health advise that a detailed scheme of mitigation to offset 
the increase in emissions should be required by condition. 
 
Dartford Conservation Architect:  Advises that although the building isn't listed it is a major 
contributor to the Conservation Area (as well as being held in high esteem locally). Further 
details have therefore been requested on the repair and making good of the retained Co-op 
facades, including full details of the shopfronts, canopy and windows as no real detail has been 
provided. There details have not been forthcoming and so detailed conditions are 
recommended including: a full survey from an appropriately qualified Conservation Specialist 
to be overseen by the Council's Conservation officer when the façade is opened up; full details 
of repairs; full details and material specifications for the shopfront, canopy and windows in the 
historic façade. 
 
(40) Housing Strategy Manager:  Confirms the affordable housing provision and tenure mix 
is acceptable. 
 
NEIGHBOUR NOTIFICATION 
 
(41) Neighbouring residents were consulted on the application when the proposals were 
originally submitted and site notices were placed on site. Contributors have been reconsulted 
on the changes to the scheme and fresh site notices placed around the site. Any additional 
representations received will be reported in the update report. 
 
(42) Three neighbouring residents have submitted representations which can be 
summarised as follows: 
 

- The proximity of the flats in The Cloisters will result in noise and dust whilst the 
building works take place. Concerned about the impact on residents physical 
and mental well-being 

- existing residents of Orchard Street (north) will have poor view of car park wall 
and a turning circle outside. 

- the sub-station in the car park will cause noise pollution and impact on the 
adjacent existing house 

- concern about noise from controlled servicing in the early hours of the morning 
outside houses in Orchard Street 

- impact on construction of property structure [not a planning consideration] 
- support the proposal but have concerns about the existing anti-social 

behaviour arising from the nightclub and the fact that the multi-storey car park 
could create a focus for anti-social behaviour. Also that the route under the 
cinema could channel visitors to the club past their property. 

- concern that the new houses and the hotel will increase the number of people 
complaining about the night club 

 
(43) The Methodist Church on Spital Street has submitted detailed representations. They 
welcome the principle of redevelopment but raise concerns about the following matters: 
 

- impact on the Spital Street/Kent Road junction. They note that the crossing for 
pedestrians at this junction is poor and would not wish to see the footway 
outside the Church reduced [Detailed plans of this junction has since been 
submitted and contributors have been reconsulted -this is discussed below]. 
They also question the benefits of the two-way section of Spital Street. 

- They advise that the church has a small car park accessed via The Cloisters 
on Orchard Street. They query whether the new loading bay on Orchard Street 
allows access into The Cloisters for service vehicles without over-running the 
service bay. 

- concern about the loss of public car parking which is frequently full. 
- Adequacy of car parking for the application and queries why the application 

provides little justification for the parking proposed. They consider that the 



demand for parking spaces in the multi-storey car park to serve the new 
development will not re-provide the existing 110 spaces at the car park. The 
church has concerns about the continue availability of parking to support its 
function as a church and community facility. 

- The views of the 10 storey building will be seen over the roof of the church. 
[this has since been reduced in height] 

 
(44) Representation from the owners and operators of the adjacent building, The Industry, 
objecting to the proposal on the grounds that the continued operation of The Industry may have 
an impact on the amenity of future residents and occupiers of the hotel. They are concerned 
that complaints which arise may affect the future viability of the public house. They advise that 
the property has an active beer garden to the rear which shows live sporting events and hosts 
late night music. They support the mixed use development in the town centre but questions 
whether such uses can be successfully integrated. They do not consider that the submitted 
noise assessment fully assesses the noise environment at the public house. They request a 
more robust assessment and the implementation of high specification glazing and mitigation 
enforceable by planning condition. [A revised noise assessment has since been submitted and 
the objectors have been consulted on this] 
 
(45) One neighbouring business sought confirmation that the north elevation of the car park 
would not allow overlooking and noted that the car park is closer to their property than the 
previous car park which had shrub planting to the boundary. Another neighbouring shop some 
distance away in Spital Street queried whether there would be any road closures for machinery. 
 
(46) In addition one representation has been received from a resident of the Borough, but 
not an immediate neighbour, objecting to the development as new houses in the Borough puts 
other services under strain and suggests consideration is given to building new schools and 
surgeries. 
 
(47) A further 10 representations have been received from residents of the wider Borough 
who support the scheme due to the investment and new facilities the development will bring to 
the town centre. 
 
RELEVANT POLICIES 
 
(48) 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. 
 
(49) Adopted Dartford Core Strategy adopted 2011 
 
Policy CS1 sets out the spatial pattern of development, stating that in order to maximise 
regeneration benefits, promote sustainable patterns of development and protect less 
appropriate areas from development, the focus of development will be in three priority areas. 
The application site falls within one of those priority areas (Dartford Town Centre and Northern 
Gateway). 
 
Policy CS2 sets out policy that development within the town centre and its environs should be 
assessed against. Diagram 3 identifies 7 key sites. The application covers sites 2 and 3: Kent 
Road (Westgate car park) and Hythe Street (former co-op site) which are opportunity sites that 
the policy identifies are suitable for mixed use development incorporating retail/leisure at the 
ground floor and a mix of uses at upper floors including residential, office and community uses.  
 
Policy CS10: confirms support for housing on identified sites. 
 
Policy CS11 confirms that the Council will work to achieve the delivery of a balanced 
relationship between homes, jobs and infrastructure from the outset of development through 
seeking financial contributions for infrastructure delivery and by working with service providers. 
 



Policy CS12: advises that assessment of planning applications in the town centre will take into 
account the urgent need for regeneration and the potential for the proposal to contribute to the 
overall aims of Policy CS2. 
 
Policy CS14 advises that the Council will work with its partners to implement a high quality 
Green Grid, a strategic network of open spaces and routes across the Borough. Sites which 
are less than 2ha are to be considered on a site by site basis. 
 
Policy CS15 seeks to minimise car use and make the most effective use of the transport 
network. It also refers to the development of a supplementary planning document in relation to 
parking provision. Requires that all major development is supported by a travel plan.  
 
Policy CS16 relates to transport investment to be funded through CIL as well as secure off-site 
transport improvements relating directly to an individual development, including site access and 
local junction and road improvements. The policy also requires the Council to work with KCC 
to address local road improvements, public transport, walking and cycling initiatives through 
Local Transport Plan funding. 
 
Policy CS17 relates to the design of homes and seeks to achieve quality living environments 
and requires the application of the principles of Kent Design. It sets criteria for the design of 
homes including appropriate internal spaces and useable private amenity space. The policy 
also sets out broad indications of appropriate net densities, which for sites in the Town Centre 
is over 50 dwellings per hectare. 
 
Policy CS18 relates to housing mix advising that a higher proportion of flats is acceptable in the 
Town Centre Priority Area. Requires that where flats are provided a high quality of 
accommodation is provided.  
 
Policy CS19 seeks at least 30% affordable housing on schemes comprising of a minimum of 
15 units. 
 
Policy CS21 states that to ensure that community needs for services are provided in an 
appropriate location and in a timely and effective way. 
 
Policy CS24 addresses flood risk, seeks to apply the SUDs management train and adds that 
the Council will identify and implement a green infrastructure network by requiring generous 
provision of green space and water bodies in new development. 
 
Policy CS25 commits the Council to managing the supply and quality of water and waste water 
/ sewerage treatment capacity serving the community by working with the water utility providers. 
 
Policy CS26 relates to delivery and implementation, with section (a) confirming that the Council 
will work in partnership with public sector providers, utility companies and developers to 
facilitate the delivery of high quality infrastructure.  
 
(50) 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; seeks development to be of a design and layout which 
promotes walking, cycling and public transport 
 
DP5: Environmental and Amenity Protection: seeks to prevent unacceptable material impacts 
 
DP6: Identified residential development will be permitted where in accordance with the 
development plan policies. 
 



DP8: Residential space and design in new development 
 
DP9: Local Housing Needs advises that residential development will not normally be permitted 
where it does not deliver an appropriate mix of affordable housing types and tenure to reflect 
housing need. 
 
DP11: Sustainable technology and construction. All dwellings will expected to deliver water 
efficiency. 
 
DP12: Historic Environment Strategy: development proposal affecting non-designated heritage 
assets should conserve or enhance those aspects identified as significant. 
 
DP13: Designated Heritage Assets: listed buildings and conservation areas. 
 
DP14: Retail and Town Centre development 
 
DP15: Dartford Town Centre, weight will be given to transformational redevelopment proposals. 
 
DP16: Dartford Town Centre Secondary Shopping Area. The Hythe Street and Spital Street 
frontages of the application site are identified as secondary shopping frontages. 
 
DP19: Food and drink establishments  
 
DP25: Nature Conservation and Enhancement  
 
(51) Dartford Town Centre Framework: sets out the vision and objectives for the town centre 
and the principles for guiding development. The application is identified as an opportunity site 
and development and design principles are set out to guide development. It requires a clear 
pedestrian route through the site connecting Hythe Street to Kent Road; seeks to minimise 
vehicular access from Hythe Street; seeks to enhance the public realm; repair the historic 
frontage to Spital Street; encourages 4 storey frontages to buildings along Hythe Street with 
increased height through set backs and landmark corner buildings. 
 
(52) Dartford Parking Standards Supplementary Planning Document 2012 
 
(53) Dartford Town Centre Conservation Area Appraisal and Management Plan 2006. 
Character Area 2 relates to Spital Street. It identifies the Co-op building and the views down 
Orchard Street as contributing to the character of the Conservation Area. 
 
(54) The new Draft Local Plan is also a consideration but has little weight at this stage. 
 
(55) The National Planning Policy Framework 2019 is also a material consideration together 
with the National Design Guide 
 
COMMENTS 
 
Key Issues 
 
(56) The principle of the re-development of this site has long been established by the 
previous planning permissions on the site and the identification of the site for redevelopment in 
Policy CS2 of the Core Strategy. I consider that the key issues to be addressed in this case are 
whether the proposal meets the objectives of Policy CS2 and the Dartford Town Centre 
Framework to regenerate the town centre together with the detailed impacts of the proposal 
with regard to the Conservation Area and the setting of the Listed Buildings and archaeology; 
the uses proposed and the impacts on the town centre; the appearance and layout of the site 
and impact on the town centre character; transport issues; public realm and landscaping; the 
impact on amenity of future and surrounding occupants; flood risk and drainage; the impact on 
biodiversity; and affordable housing. 
 
Regeneration of the town centre 



 
(57) Policy CS2 identifies the application site as being suitable for mixed use development 
incorporating retail/leisure at the ground floor and a mix of uses at upper floors including 
residential, office and community uses. The policy sets out objectives for town centre 
development which seek to strengthen the role of the town centre as a shopping and service 
centre; to develop a unique identity for Dartford by giving its assets a higher profile; support an 
increase in homes to create activity; create a safe and high quality environment; and 
consolidate town centre uses and improve walking connections. These objectives are clarified 
within the Dartford Town Centre Framework which also advises that the application site 
provides the opportunity to maximise the value of The Orchard theatre in the town centre by 
providing space for complementary uses which may attract theatre-goers to stay in the town 
centre for longer. It also notes that the site provides the opportunity to invigorate Hythe Street 
providing an active and attractive environment at street level to the north of the town centre 
improving the link to the new developments to the north. 
 
(58) The site, known to many as the old Co-op site, has long been vacant and the former 
multi-storey car park was replaced with a surface car park, initially as an interim measure. The 
vacant retail site has impacted on the appearance of and footfall along Hythe Street and Spital 
Street and the area has very much a secondary feel to the town centre and creates a gap 
between the Prospect Place retail park and the High Street which does not encourage shoppers 
to move between the two.  In addition the site is a large relatively impermeable block within the 
town centre: the vacant site and the car park prevent movement across the block, requiring 
pedestrians to walk around it.  
 
(59) The proposed development provides the mix of uses anticipated by the Core Strategy 
policy and the Dartford town centre framework and the proposed cinema was identified in the 
Framework as being a particular benefit to support the mid-evening economy and I consider 
will create a synergy with The Orchard theatre. The proposed new Square will be visible from 
the theatre providing a legible route for theatre goers to the proposed restaurants and bars that 
might encourage greater pre-theatre spending in the town centre.  
 
(60) The proposed layout also increases permeability across this town centre block, 
connecting the town centre street network. The east-west link from Essex Road/ Kent Road 
through the new square to Hythe Street/ Suffolk Road will provide an attractive an active route 
and glimpses from the new pedestrian walkway to the existing buildings on Hythe Street will 
reinforce this. Creating an attractive town centre environment.  
 
(61) The proposal includes two retail units with frontage onto Hythe Street and an active 
ground floor to the health facility building which I consider should add to the interest and activity 
along Hythe Street encouraging movement between the High Street and Prospect Place/ 
Station.  
 
(62) The proposal also provides uses which create active frontage to animate Orchard 
Street and the proposal to create a hotel on the site of the original Co-op building incorporating 
the original façade will reanimate this part of Spital Street which is dominated by vacant uses 
or night-time uses which provide little activity to this part of Spital Street in the day. 
 
(63) In order to ensure that the commercial ground floor units create active frontages which 
add interest and vitality to the town centre, I have discussed with the applicant how any planning 
permission could seek to prevent the use of vinyl decals or back of houses uses which create 
a dead frontage onto the street. A plan has been submitted showing restricted areas where 
vinyl decals or blank facades could be permitted in order to meet the needs of the occupants. I 
have suggest a condition [60] is imposed requiring shopfront windows to remain clear of 
obstruction outside of the areas shown on this drawing. 
 
(64) A well as the new commercial units and the cinema, the proposal for 120 dwellings and 
a hotel will also create its own footfall which will contribute to the vitality of the area and the 
town centre economy.  The development also creates a new public space which will provide an 
additional meeting place and entertainment space in the town centre but will also contribute to 
the enhanced quality of the public realm. The proposed mix of uses therefore provides 



increased facilities to meet the needs of the new residents in and around the town centre and 
also enhances the town centre offer and quality for existing residents. 
 
(65) Together with the investment resulting from the new development on Lowfield Street 
this proposal should contribute to the economic success of the town centre which I consider 
should also assist in providing confidence for other investors and new businesses in the town 
centre and will help to bring forward improvements and occupancy of surrounding units. This 
enhancement will be further complemented by the transport and public realm works the Council 
is bringing forward.  
 
(66) As Members will know the Hythe Street improvement works are proposed as Phase 4 
of the Dartford Town Centre Regeneration transport and public realm works with design 
preparation starting later this year. Hythe Street is a key arrival point for pedestrians coming 
into the town centre from the new development north of the railway and from the station 
particularly with the enhanced crossing arrangements proposed as part of the town centre 
works, and is also the main route for pedestrians from Prospect Place into the town centre. It is 
a key pedestrian movement corridor therefore in the town centre and the proposed 
improvement works have the objective to enhance the pedestrian environment, reduce the 
space given over the vehicles and where possible reduce the number of vehicles using this 
space. 
 
(67) I am satisfied therefore that the proposed development, its layout and uses will 
contribute to the regeneration of the town centre and meets the Core Strategy objectives of 
rejuvenating the town centre by broadening the attractions with the town centre so as to cater 
for a wider range of people including families, increased the potential for linked trips to the town 
and extend the hours of activity within the centre to the early evening.  
 
(68) Policy DP15 advises that weight will be given to transformational redevelopment 
proposals that achieve significant enhancements to the quality of the town centre through 
meeting the objectives set out in Policy CS2 and I consider the detail of this further below.  
 
Proposed uses 
 
(69) The proposal provides for a range of uses at ground floor and the specific character of 
the uses can impact on the character of the street scene. I consider it important that these uses, 
where appropriate, provide an active frontage to the street and meet the policy objectives of 
providing leisure and entertainment floorspace. As Members are aware amendments to the 
Use Classes Order have recently been introduced. The current application was submitted 
before the amendments came into force and therefore the use classes set out in the description 
of development and on the plans to be approved relate to the previous use classes. I consider 
it is important to consider what these units could be converted to without the need for planning 
permission under the new classes order so that where necessary conditions can be imposed 
to limit uses. Policy DP16 relates to the secondary town centre frontage (Hythe Street and Spital 
Street) and supports a predominance of A1-A4 uses in this location but advises that other main 
town centre uses and Class D1 uses will be considered with respect to their contribution to the 
vitality and viability of the town centre and taking full account of the criteria in the policy. Outside 
of the secondary frontage the policy advises that a more diverse of main town centre uses will 
be supported subject to meeting the criteria.  
 
(70) The cinema was, under the former Use Classes Order, a Class D2 use, under the 
amended Use Classes Order this is a sui generis use, i.e. in its own class. I consider that the 
cinema proposed complies with the criteria of Policy DP16:2 and that in fact the cinema use is 
critical to the success of the scheme in providing leisure facilities for residents in the immediate 
area and in the wider catchment who may be attracted to attend a cinema in Dartford, thus 
bringing further input to the economy. It enables linked trips for visitors to the town centre to 
combine, shopping and leisure activity and also contributes to the cultural and mid-evening 
economy in the town centre. I consider therefore that a condition should be imposed on the 
planning permission preventing the change of use of the cinema to another use, should this be 
allowed under subsequent changes to legislation. 
 



(71) The retail units fronting the new square and Hythe Street (units 1, 2, 7 and 8) are 
proposed to be use classes A1 (shops), A3 (café/restaurant) and A4 (drinking establishment). 
These uses comply with Policy DP16 in terms of the secondary shopping frontage along Hythe 
Street and I consider meet the criteria of Policy DP16 in providing a strong retail/leisure frontage 
and attracting a high footfall. They also have a strong synergy with the proposed cinema use 
and will additionally provide more purpose built units which could meet demand for pre-theatre 
food and drink.  Under the new Use Classes Order amendments, the shop and restaurant use 
would fall within Use Class E, which also includes financial and professional services, offices, 
research and development use, industrial use and clinics, health centres, day nurseries and 
day centres. I consider that all these other uses within Class E in this location could result in 
non-active frontages and are unlikely to increase footfall or enable activity/seating on the square 
itself. I do not consider that these uses are therefore appropriate for these prime ground floor 
locations on key pedestrian routes.  
 
(72) The pub or drinking establishment use under the use class changes will now no longer 
fall within a use class with other uses but drinking establishments with food or pubs, wine bars, 
drinking establishments will each be considered to sui generis uses. These uses do create 
different impacts and these impacts have been considered as part of this proposal, both in 
terms of layout and the noise assessment. I consider such uses are acceptable in this town 
centre location but would suggest that a condition is imposed restricting the hours of use of the 
units to reduce impact on the new residents above. 
 
(73) I recommend therefore that a condition[52] be imposed restricting the use of Units 1,2,7 
and 8 to shops, café/restaurant and drinking establishments to ensure the vitality of the street 
scene in this area. 
 
(74) Retail unit 9 is proposed fronting Spital Street on the corner of Orchard Road and would 
sit behind the retained Co-op façade. The planning application seeks flexibility that this unit 
could form part of the foyer to the proposed hotel, could be a concession restaurant for the 
hotel or could be a stand-alone use. The proposed uses are therefore shop (A1), financial and 
profession (A2) and café or restaurant (A3) as well as hotel use (C1). I have some concerns 
that a financial or professional use may create a dead façade but I note that not all such uses 
do this and consider that providing there is a condition as discussed above limiting the level by 
which the shop windows can be enclosed this use might be acceptable. But again the other 
uses set out in new Class E ( offices, research and development use, industrial use and clinics, 
health centres, day nurseries and day centres) do not comply with the objectives of Policy DP16 
relating to secondary frontages and could result in harm to the appearance of the non-
designated heritage asset being the retained shopfront. I consider that a condition[53] should 
be imposed limited the uses that can go into Unit 9. 
 
(75) Two retails units (3 and 4) are proposed along the eastern side of Orchard Street. The 
application seeks a wide variety of uses for these. Unit 4 lying under the hotel seeks permission 
for a Class C1 hotel use, should this be required. I consider that as Orchard Street is not a 
designated town centre frontage and is a quiet side street the use of this area for hotel facilities 
or rooms is likely to be acceptable. Also proposed for unit 4 is: shop (A1); financial and 
profession (A2); café or restaurant (A3); Class A4 Pub or drinking establishment; Class B1 
office, research and development, and industrial use; Class D1 clinics, day centres, crèches, 
day nurseries (now Class E) and schools, non-residential institutions, education training 
centres, museums, public libraries, public halls, places of worship law courts (now Class F1). 
Class D2 which is for cinemas, concert halls, bingo halls, gymnasiums, indoor recreation use. 
Unit 4 is opposite commercial premises but it is situated on a narrow road and I have some 
concerns that some of the uses might create problems with vehicle movements, particularly 
those with extensive drop-offs and collections. As well as Hotel (C1), shops; financial and 
professional uses; café or restaurant uses are likely to be acceptable. A drinking establishment 
is likely to be acceptable given the proximity of the unit to the hotel and the commercial premises 
opposite but I consider hours of activity should be limited. An office use is likely to be acceptable 
and there are offices use on the opposite side of Orchard Street but I consider that other uses 
formerly in class B1, such as industrial uses are not appropriate for a town centre location where 
the objective is increase footfall. Similarly some uses in former Classes D1 and D2 may be 
appropriate for a town centre but I consider the location of this use on a narrow street where 



access and turning is difficult will preclude other uses. A nursery for instance is likely to create 
lots of drop off and pick up trips which I consider are not acceptable. I suggest that uses in 
these classes be limited to non-residential education and training centres, gymnasium, place 
of worship, museum, clinic, and health centres in condition 54. These are all uses where users 
are likely to remain for a while and therefore reducing car trips and drop odds outside the 
building, also uses that will not put significant pressure on the external public realm which is 
narrow.  
 
(76) Unit 3 is to the north and is directly opposite the residential apartment building, The 
Cloisters.  The applicant seeks a slightly amended list of uses: shop (A1); financial and 
profession (A2); café or restaurant (A3);  Class B1 office, research and development, and 
industrial use; Class D1 clinics, day centres, creches, day nurseries (now Class E) and schools, 
non-residential institutions, education training centres, museums, public libraries, public halls, 
places of worship law courts (now Class F1). Class D2 which is for cinemas, concert halls, 
bingo halls, gymnasiums, indoor recreation use. I consider that use of the unit for shops, 
financial and professional and restaurants. But for the same reasons as set out above have 
reservations about allowing full changes of use within the use classes proposed as uses which 
attract a lot of trips and drops off should be resisted in this narrow cul-de-sac. In addition uses 
which disturb residents should be resisted and I note that the applicant has not proposed a 
drinking establishment here. I suggest that of the additional uses proposed these be limited to 
non-residential education and training centres, gymnasium, museum, clinic, and health centres 
in condition 55. All uses where users are likely to remain for a while and therefore reducing car 
trips and drop odds outside the building, also uses that will not put significant pressure on the 
external public realm which is narrow. I have also excluded places of worship given the 
proximity to the residential properties opposite and the peak levels of activity that such a use is 
likely to create, potentially outside of normal weekday working hours.  
 
(77) The final two retail units (5 and 6) are proposed under the cinema facing the pedestrian 
walkway. Unit 5 also faces Orchard Street/the new square, the proposals for this unit are shops, 
café and restaurants, drinking establishments and Class D2 which is for cinemas, concert halls, 
bingo halls, gymnasiums, indoor recreation use. This unit is not under residential uses, although 
there will be residential uses opposite at the upper levels. The unit relates well to the new 
square and will be visible from that space. I consider that the use of the unit for shops, café and 
restaurants, and drinking establishments is acceptable for the same reasons as set out for the 
units facing the square. The D2 use also allows the cinema to utilise this space, but given the 
premises prominence and I consider the other uses listed above (with the exception of concert 
halls and dance halls which may impact on residential amenity) falling into class D2 previously 
may have some synergy with a cinema use and could create an active frontage. I recommend 
that the unit be restricted to these uses [condition 56]. 
 
(78) Unit 6 also has a façade onto Kent Road opposite Essex Road with the nightclub on 
one corner and residential on the other. The proposals for this unit are shops, café and 
restaurants, drinking establishments, business use and Class D2 which is for cinemas, concert 
halls, bingo halls, gymnasiums, indoor recreation use. The unit is not below residential but there 
are residential properties on the opposite side of Kent Road. I think given the concerns raised 
by one of the residents of these properties a drinking establishment directly opposite the 
nightclub is likely to exacerbate problems and is likely to result in disturbance to neighbouring 
residents. I do not consider therefore that this proposed use is acceptable. Similarly a cinema 
use is likely to be acceptable but a concert hall probably would not be. As this is not a retail 
street an office use is likely to be acceptable but not any industrial uses. I suggest therefore 
that the use of Unit 6 is restricted to shops, café and restaurants, office use, cinema use, bingo 
halls, gymnasium and indoor recreation use in condition 57. 
 
(79)  Finally the building on Hythe Street noted as a health facility was initially designed to 
provide for NHS GP facilities, however, the NHS have advised that they no longer wish to go 
forward with this. The planning application is therefore for a flexible health and well-being 
building which could provide accommodation for a variety of health-related uses, both offices 
and clinics. At this stage an occupier has not been found and I understand the applicants need 
to retain some flexibility over the uses for the unit. The building is not put forward as a GP facility 
and therefore I have not considered this use as a benefit of the scheme which is obligated 



through a section 106. Rather the application seeks planning permission for a health and well-
being unit, Class D1, and therefore I consider that the unit should be considered on this basis 
as well as what uses the unit could be converted to under the new use classes order. The 
Council is I understand working to determine optimum and viable uses which will best serve the 
scheme and the community. I have therefore considered here what uses under the application 
for D1 use could come forward in this building.  
 
(80) As discussed above the former Class D1 can cover a variety of uses as well as clinics 
and health centres, and can also comprise: day centres, creches, day nurseries (now Class E) 
and schools, non-residential institutions, education training centres, museums, public libraries, 
public halls, places of worship law courts (now Class F1). If granted planning permission as a 
simple Class D1 use any of these uses and those within the new Class E could come forward, 
e.g. shops, financial and professions, café and restaurant, office, industrial uses, gymnasiums, 
and indoor recreation. This is key location on an important town centre street and I consider it 
is critical that the ground floor has an activity use. I consider that the upper floors of the building 
could be used for a variety of uses but the ground floor entrance needs to be maintained as an 
open unit visible to the street. I would suggest therefore that the following uses are set out in a 
condition[58] limiting use of the unit: Clinic, health centre, day centre, creches, day nursery, 
schools, non-residential institutions, education and training centres, museums, public libraries, 
public halls and places of worship, retail, cafes and restaurant, office use but there is also a 
requirement that the shopfront to Hythe Street be kept open with views through to the use of 
the ground floor unit. 
 
(81) With regard to any of the units proposed, if any additional uses come forward not 
covered under a planning condition then a planning application can be made to vary one of 
these conditions or change the use of the premises and the full impact of the proposed use can 
be considered. As the occupiers are not yet known I have suggested controls over the uses 
subject to general assumptions about the nature of the proposed uses.  
 
(82) I consider that the ground floor uses proposed will contribute to the vitality and 
regeneration of the town centre and I give the delivery of these units on this town centre site 
significant weight in the planning balance. 
 
Impact on Conservation Area/setting of Listed Building/archaeology 
 
(83) One of the key principles of Policy CS2 is also to protect and enhance the town centre's 
historic environment by requiring that development creates a sense of place and respects its 
historic context. The Council has a statutory duty on the Council under section 72(1) of the 
Planning (Listed Building and Conservation Areas) Act 1990 to pay special attention to the 
desirability of preserving a listed buildings special interest or it setting and to preserving or 
enhancing the character or appearance of the Conservation Area. The NPPF requires local 
planning authorities to consider the impact of the development on any heritage assets including 
their setting. Policy DP13 advises that development affecting statutorily listed buildings should 
have regard to the desirability of preserving the setting of the building and that development 
affecting a conservation area should pay special attention to the desirability of preserving or 
enhancing the character/appearance of the area. Paragraph 196 of the NPPF advises that 
where a development proposal will lead to less than substantial harm to the significance of a 
designated heritage asset, this harm should be weighed against the public benefits of the 
proposal. The applicant has submitted a Heritage Statement in accordance with the NPPF 
which describes the significance of the heritage assets in the area, both designated and non-
designated. 
 
(84)   The former Coach and Horses Public House (now ‘The Industry’) adjoining the site on 
Spital Street is grade II listed. The building is thought to date back to the 15th/16th century 
although the street elevation has been altered over the years since. The building is directly 
adjacent to the retained co-op façade and therefore the impact of the listed building setting is 
likely to be enhanced by the repair and re-use of the adjacent building.  Views along Spital 
Street, with regard to the proposed roof extension on the former Co-op building, have been 
carefully considered and I am satisfied that these will not result in harm to the setting of the 
adjoining Listed Building. Views from the rear of the listed building will change, however, the 



building is already partly enclosed by the relatively recent Copperfields development and the 
proposed development will not change any element of the setting that contributes to the special 
interest of the building. 
The Methodist Church is a grade II listed building on the corner of Kent Road and Kent House 
(now the Wig and Pen PH) on the other corner is also grade II listed. Together they form what 
would have been a small group of civic buildings on the periphery of the town centre and 
therefore the importance of the setting of these buildings tis o maintain this group appearance.  
The setting of these buildings is, I consider, currently affected by the over-engineered design 
of the road junction of Spital Street and Kent Road, with large concrete trief kerbs, no pedestrian 
footway across the junction and a projecting element into the street from the southern kerb. The 
current development proposes reintroducing a T-junction at the end of Kent Road so the historic 
Spital Street reverts to its higher street hierarchy. The wider pavement area to the front of the 
Methodist church will be maintained and the pedestrian environment will be improved to allow 
crossing at this point. The projecting element into the road will be removed so that a traditional 
street scene at this junction is created, enhancing I believe the setting of these listed buildings 
and ensuring they relate better to the southern side of Spital Street. I consider that these 
improvements to the road layout will be a benefit to these Listed Buildings.  However, the 
highest building in the proposed development may be glimpsed above the Methodist church 
from certain angles and therefore will be seen as part of its setting. However, I consider that 
this will not impact on the appreciation of the special interest of the building and the proposed 
development will be seen in the context of the backdrop of the wider town centre. I consider 
therefore that this will be less than substantial harm to the setting of the Methodist church listed 
building and consider that this limited harm is outweighed by the public benefits of the proposal 
asset out in the consideration in the sections above.   
The former Beadles showroom, now the Flying Boat PH lies opposite the site to the south west, 
and I consider that the retention and re-use of the former co-op building will enhance an element 
of this listed building’s townscape and the remainder of the proposed development will have no 
impact on the setting of the building. The heritage statement also considers the Royal Victoria 
and Bull Inn further to the east but due to the separation distance between the site, and the 
built development in between and the limited change to the appearance of the built frontage in 
Spital Street I am satisfied that the setting of this listed building, particularly in terms of its 
relationship to Spital Street/High Street and Hythe Street will be preserved. 
 
(85) The only part of the site within the Dartford Town Centre Conservation Area is that part 
of the site fronting Spital Street and comprises the retained frontage of the former Co-op 
building. The retained front and flank facades make a positive contribution to the significance 
of the Conservation Area, although the building dates from a lot later than others in the town 
centre, being an example of commercial Art Deco architecture. The positive contribution to the 
town centre is lost however, by the boarding over the shopfront, the absence of use and the 
clearly vacant site to the rear.  The applicant has assessed whether the development can be 
viewed from the Holy Trinity Church a medieval building and using cross-sections have 
demonstrated that the new buildings will not be visible from the Church and will therefore not 
impact on the setting of this important Listed Building. The buildings will be visible from higher 
ground but the reduced height of the highest building now ensures that it will not be dominant 
on long distance views and will be seen within the context of the wider town centre so the 
proposal is considered to preserve the character of the Conservation Area from St Edmunds 
Burial ground and West Hill.  The taller building within the development will only be visible from 
the High Street close to the intersection of Lowfield Street and glimpses of the modern buildings 
will be revealed when moving closer to the site, but I consider that the overall design will not 
harm the character of this town centre conservation area and will reinforce the Conservation 
Area town centre character which has a mix of building styles and ages.  Although I accept that 
these views may result in some limited and less than substantial harm to the setting of the 
historic character of the Conservation Area. The proposed development retains the historic 
street pattern with and adjoin the Conservation Area, Kent Road, Orchard Street and Hythe 
Street and provides an additional east west route which is consistent with the urban grain of the 
Conservation Area. Although that part of the site on Hythe Street falls outside of the 
Conservation Area this street forms part of the historic pattern of development in the town, 
showing on the 1596 map of the town centre and contributes to the character and appearance 
of the Conservation Area at its southern end and its setting where it falls outside the 
Conservation Area. The new buildings along Hythe Street now respect the historic  curve of the 



street and I am satisfied that the scale of the buildings proposed along Hythe Street being 
predominantly four-storey with an upper storey set back  is sympathetic to the historic nature 
of this street and the Conservation Area.  Overall therefore I conclude that the proposal will 
have some positive benefits in enhancing some parts of the Conservation Area and bringing 
back into use a site that contributes to the setting of the Conservation Area but that there will 
be some impact from views to the new building from part of the High Street and glimpses from 
the west. However, I consider that in the context of the NPPF and Policy DP13 this is less than 
substantial harm which is outweighed by the public benefits of the proposal as set in the 
sections above. 
 
(86) Policy DP12 advises that the development proposals affecting non-designated heritage 
assets should establish the asset’s significance. The Heritage Statement submitted with the 
application does this. The Dartford Co-operative building was opened on this site in 1935 with 
further expansion in the 20th century which has been demolished. The surviving elements 
comprise the front and flank facades and is an attractive art deco building which forms a local 
landmark in the area on this corner, having some group value with the former cinema opposite 
(which dates from a similar period) and also represents the retail history of the town centre. I 
am satisfied therefore that the former co-op building can be considered as a non-designated 
heritage asset under Policy DP12. The proposed development includes the retention, repair 
and repurposing of the existing facades and will also provide a new rear façade to Orchard 
Street, constructed of complementary materials. The intention is to retain and reuse the historic 
shopfront of the building, but at present I do not consider that sufficient detail has been 
submitted in order to be assured of this so I have suggested conditions 8 and 16 requiring more 
detail of the façade, methodology for its repair and details of the shopfront to ensure the 
proposed detailing enhances the building and the character of the shopfront.  A roof extension 
is also proposed to the building, which will have a horizontal emphasis, the same as the original 
building and will be set back from the front using contrasting but complementary materials. I 
consider the proposal is acceptable, the main part of the roof extension will be in bronze 
coloured cladding which respects the detailing on the building and should maintain the 
architectural character of the building. The other levels are set much further back and the 
applicants have submitted street scenes to demonstrate that these upper levels and plant 
screens will be set back and not prominent on the street scene. But again I consider further 
detail needs to be submitted to ensure appropriate materials and detailing is proposed 
[condition16]. I consider therefore that the will enhance non-designated heritage asset that is 
the Co-op building facades and the proposal to better reveal and retain this asset’s significance 
is a benefit of the scheme which is in accordance with Policy DP12. It also complies with one 
of the development principles in the Dartford Town Centre Framework which seeks to retain, 
repair and activate the historic frontage along Spital Street. 
 
(87) With regard to the archaeology of the site, as noted in the comments by the Council's 
advisors KCC Heritage the proposed development is situated within an area of below-ground 
archaeological potential close to the historic core of Dartford. The entire site is within two Areas 
of Archaeological Potential as defined on the Kent Historic Environment Record although some 
of this may have been compromised by previous development of the site. In light of the potential 
archaeological interest of the site, the uncertainty about its extent and significance and how the 
proposals will impact on this archaeological interest, I have suggested a condition in line with 
KCC's recommendation requiring archaeological evaluation prior to commencement of 
development and then if safeguarding measures to ensure preservation in situ of important 
archaeological features or remains and/or further archaeological investigation and recording. 
 
(88) I am satisfied therefore that the proposed development preserves the special interest 
and setting of the adjacent and nearby listed buildings,  enhances and preserves the character 
of the Conservation Area,  will mitigate impact on the archaeological significance and will 
preserve the significance of the non-designated heritage asset.  There will be some limited 
harm to the setting of the Conservation Area and the setting of the Methodist Church but this is 
overall less than substantial harm which is outweighed by the public benefits of the scheme in 
bringing forward development of a vacant site and ensuring the regeneration of the town centre. 
The proposal is therefore in accordance with Policies DP12 and DP13 of the adopted Local 
Plan. 
 



Appearance and layout 
 
(89) Policy DP2 sets out criteria for good design in the Borough and encourages the creation 
of high quality places. It seeks that development is integrated with the public realm and provides 
permeability through clear pedestrian and cycle linkages, with active frontages and a fine grain 
mix of buildings and spaces. The design of buildings and spaces should design out 
opportunities for crime. The Dartford Town Centre Framework also sets out some key principles 
including that a building frontage of 4 storeys is appropriate along Hythe Street but that 
increased height is likely to be acceptable through the use of set-backs or on landmark corner 
buildings. As noted above the design of the development has been based around the existing 
streets, creating strong frontages to all the existing streets and active frontages to the 
secondary town centre shopping streets. An active frontage has been created along Hythe 
Street with a landmark piece of public realm being created opposite Suffolk Road creating a 
new nodal point on Hythe Street which I consider will encourage people into the development 
and to the uses within it as well as providing a way marker on the new pedestrian route being 
created across the site. The proposal has sought to create a collection of buildings, each with 
their own distinctive appearance and character but with a cohesiveness created by the use of 
common detailing. Balconies and windows are consistent and there is a concentration of brick 
and brick detailing, which ties the buildings together. In order to deliver the amount of 
development required to make the site viable the massing of the buildings are taller than the 
surrounding context but careful consideration has been given by the applicant to the impact of 
the proposal on the historic character of the town centre and views to the development, 
particularly as the topography of the town centre with hills around allows views from higher 
ground. To reduce the impact of the development on the existing streetscene, the tallest mass 
of the residential building has been located in the heart of the scheme, reducing its visibility and 
impact on the existing streets 
 
(90) The development along Hythe Street has a brick built frontage over four storeys 
creating a strong parapet/shoulder line which I consider ensures that it respects and 
complements the adjacent development, without dominating it. As Members will be aware there 
are some low two-storey buildings on the east side of Hythe Street which are part of the historic 
linear development radiating out from the High Street. But the town centre is changing, and 
Hythe Street is a direct route to the railway station and forms part of the town centre, such that 
I consider it is not possible to replicate this low scale of development. I therefore consider that 
the key consideration should be whether the proposal respects these lower buildings through 
avoiding the direct juxta-positioning of such buildings and designing the new buildings to step 
back and step in to avoid impact both visually and in terms of a sense of domination on existing 
occupiers. 
The northern block, residential block 2, takes its design reference from the previous 
industrial/brewery history of the site. Historic photos show that buildings on the site adjacent to 
Hythe Street were in fact 6 stories high in the first part of the nineteenth century, prior to the 
expansion of the Co-op. The proposed building will be six storey but is broken down to have a 
strong red brick four storey block with clear shoulder/parapet line. Above this will be a further 
two stories of residential development clad in dark grey cladding with pitched roofs which create 
a strong visual emphasis with an urban feel. These upper storeys are set well back from Hythe 
Street so that they will not dominate views along the street, reduce the impact on the low 
buildings opposite and enable the view along Hythe Street, with a continuous four-storey 
shoulder to be dominant. The building is also stepped back along its northern elevation, with 
ground floor only lobby, cycle and refuse facilities and I consider this ensures the new building 
is set well away from and will not dominate or overshadow the smaller Victorian houses on the 
opposite side of the road. The ground floor frontage onto Orchard Street has been re-designed 
since first submission to create a more attractive entrance to the block and street scene, with a 
wide lobby and glazed cycle store. Balconies and terraces are provided to the apartments and 
shared landscaped terraces are provided on the set-backs. Windows and balconies are provide 
on all four elevations of the building which I consider will ensure that natural surveillance is 
provided of the surrounding streets, the car park pedestrian entrance and the new square. I 
consider that although this building has essentially four frontages it manages to address well 
the surrounding streets without creating an unattractive rear of development and I consider 
respects the massing and character of the surrounding buildings. 
 



(91) The southern building on Hythe Street (the health care facility) has been designed with 
a different brick built character in order to create a more civic presence on the street. The 
windows are regularly place to allow for flexible uses internally and the brick is pale with window 
stepped brick recesses.  The building frontage slightly cranks so that it follows the curving line 
of Hythe Street. The building extends to Copperfields and there is a distinct separation between 
the Victorian 2 and 3 storey buildings further to the south in Hythe Street. The building also has 
three very visible frontages onto: Hythe Street, the new square and its southern elevation forms 
a visual stop to Copperfields. I consider that it manages to address all these streets and spaces. 
With the use of a linear form, with a strong 4 storey appearance to Hythe Street, using a set 
back allowing provision of a terrace on this frontage whilst also turning the corner into the 
square, allowing the adjoining residential building to step up to a five storey parapet line. The 
ground floor of the southern corner of the buildingprovides the entrance to the health facility 
and has floor to ceiling glazing which provides a strong entrance feature and creates an 
attractive and inviting elevation at the northern end of Copperfields and providing a clear marker 
for the junction of Hythe Street and Copperfields. Servicing and cycle parking is provided to the 
south-west of the building via a gated entrance adjacent to Copperfields. 
 
(92) As noted above the residential building facing onto the square is also five storeys high 
where it adjoins the health facility but without a set-back, this height continues for much of the 
depth of the square to allow sunlight to reach the square over the top of this building. The 
horizontal emphasis of the building is broken up by a recessed balcony area and the use of 
different colour brick on the upper floors of one element. The building then rises in height on its 
corner, to a nine storey building (ground floor plus eight). This then continues around the corner 
at this height where the building sits opposite the proposed cinema. In order to break up the 
roof line the parapet has been adjusted so that it sits at slightly different levels. Although a 
higher building, I am satisfied that this will have limited impact on the users and occupiers both 
within the site and adjacent to it. The higher building is set well within the site on the corner of 
the square opposite the cinema and I consider that, in this case, increased height in the middle 
of the development site away from the historic streets and existing occupiers is the appropriate 
design approach. The building is sited adjacent to the open space of the square and it will not 
I consider create a sense of cramped or dominating development. I am of the opinion that this 
creates a landmark building on the corner, marking the public square and its junction with routes 
to the west-east, north and south and is thus in accordance with planning policy and the Town 
Centre Framework guidance. Direct views to the building will be limited unless standing in front 
of it. But due to its height it will be visible on longer distance views as discussed above when 
considering the impact on the heritage assets. However, the building is of limited depth and the 
impact of its silhouette on longer distances has been broken up through slightly changing levels 
on its parapet and by the use of different materials to articulate the building. Views of this 
building have been considered from various points in and around the town centre and the 
impact on the Conservation Area has been considered above. I consider that although the 
building will be glimpsed from various points within the town centre it will not dominate any 
street or view and from longer distance views, now the height has been reduced will be appear 
within the context of other development in the town centre and will not appear intrusive or 
incongruous. It should be noted that at 9 storeys this is the same height as the highest building 
currently being built on the edge of the Park and occupied within the Langley Place 
development.  This taller building then steps back down five storeys along Orchard Street where 
it is opposite the existing Cloisters development and in order to address this relationship the 
upper two levels of this building are stepped back significantly to avoid reducing the daylight 
into the Cloisters (considered further below). The materials proposed on this part of the building 
are a pale brick to reference the Co-op façade. The whole of this residential building is accessed 
via two residential lobbies on Orchard Street and waste and servicing is accessed via a gated 
route on Orchard Street. All of these facilities - cycle parking, refuse storage and plant are 
house within a ground floor projection to the back which has a sedum roof above it providing 
not only ecological benefit but also an attractive outlook for the apartments that face into the 
internal courtyard. 
 
(93) The hotel building utilising that part of the old Co-op building has been discussed above 
but the hotel building also extends at upper floor along Orchard Street and the building here 
reverts to five storeys in height without set back as it is beyond the Cloisters building and 
opposite a commercial building. An acoustic plant screen is set back from the parapet on top 



of the building. Access to the hotel plant, refuse stores and cycle parking is also via the service 
route off of Orchard Street and so is hidden from the street scene. The building uses pale brick 
with very uniform window patterns creating a repeating pattern which complements the Co-op 
building. 
 
(94) The cinema is set back behind the Cloisters in order to retain the existing relationship 
to Orchard Street and avoid domination of the street scene. The cinema building is also stepped 
down as low as possible adjacent to the Cloisters. Cinemas are by their very nature large boxes. 
In this case the building has been physically broken up by the central walkway and by the 
stepping down in height and setting of the building element closest to the Cloisters. This helps 
to articulate and reduce the bulk of the building. This is further achieved by the use of brick 
detailing on the building to create interest to what is a large façade. The façade won’t be read 
as a whole from the east as part of its sits behind the residential block. But on Kent Road it has 
a longer façade. I consider that further interest can be added to the façade by the use of external 
lighting and this has been indicated in images submitted with the application. In order to ensure 
appropriate external lighting I have suggested a condition be imposed [43]. 
 
(95) The square has been designed as a multi-functional urban space, allowing use for a 
variety of events, for informal play and to provide adequate room for tables and chairs to be set 
out. It is unfortunate however, that the southern part of the square will be in shade for part of 
the day. The applicants have undertaken studies to minimise the shading by reducing the upper 
levels of the building to the south of the square, concentrating the height in the corner building. 
The submission advises that the design of the paving reflects the cultural music heritage of 
Dartford using patterns associated with sound waves and suggest public art should be provide 
which reflects this. I have suggested that an obligation be included within the s106 requiring the 
provision of public art within the square. 
 
(96) The car park is largely hidden from views from Hythe Street due to the proposed 
residential block. However, it will be visible from Westgate Road to the north, with views across 
the adjacent low development and from Kent Road. The design does not seek to hide the 
functionality of the building and indicates an extruded mesh panelling. Given that the building 
will be very prominent from some views the detailing of this cladding is critical and I have sought 
full details of this mesh in condition 17. The adjacent business to the north raised concerns 
about the proximity of the proposed car park and any potential for overlooking as they are 
concerned to ensure the development does not prejudice development of their site. This is a 
valid consideration as these sites are also identified as part of the priority area. I consider that 
as a blank car park wall there would be no prejudice for where development might be located 
on the adjacent site. In order to maintain privacy of the adjacent site I have suggested a 
condition [17] is imposed requiring the northern elevation to be opaque or solid materials to 
prevent views through. 
 
 (97) With regard to designing out crime, the scheme has been considered by the Kent Police 
designing out crime advisor and they raise no issues or objection. The development is well 
designed with active frontages and overlooking from new development on all streets. There is 
limited active frontage onto Kent Road but this is partly to reduce impact of the nightclub and 
the commercial uses here on the new residents. However, the car park provides significant 
levels of comings and goings which will ensure passive surveillance of the street and there is a 
commercial use proposed opposite Essex Road, discussed above.  The proposed pedestrian 
link is 6m wide and allows direct views through.  The pedestrian walkway has been discussed 
with Kent Police and they have not raised objection. It has been specifically designed with only 
a narrow bridge between the two parts of the building, in order to ensure there are no 
dry/undercover areas where people might be encouraged to gather. The walkway will be 
illuminated and the site will be privately managed. I am satisfied that this will not provide easy 
opportunities for crime.  A resident in Essex Road raises concern about the proposal and the 
impacts from the existing nightclub. The layout of the site has evolved to seek to address this 
issue. There are no residential uses proposed on Kent Road so that there are no direct impacts 
from the activity within and outside the nightclub. With regard to people moving away from the 
club, this site is within the town centre so to a certain extent night-time activity is expected by 
future residents. However, there are no residential units on the ground floor where they might 



be most impacted by activity on the street and the noise impact assessment (considered below) 
looks at mitigation in terms of background noise. 
 
(98) Policy CS2 requires that developments in town centre create a sense of place and in 
my opinion this proposal will achieve that and will contribute to the enhanced appearance of 
the town centre. I consider that the proposal meets with the criteria and requirements of Policy 
D2 and the principles of the Dartford Town Centre Framework. 
 
Transport Issues 
 
(99)  Policy CS2 requires planning applications in the town centre to be accompanied by a 
transport assessment. The character of the town centre and its good public transport links and 
access to services and facilities enabling walking and cycling has a significant emphasis in the 
Transport Assessment. Policy DP4 also encourages layouts which promote walking and cycling 
and sets out criteria for proposals to meet. The Town Centre Framework seeks to improve 
walking and cycling routes through the town centre. 
 
(100) As a town centre site, the development is well-served by public transport with the train 
station approximately 450m walking distance from the site. The closest bus stop to the site is 
located 250m northwest of the red line boundary, on the northern side of A224 Home Gardens 
and is on the Fastrack route. The site is also adjacent to existing cycle routes along Spital Street 
and Hythe Street. As noted above the Town Centre transport and public realm improvement 
works seek to improve pedestrian and cycle routes into and within the town centre. The KCC 
highways officer has raised some concern about the constraints to pedestrian movement in the 
surrounding area and particularly crossing Home Gardens. However, improving this crossing is 
an objective of the transport improvements for the town and so I have considered the application 
on the basis that these town centre improvements are being forward by the Council through the 
town centre transport and public ream improvement project. 
 
(101)  The vehicle strategy for the site is essentially that all parking will be provided within 
the multi-storey car park and will be accessed and egressed from Kent Road. There should be 
no requirement for vehicle parking or access within the site other than for drop and collection. 
Kent Road is one-way at the moment southbound so vehicles leaving the car park will have to 
exit south and then either turn left at Spital Street towards West Hill or right towards Hythe 
Street before exiting again to the ring road. This is the existing situation. The impact of the 
additional vehicle numbers from the larger car park on the town centre road network is 
considered further below but has found to be acceptable by KCC. However, I consider it is 
unfortunate that cars that do not need to are travelling through the town centre streets. In order 
to reduce the number of vehicles driving through the centre, the town centre transport 
improvement project will consider the junctions onto the ring road including whether it is feasible 
to make the northern part of Kent Road two-way. If this can be achieved will mean that vehicles 
egressing the car park can get straight back onto the ring road reducing unnecessary through 
traffic. 
 
(102) As set out in the description of the development the central section of Orchard Street 
will be made 'access only' for vehicles and the southern and northern ends of Orchard Street 
will be made two way. Bollards, controlled by a site manager are proposed to be located at 
each end of the pedestrianised section of Orchard Street to restrict vehicles from accessing the 
square. Vehicles up to 11m that require access (e.g. refuse vehicles) will be permitted to pass 
through the square and exit onto Hythe Street. This is anticipated to be approximately 12 
vehicles per day including existing uses. Larger vehicles will not be permitted to pass through 
the square. Signs are proposed to be erected on approach to Orchard Street providing 
advanced warning of size restrictions and are required by condition 23. Emergency vehicles 
would be permitted to turn within the square if required. Due to the narrow width of Orchard 
Street and the opportunities of the site to create high levels of pedestrians and the limited 
number of vehicles that are anticipated along this route, the southern two way section of 
Orchard Street is now proposed to be a shared space. 
 
(103) The short section of Spital Street between Kent Road and Orchard Street is currently 
eastbound only. The development proposals include making this section two way in order to 



reduce the number of vehicles that will need to travel along Hythe Street, particularly vehicles 
dropping off at the hotel. The proposals include five new servicing bays to accommodate the 
development; one on Orchard Street north, two on Orchard Street south and two along Hythe 
Street. The loading bay on Kent Road will be relocated further south, to accommodate the new 
car park entrance. The existing bus layby on Spital Street is no longer in use and will be 
converted in to a coach pick up / drop off bay. Turning heads for vehicles up to 7.5t will be 
provided at both the northern and southern end of Orchard Street.  The Orchard Street / Hythe 
Street junction will be amended to permit left turns into Orchard Street, which will become two 
way. A small build out is proposed on the northern corner of the junction to improve visibility for 
pedestrians and vehicles. KCC highways have expressed some reservations over this junction 
as the eastern end of Orchard Street is narrow such that two vehicles cannot pass but after in 
depth analysis they have accepted the arrangement given the low numbers of vehicles likely to 
use Orchard Street north. They however seek a condition [22] requiring a traffic regulation order 
limiting the size of vehicles able to use this junction. 
 
(104) The Kent Road / Spital Street junction will be amended to reflect the proposed two-way 
movement on Spital Street. Under the proposals, Kent Road will become the minor arm, with 
Spital Street given priority. Appropriate visibility splays are achievable. The cycle route along 
Spital Street will be incorporated into the design and will be re-lined and re-surfaced to improve 
its condition and encourage cycling to/from the site. 
 
(105) The Transport Assessment uses the TRICS database to anticipate trip rates arising 
from the site and assessment of the impacts has been carried out compared to the existing 
situation. The trip rates and traffic modelling has been interrogated by KCC highways. They 
confirm that the trip rates are acceptable and note that the site is predicted to generate 108 
two-way vehicular trips in the morning peak and 134 two-way trips in the PM peak and 132 two-
way trips in the weekend peak. KCC highways advise that during scoping discussions the 
following junctions were requested to be assessed for capacity: Orchard Street / Spital Street; 
Orchard Street / Hythe Street; Hythe Street / Home Gardens; Spital Street / West Hill;  Spital 
Street / Kent Road; The Westgate Road / Kent Road; and Home Gardens / East Hill / Overy 
Liberty. KCC note that “existing traffic data for these junctions was obtained from Project Centre 
who obtained the data for input into the 2018 Dartford Town Centre VISSIM model. The data 
was recorded on Thursday 22/03/2018 between 0700 - 0945 and 1500 - 1845 and on Saturday 
24/03/2018 between 1000 - 1545.”  KCC accept that the trips generated by the existing car park 
have been included within the baseline modelling as some of these trips will still be on the 
network during the future scenario. KCC advise that “the results of the AM and PM weekday 
assessments showed that between the ‘without Muse’ and ‘with Muse’ scenarios there would 
not be any significant changes to traffic flows or journey times across the town centre.”     
 
(106) However, the original Dartford Town centre model only assessed the weekday peak 
period traffic flows. Given the mixed-use proposals for the site KCC requested that a 
comparison of future ‘with development’ traffic flows be undertaken between the weekday and 
Saturday, to determine whether the additional Saturday modelling was required. They advise 
that the results of the comparison showed three of the junctions had higher flows during the PM 
peak, meaning the worst case scenario had already been assessed and no further modelling 
was required. The results also showed that two of the junctions (Kent Road / Westgate Road 
and Hythe Street / Home Gardens) had Saturday flows which were 17% and 3% higher 
(respectively) than the average weekday flows. Whilst the latter is considered to be within the 
general day to day variation of vehicle flows and is therefore acceptable, 17% is considered to 
be significant. As a result, the applicant has modelled this junction for the Saturday scenario 
using industry standard software – LinSig. The modelling results showed that the junction is 
anticipated to operate within capacity during both the weekday and Saturday scenarios, in the 
‘2027 with development’ scenario.” KCC confirm that this is acceptable. 
 
(107) Given the sustainable location of the site there is potential to achieve high rates of non-
car use from this development. KCC highways suggest that at the time of occupation in 
particular there is an opportunity to promote a ‘one car’ or ‘zero’ car attitude and avoid residents 
taking up public parking spaces with their personal vehicles. They advise that the “consideration 
of KCC’s request to include bicycle vouchers, free membership to the car club and free bus/train 
tickets within the draft Travel Plan is welcomed” and recommend that and these should be 



taken forward in the Full Travel Plan.  They also note that the applicant has confirmed that a 
parcel collection point is to be provided to assist in avoiding repeat deliveries (additional trips 
on the network) and reduce pressure on the loading bays. KCC also suggest that the loading 
bay on Kent Road should be monitored as part of the Travel Plan in order to ensure the demand 
does not exceed the supply on a regular basis. Although the applicants have submitted a draft 
Framework Travel Plan this is likely to change as the development gets close to occupation 
and I have suggested condition 34 to require details of a final Travel Plan to be submitted and 
agreed prior to occupation. 
 
(108) A car club bay is to be provided to encourage reduced car ownership. This is shown to 
be provided on Kent Road, which has been agreed in principle by KCC as highway authority. 
This will be available to all members of the public as well as residents of the development. But 
in order to ensure its provision for residents of the development when the dwellings are first 
occupied I suggest that this is obligated through a s106 and that residents are also given a 
period of free membership. 
 
(109) Parking to serve the development is proposed to be provided in the 239 space multi 
story car park proposed. Of these 120 spaces will be provided for dedicated use by the 
residential units (1 per unit) with visitors using the public parking provision. 6 of the 120 spaces 
will be sized and allocated for disabled use, meeting the needs of the 6 wheelchair adaptable 
flats. The remaining 119 spaces will be for public use, although some may be made available 
specifically for the health and wellbeing unit during the day time dependant on the user. This 
level of public parking provision is therefore similar to what is being lost in the surface car park. 
KCC advise that the Transport Assessment shows the maximum car parking demand is 
predicted to be 120spaces for the residential units and 79 spaces for the non residential uses. 
Based on the above, they advise that the proposed parking provision is acceptable. 
 
(110) Concern has been raised by one of the objectors that the new car park will simply 
replace existing parking and will not provide any additional spaces for the new retail and leisure 
uses proposed. But the surface car park at present allows long stay car parking and many of 
the spaces during the day appear to be taken up by long stay users, although this may have 
changed during the pandemic. The proposed multi-storey car parking will provide short stay 
parking only and as well as serving the uses on site, visitors to these uses are also likely to 
spend time in the rest of the town centre, particularly during the day time. Given the nature of 
the uses proposed on the site, which support other town centre uses I consider it is unlikely that 
many of the car parking spaces will be taken up in the day by visitors to the new uses only. I 
consider that the replacement car park will therefore provide sufficient spaces to meet the needs 
of the development and replace the existing short term parking within the existing car park. 
During the evening it is likely that users of the car park will be visiting the cinema or perhaps 
the theatre or other town centre users and linked trips may be more limited, however the 
demand for spaces in the existing car park in the evening is from my visits to the car park less 
in the mid evening. I am satisfied therefore that this is an appropriate size of car park to meet 
town centre needs in this location and replace the existing public car park. 
 
(111) The provision of one parking space for each residential unit and the use of the public 
car parking by visitors is in accordance with adopted parking standards for the town centre for 
residential accommodation. These spaces will be located on the upper floors of the car park 
and separated from the public spaces by a secure roller shutter.  In order to ensure that these 
are made available for each resident I have suggested a car parking management plan is 
required by condition [25] which should also cover management of the other spaces and the 
car park to ensure short stay parking provision. 
 
(112) There has also been concern raised about the loss of the existing car park. The closure 
of the car park is necessary to facilitate the development and I consider that this disbenefit is 
outweighed by the benefits that the redevelopment will bring. However, the applicant has 
identified that there is space to provide additional on-street parking along Kent Road whilst the 
site is under construction. I consider this will provide some additional local parking to serve 
uses, such as the adjacent church, in the interim and have suggested this is required by 
condition 14. In order to ensure that the car is not closed a long time before works starts on site 
the developer has accepted a s106 obligation that the car park will not be closed by them before 



a contract is let for the development of the site. However, this obligation will only come into 
force when the planning permission is implemented, the Council as landowner could have any 
number of other reasons to close the car park and this could not be prevented by a s106 or 
condition attached to this planning permission. This is a matter for the Council as car park 
operator. 
 
 (113) Cycle parking is shown under cover across the site to serve the relevant parts of the 
development, including cycle parking for visitors to the town within the multi storey car park. I 
suggest a condition is imposed however requiring details of the cycle storage provision to 
ensure that the number of spaces required to meet the adopted standards are provided, i.e. 1 
per dwelling. 
 
(114) Finally concern has been raised about access being retained to the Cloisters for small 
commercial vehicles. Both the applicant and KCC confirm that access is not precluded by the 
proposed changes to Orchard Street and vehicles that use that access now will still be able to 
turn into it. KCC also note that the design of Orchard Street south will also change during 
detailed design now that the footways are to be removed to provide a shared surface so there 
should be more room for manoeuvre. 
 
(115) I consider that the proposed parking and access arrangements for the development 
have been well-thought out and are appropriate for this town centre site. The provision of a car 
club bay and the proximity to public transport should also discourage car use and possibly car 
ownership by residents of the site. I am satisfied therefore that the proposal complies with the 
adopted planning policy.  
 
Public realm and landscaping 
 
(116) Policy CS 14 of the Core Strategy requires new developments to make a contribution 
to the Green Grid network, as a site of less than 2 hectares this is to be considered on a site by 
site basis. The Green Grid network and provision of open spaces usually seeks to ensure the 
provision of soft landscaped spaces. However, as town centre site away from the river and the 
Park there is not an existing soft landscape area which this site needs to connect. The town 
centre should have variety of open spaces serving different purposes and Policy CS14 seeks 
to implement multi-functional spaces. The proposed space will be a public square available for 
events and providing an open urban space with opportunity for outside seating and gathering. 
I consider that this type of hard urban space is appropriate to serve the retail and leisure uses 
that surround it and provides a different offer for the town centre.  I consider it appropriate that 
the proposal does not provide a large area of open green space. It does however, allow for a 
significant part of the site to be open space providing an area of 1125m2. 
 
(117) Ecological benefit and enhancement is provided by the green roofs provided in the 
central courtyards and set backs on the building and the proposed terraces at the upper levels 
to the buildings for use by residents are shown to be landscaped, with full details submitted as 
part of the application. I suggest that condition 41 is imposed requiring the implementation and 
retention of this landscaping as well as the specimen trees to be planted in the square and 
suggest that the s106 agreement requires the long term maintenance of this public realm. 
 
Impact on adjoining occupiers 
 
(118) There are existing residential properties on the other side Orchard Street to the west 
and to the north of the site and the Kent Curry House is located immediately adjacent to the 
site north-east corner of the site. The Cloisters development as discussed above is immediately 
opposite part of the built development and the buildings around it have been designed to 
minimise impact. However, as a town centre development which has a tight urban grain the 
development will obviously change the immediate environment of these dwellings which have 
been adjacent to a vacant site for some time. The applicants have carried out a daylight and 
sunlight assessment for all the new apartments and the properties which adjoin the site. This is 
based on British Research Establishment guidelines relating to site layout planning for daylight 
and sunlight.  I consider each group of properties in turn with regard to impacts. 
 



(119) There is a group of five Victorian terraced houses to the north of the site on the other 
side of Orchard Street from the new development. The daylight and sunlight assessment 
concludes that the impact on these properties is minor as all rooms comply with the guidelines 
with regard to daylight and sunlight and I am satisfied that given the relationship of these 
properties to the new development the proposal will not result in unacceptable harm to their 
outlook or daylight/sunlight.  
 
(120) These residents will be served by a part of Orchard Street that will become a cul-de-
sac for most purposes and access will only be needed for deliveries and access to these 
properties, the existing adjacent commercial properties and the new residential apartments in 
block 2. There will be no car parking accessed from this road and servicing of the retail units is 
proposed from Hythe Street. I consider therefore that the environment of these dwellings is 
likely to be enhanced as existing through traffic will be removed and the road will be made 
shared surface which will enhance the appearance of the street. An on-street permit parking 
space which serves one of the residents of these properties is to be moved from its existing 
location in Orchard Street to directly outside the houses. One of the residents comments in their 
representation that the adjacent substation could result in noise, however, this is housed within 
the adjacent multi-storey car park. Such sub stations are often located adjacent to new 
residential development and the environmental health manager has raised no concerns about 
this relationship in terms of noise. I consider that overall the proposal is likely to provide an 
improved environment for these properties. 
 
(121) The Kent Curry House is immediately adjacent to the development. Formerly it would 
have been adjacent to the co-op building and has benefitted from being adjacent to a vacant 
site for a number of years. It is a typical Victorian end of terrace building with a rear projecting 
element which has been extended across the rear of the property. This projecting element has 
a window in its western wall and windows along the elevation fronting Orchard Street as would 
be expected but a window has also been inserted in the southern wall facing over the 
development site. The proposed building addresses this to ensure there are no windows on the 
lower two levels which overlook the property or prevent development on the boundary. 
 
(122) However, in order to reinsert the traditional built form on Hythe Street the northern 
elevation of the proposed building is close to this window. The daylight and sunlight assessment 
therefore records large percentage alterations to this window. I consider that preserving a larger 
distance between this window and the new building would have a significant impact on the 
Hythe Street streetscene and character of the area. It would also render part of the development 
site unusable and therefore impact further on viability. It is not clear what room this window 
serves and the occupiers have not commented on the planning application. It is regrettable that 
this impact cannot be removed, but if this window was present when the Co-op building existed 
it would have had reduced light at that time. There are a number of other windows serving the 
two storey rear extension and projection at this property and therefore on balance I consider 
the harm to the daylight reaching this window is outweighed by the public benefits of the 
proposal and the need to recreate the built frontage along Hythe Street. 
 
(123) Some other first floor windows on the other side of Hythe Street are recorded as having 
minor impacts in terms of change to daylight levels but I consider that some impact is to be 
inevitable given the fact that the site is vacant at the moment and consider the actual harm is 
limited and is outweighed by the benefits of developing this site 
 
(124) The Cloisters on Orchard Street is directly opposite the proposed residential building 
which is five storeys high but has itself has four floors of residential floor space. As discussed 
above the proposed building opposite is set back significantly at its upper floors to ensure that 
the impact on the existing dwellings is acceptable in terms of daylight and sunlight. The majority 
of rooms on the Orchard Street frontage meet the BRE criteria but there are some rooms 
located on the ground and first floor where daylight levels would be reduce by the proposed 
development. I consider that this does result in some limited harm to residents of these 
dwellings in terms of some reduced daylight. However I consider that it is important to note that 
this is a town centre site location where the existing residential properties sit immediately 
adjacent to a narrow street which forms part of the historic street pattern of the town centre. 
Any development of the vacant application site in a manner which compliments the character 



of the town centre and contribute to the viability of the town is likely to have this limited impact. 
The proposed building development cannot be set back further without impacting on the 
character of the street and the form and viability of development. I consider the limited harm to 
daylight is therefore outweighed by the benefits of bringing forward the proposed development 
on this vacant site. 
 
(125) The internal courtyard to The Cloisters is used for parking with access via an undercroft 
on Orchard Street. There is a ground floor projection along the northern boundary of the site 
which extends to along the rear of the western and eastern blocks. The western block of this 
development, faces Kent Road and has only been completed recently. The Kent Road frontage 
is unaffected but the units facing the internal courtyard will be impacted to a degree by the 
cinema that is proposed along its northern boundary. The southern part of the cinema building 
which directly adjoins the northern boundary of the Cloisters development is lower in height at 
approximately 15.7m in height but steps down again closest to the Cloisters so that on the 
boundary it is similar height to the ridge line of the four storey residential block, approximately 
14m. But due to the ground floor structure only 3 floors of residential units are affected by the 
proposed cinema. This ground floor extension has a flat roof which does appear to serve a 
limited amenity purpose. 
 
(126) The cinema is due north so loss of direct sunlight is limited. The impact on the windows 
to the dwellings facing the courtyard has also been assessed and those closest to the cinema 
are shown to have reductions in daylight but this falls within acceptable levels. I consider that 
there will be some domination of these properties from a wall of this height. However, it is 
directly due north so the windows and amenity area will not lose sunlight from the south. In fact 
the proposed wall is likely to create the benefit of providing a suntrap and sheltering wall. In 
consider that this is not an ideal relationship between existing dwellings and the new 
development but do note that a multi storey car park previously existed on the site and were 
present when these properties were granted planning permission in the 1980s. I consider that 
this will result in identifiable harm to the outlook of the residents of these properties but given 
the orientation of the properties I consider this harm will be limited and could be mitigated by 
the use of light coloured materials on the wall of the cinema which reflect light and reduce any 
sense of enclosure. I consider that on balance this limited harm to residential amenity is 
outweighed by the fact that this is a town centre site and the proposed development will bring 
forward substantial benefit in terms of regenerating the town centre. 
 
Amenity of new residents 
 
(127) In terms of the level of amenity for new residents, I consider that the site has been well 
designed to allow adequate distances between apartment blocks and the surrounding 
development to prevent overlooking and to ensure adequate outlook for new residents. There 
is a line of balconies facing the rear courtyard which may have the potential to look into windows 
of the perpendicular blocks so the design has been amended such that screens have been 
added to prevent oblique views. 
 
(128) The proposed development has also been assessed with regard to daylight and 
sunlight. There are no ground floor residential units proposed on this scheme and the dwellings 
have good outlooks with some distance to neighbouring buildings. Overall the daylight 
assessment concludes that the proposed development has an excellent level of daylight. It is 
also considered that the living spaces also receive good sunlight. There are 2 flats on each 
level which are very close to the rear of the Copperfields development and therefore windows 
have been adjusted on these units to ensure that they have an adequate outlook and that 
privacy is maintained. Overall I am satisfied with the level daylight, sunlight and outlook for this 
town centre site is acceptable. 
 
(129) Most apartments have balconies or access to good quality amenity terraced areas. 
Those dwellings which face north directly over the square have Juliet balconies with inward 
opening doors which addresses the fact that north facing balconies are often inclement 
environments due to shade and wind and become redundant spaces used for storage only.  I 
consider the apartments therefore have access to good quality private amenity spaces or 
shared landscape terraces. . 



 
(130) All the properties comply with the Nationally Described Space Standards. 114 of the 
units will comply with the building control requirement M4(2) for accessible and adaptable 
dwellings and the remaining 6 units meet the higher standard M4(3) providing wheelchair 
adaptable units which includes the provision of a disabled parking space. The proposal 
therefore fully complies with the requirements of Policy DP8 with regard to space standards 
and accessible accommodation. 
 
(131) Each building has direct access to cycle parking and bin storage and entrances are 
onto safe open areas of the street scene. I am satisfied that the proposed residential units will 
provide a high quality of accommodation and comply with the requirements of Policy DP8. I 
deal with the impacts from noise and the new commercial units below 
 
Noise 
 
(132) Due to the location of the site within the town centre it is subject to noise arising from 
traffic movements along nearby roads, plus noise arising from general pedestrian and 
commercial activities in the area.  The development also has the potential to generate noise, 
itself due to the non-residential uses proposed. The applicant has carried out a noise 
assessment in order to understand what parts of the development are most affected so that 
appropriate mitigation can be provided. A noise survey was undertaken in 2018 at points around 
the site to use as a baseline. The assessment has also been updated since submission to 
specifically address the consideration of noise generated by ‘The Industry’ public 
house/nightclub, since it was not clear whether the 2018 surveys picked up noise from the 
nightclub. Since the nightclub has not been operating during the pandemic the applicants have 
used noise survey data specifically recorded of the nightclub which were undertaken in 2017 
with regard to the assessment of an adjoining use. These surveys were considered acceptable 
as a baseline previously. 
 
(133) The noise calculations demonstrate that the required internal noise levels during 
daytime and night-time should be achievable in the proposed residential units through the use 
of enhanced glazing on some elevations. With regard to the residential units this is largely to 
address road traffic noise but will also prevent disturbance from town centre activity. Enhanced 
glazing and acoustic trickle ventilators are proposed to all residential windows facing the 
square, Orchard Street, the courtyard to the rear of the southern unit and bedrooms facing 
Hythe Street. The environmental health manager advises that this is acceptable and I consider 
that this will provide a good living environment in the town centre with windows being able to 
be opened but where windows can be closed to prevent noise intrusion.  
 
 (134) With regard to the noise from ‘The Industry’, the greatest impact will be on the hotel 
rooms facing east over the rear garden of the public house/nightclub. It will also impact on the 
closest residential units facing this way. The assessment proposes that the hotel rooms and 
the residential flats closest to the nightclub have a high standard of double glazing with a 
mechanical ventilation system so that windows do not need to be opened. The non-opening of 
windows and mechanical ventilation is something that is expected in town centre hotels by the 
users of the hotel so I do not consider this is an issue. Although not an ideal environment for 
residential units, this noise arises from an existing town centre use and only 7 of the proposed 
120 units require mechanical ventilation so that windows can remain closed. This mitigation is 
necessary to ensure that the existing nightclub business is not impacted by the proposed 
development and complaints from residents. In reality, the windows will be openable and the 
nightclub use may be intermittent and noise levels may vary, such that the residents of these 
apartments will be able to open windows when they feel that the noise does not intrude on their 
use of the property. I consider that this is limited harm which can be mitigated in a manner that 
is acceptable in a town centre environment. I have suggested a condition [36] requiring acoustic 
glazing and ventilation to be installed in accordance with the details included within the 
submitted acoustic report. 
 
(135) With regard to servicing and loading bays, these will be controlled in terms of position 
and timing [ condition 24] but the noise assessment report concludes that the glazing proposed 
should be appropriate to avoid noise from servicing activities.  The report also considers noise 



from activities in the main square itself and advises that the glazing proposed for these 
elevations has been upgraded to take account of these potential activities.  With regard to the 
noise generated by the development on its surroundings, the assessment considers noise and 
plant proposed and suggests mitigation such as ensuring plant is located away from noise 
sensitive properties and is designed to reduce noise. The cinema will also need to adhere to 
external noise limits as part of their operation requirement, with noise insulation required 
through building control regulations.   Floors between the commercial units and the flats above 
will need to be designed pursuant to building regulations but the report advises that additional 
acoustic upgrades will be required as part of the tenancy agreement where necessary. The 
report has assessed different ground floor uses with regard to impact on the adjoining 
residential units and they clearly varying such that it is recommended in the assessment report 
that the tenancy agreement for these units should requires control of the operation noise 
source. In order to ensure that noise and odour impacts are mitigated dependent upon the use 
of the unit I have suggested that a condition is imposed [44] requiring such details to be 
submitted for approval prior to first occupation. 
 
(136) I consider therefore that with appropriate mitigation as set out and required by condition 
the proposal complies with Policy DP5 and Policy DP19 which relates to food and drink 
establishments (A3/A4/A5) and seeks to ensure that such uses do not have material detrimental 
effects on the local environmental quality.   
 
Air quality 
 
(137) An air quality assessment has been submitted with the application. This concludes that 
the impacts at the construction phase can be minimised by appropriate construction methods, 
such as dust suppression through the use of water, covering of skips, chutes etc and external 
storage. Such details are normally provided when a contractor is on board and therefore I have 
suggested a condition relating to construction working methods to requirement the agreement 
of such mitigations and working practices which can be considered by environmental health 
and agreed before work starts. 
 
(138) With regard to impacts of the development on air quality within the surrounding area, 
the assessment demonstrates that such impacts are overall neglible with reference to the 
national air quality impact descriptors. However, the assessment does calculate the value of 
the emissions cost so that this value can be used to ensure appropriate mitigation. The total 
damage cost calculation is £112,367 and the report sets out additional mitigations to offset the 
emissions cost. This includes a travel plans, a welcome pack for residents (included within the 
travel plan), a car club bay with vouchers for residents, and cycle parking to meet standards 
which are all included within the section 106 heads of terms and conditions to ensure they are 
delivered. In order to ensure the emissions are fully offset it is recommended that a condition 
[38] is imposed requiring a detailed scheme of mitigations measures as set out in paragraphs 
7.9 and 7.10 of the Air quality assessment.   
 
Flood Risk 
 
(139) Policy CS2 also requires development in flood zones 2 and 3 to demonstrate that they 
are safe. The site falls predominantly within flood zone 3a but is shown to be in a low risk area 
of flooding.  In a climate change scenario the Environment Agency mapping indicates that the 
north-eastern part of the site might be subject to flooding. In order to provide compensation for 
this area lost to development areas of compensatory flood water storage are provided under 
the public square. The Environment Agency have confirmed that this is acceptable.  
 
(140) The finished floor levels of the development are proposed between 4.5AOD and over 
5.43m AOD. The lower areas are the retail units which front onto Hythe Street. This is below 
the levels recommended by the Environment Agency but higher floor levels here would mean 
that the retail units would not relate to Hythe Street which is unacceptable in terms of the public 
realm and the town centre character. As these are commercial units, within the less vulnerable 
category this is considered acceptable by the Environment Agency. There are no residential 
units in the ground floor to remove flood risk to these more vulnerable uses and a safe escape 
route have been demonstrated. 



 
(141) In order to address the requirements for finished floor levels and provide flood 
compensation the public square is higher than Hythe Street, this transition is dealt with by way 
of steps and ramps incorporated into the landscaping. The retail units which front both Hythe 
Street and the square have a step within them to deal with the changing levels. I consider that 
this is good approach to reducing flood risk and ensuring that the character of the town centre 
is not impacted by the need to provide development above flood levels.  
 
Drainage 
 
(142) Much of the site is located within an Inner Groundwater protection Zone (SPZ1) and 
therefore there are restrictions on discharging surface water to the ground in order to prevent 
contamination. Since the water table is high in this area, it is not possible to discharge surface 
water to ground which is the optimum choice for a sustainable urban drainage scheme.  Instead 
the surface water will be collected in storage areas beneath the permeable paving areas, these 
collection areas will be lined to prevent infiltration of the ground water and the collected water 
will then be discharged to Thames Water's existing surface water sewers which eventually drain 
to the River Darent. Foul water will be discharged from the development to existing Thames 
Water foul sewers. However, KCC Suds team consider there may be capacity for some use of 
surface water attenuation and so have recommended a condition relating to detailed surface 
water design for these matters to be explored. The applicants have accepted this condition. 
The Environment Agency have also requested conditions with regard to piling and ensuring that 
a risk assessment is carried out before any piling is undertaken. 
 
Ecology 
 
(143) Much of the site is the surface car park, so the main area of potential ecological interest 
on the site is the vacant land which is part of the cleared retail site. Given the length of time that 
the buildings were demolished the site does now include some early vegetation as the site 
starts to regenerate. Such sites of bare land, with ephemeral/short perennial species can have 
a bio-diversity value. The applicants therefore undertook further analysis with regard to this 
habitat and it was conclude that the site does not meet the Open Mosaic Habitats criteria. In 
order to ensure that the site retains some bio-diversity value the applicants have agreed to 
implement sedum roofs. As suggested by KCC biodiversity these have now been shown on the 
submitted plans. The flats roofs on the ground floor parts of the buildings providing service 
facilities and waste are shown to have sedums roofs which also then have the benefit of creating 
an attractive view for the apartments that look down on them. The internal courtyard to the 
southern block has a particularly large area of sedum roof. Detailed planting plans have been 
provided for these sedum roofs and therefore these will be required to be implement under the 
landscaping condition. 
 
Affordable Housing 
 
(144) Policy CS19 requires the provision of 30% affordable housing on the site. The 
applicants have submitted a viability assessment with the application which demonstrated that 
it would not be viable to provide any affordable housing on the site if developer profit is taken 
from the site. The Council’s financial consultants have reviewed this and confirmed that it is not 
viable for the scheme to provide any affordable housing and in fact generates a negative value 
and on face value would not normally be deliverable. However, the Borough Council is the site 
owner and one of the applicants and due to the ability of the site to regenerate the town centre 
is investing in parts of the development. As such the scheme does include the provision of 20 
affordable housing units. The original submission indicated that the 20 affordable dwellings 
would be for affordable rent. However, this was based on the Council acquiring these units, 
since that time the Council as landowner/housing authority has advised that it is not best use 
of housing funding to take on these units and consider the regeneration of this site could be 
best achieved by providing units on a shared equity basis which allows first time buyers who 
cannot afford market sale units to get onto the housing ladder in the town centre which is close 
to services and public transport.  As such the application has been amended to a provision of 
20 shared equity/shared ownership affordable units. This is 16.7% of the overall residential 
units. 



 
(145) I consider that this affordable housing provision is similar to other similar sized 
developments coming forward in the town centre where viability is difficult due to build costs on 
these sites and where low numbers of affordable units make it unattractive to affordable housing 
registered providers who are not willing to take on mixed tenure blocks. In addition, this site 
although providing a relatively low number of residential units does provide a significant amount 
of town centre retail and leisure floorspace and public realm, all of which impact on viability. I 
consider therefore the provision of 20 intermediate affordable housing units on this site is a 
good outcome and a benefit of the proposal. 
 
(146) The National Planning Policy Framework advises that all development should provide 
a minimum of 10% affordable housing. Although the affordable housing provision does not meet 
adopted policy the viability statement has been assessed by the Council's viability consultants 
and is considered to be acceptable. I am satisfied that the quality of the development being 
provided is necessary to improve the appearance and perception of Dartford Town Centre and 
it would be regrettable if the quality was reduced further. I consider therefore that the provision 
of 17% affordable housing is acceptable and the reduction in affordable housing required by 
planning policy is outweighed by the benefits of the scheme.  
 
Service and Infrastructure  
 
(147) In response to the concerns raised about infrastructure and services, it is important to 
note that this site has been identified for development in the Local Plan and the Council has 
been involved in discussion with the service providers, including the Clinical Commissioning 
Group (CCG), NHS, and KCC for many years with regard to how the needs of the residents of 
the new identified developments will be met.  In order to meet the education needs arising out 
of the new sites in and around the town centre, a new primary school is open and being built 
on Central Road. A new secondary school is under construction in Cotton Lane at Stone Lodge   
The Council has been undertaking detailed discussions with the NHS regarding the provision 
of additional doctor's surgery capacity in the town centre and this development site had been 
designed to provide for additional doctors surgeries. However, at the present time the NHS 
have decided not to move forward with providing new doctors facilities at this site and are 
pursuing other options.  The money arising from the Community Infrastructure Levy will go 
towards funding such service provision and had been earmarked for the new health provision. 
 
(148) KCC economic request CIL contribution to education and also additional contributions 
to services they provide above those services which are currently considered for CIL. Their 
request relates to the following 
Community Learning £1,970.40 : Towards the cost of improving services and facilities at 
Dartford Adult Education Centre and equipment to deliver outreach programmes across the 
Borough. 
Youth Services £7,860.00 Towards the cost of the expansion and enhancement of services at 
Highfield Youth Centre and mobile/outreach programmes provide by this centre. 
Libraries £6,654.00 Towards the cost of renewing book stock and enhancing the provision of 
digital services at Dartford Library. 
Social Care £17,624.40 Towards the cost of providing digital technology, adapting community 
facilities, providing sensory facilities or providing changing places. 
Waste £26,630.40 Towards the cost of improving waste services through the provision of a new 
combined Waste Transfer Station and Household Waste Recycling Facility in the Ebbsfleet 
area. 
 
(149) With regard to the KCC request for CIL funding for education provision the Council 
have a set protocol (agreed with KCC) of how infrastructure providers can apply for CIL funding, 
this is outside of the formal response to the planning applications process and is not a material 
consideration with regard to a planning application. DBC proactively work with KCC in 
identifying infrastructure that will be required to support planned development and likely 
requirements are set out in the annually updated Infrastructure Development Plan. The current 
application is planned development and should already been taken into account by KCC in 
forward planning for school places.  
 



(150) The requirement for a contribution to waste infrastructure is a new request from KCC 
and officers which is currently under consideration. Officer consider that as this relates to a new 
piece of infrastructure it would be better for this to be considered as part of the Local Plan 
Review and possible CIL contributions, this can then be reviewed as part of the ongoing 
infrastructure requirements and tested through the Local Plan viability. At present it has not 
been submitted as a project to go on Dartford's Infrastructure Delivery Plan and KCC are aware 
of the process of including projects into the possible CIL list and annual funding review. I 
consider that at present it is too early to put this requirement into a development contribution 
ask.  
 
(151) As noted the development as proposed is not viable as a fully commercial scheme and 
the Council are seeking to reduce some of the risk for developer by taking on some elements 
themselves. The affordable housing provision is already low and contribution towards these 
additional services would result in reduction of affordable housing provision further to the point 
where it is not viable or could result in risk that the scheme does not come forward.  
 
PLANNING OBLIGATION  
 
(152) Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 (as 
amended)provides that a planning obligation can only constitute a reason for granting consent 
if the obligation is: 
 

(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
(c) fairly and reasonably related in scale and kind to the development. 

 
(153) As well as the Community Infrastructure Levy (CIL), a section 106 legal agreement is 
also required to deal with the direct impacts of this development relating to the future 
management of the site as well as securing the required level of affordable housing. The agreed 
principles are summarised in the Heads of Terms set out below: 
 

- Cost of implementation of Traffic Regulation Order (TRO)  
- Provision of east-west access between Kent Road through to Hythe Street to 

remain available for public use in perpetuity and to come forward in accordance 
with the Phasing Strategy. 

- 20 affordable housing units for shared equity purchase:  
- Residential car parking management, each dwelling should have the ability to 

purchase or rent a single space 
- Landscape and public realm management in perpetuity 
- Public art provision on site in accordance with a strategy and details to be 

agreed  
- The multi-storey car park shall remain open until such time as a contract for 

the works is let (in so far at this is within the gift of the developer) 
 
As the Council is an applicant and landowner for this development, I am advised that we would 
need to involve Kent County Council with the legal agreement, as they would then act as the 
enforcing authority. 
 
FINANCIAL BENEFITS  
 
(154) 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. 
 
(155) 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 results in a CIL liability of approximately £2 million 



which subject to indexation will be paid on a phased basis as each phase comes forward. 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. 
 
(156) 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 
 
(157) 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 
 
(158) 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 
 
(159) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) a screening opinion has been adopted which concludes that the proposal 
is not EIA development' 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(160) I am satisfied that the proposed development preserves the special interest and setting 
of the adjacent and nearby listed buildings, enhances and preserves the character of the 
Conservation Area, mitigates the impact on the archaeological significance and will preserve 
the significance of the non-designated heritage asset.  There will be some limited harm to the 
setting of the Conservation Area and the setting of the Methodist Church but this is overall less 
than substantial harm which is outweighed by the public benefits of the scheme in bringing 
forward development of a vacant site and ensuring the regeneration of the town centre. The 
proposal is therefore in accordance with Policies DP12 and DP13 of the adopted Local Plan. 
 
(161) Policy CS2 requires that developments in the town centre create a sense of place and 
in my opinion this proposal will achieve that and will contribute to the enhanced appearance of 
the town centre. I consider that the proposal meets with the criteria and requirements of Policy 
D2 and the principles of the Dartford Town Centre Framework. Policy DP15 advises that weight 
will be given to transformational redevelopment proposals that achieve significant 
enhancements to the quality of the town centre through meeting the objectives set out in Policy 
CS2. 
 
(162) I have noted in the report that there is some limited harm to residential amenity in terms 
of daylight and outlook but consider that this limited harm is outweighed by the fact that this is 
a town centre site and the proposed development will bring forward substantial benefit in terms 
of regenerating the town centre.  I consider that with appropriate mitigation as set out and 
required by condition the proposal complies with Policy DP5 and Policy and seeks to ensure 
that such uses do not have material detrimental effects on the local environmental quality. 
 
(163) The affordable housing provision does not meet adopted policy, however, the viability 
statement submitted with the application has been assessed by the Council's viability 



consultants and is considered to be valid. I am satisfied that the quality of the development 
being provided is necessary to improve the appearance and perception of Dartford Town 
Centre and it would be regrettable if the quality was reduced further. I consider that the 
reduction in affordable housing provision against the planning policy requirements is again 
outweighed by the public benefits that the scheme will bring forward. 
 
(164) In order to ensure that the development comes forward in its entirety and the benefits 
noted in this report are delivered I have suggested the imposition of a condition [07] requiring 
a Phasing Strategy for delivery and first occupation of the development to be brought forward 
and have impose various conditions to ensure that the uses come forward with the appropriate 
mitigations. 
 
(165) In conclusion therefore the proposed development, its layout and uses will contribute 
to the regeneration of the town centre and meets the Local Plan objectives of rejuvenating the 
town centre by broadening the attractions with the town centre so as to cater for a wider range 
of people including families, increased the potential for linked trips to the town and extend the 
hours of activity within the centre to the early evening as well as increasing the number of 
residents in the town centre who will contribute to the town centre economy.  As set out in the 
report above I consider that the development meets the objectives and aspirations of Policies 
CS2 and DP15 and other policies within the Local Plan and the Dartford Town Centre 
Framework.  
 
 
RECOMMENDATION: 
 
That planning permission be granted for the reasons set out in the report subject to the following 
conditions and the satisfactory prior completion of a Section 106 Agreement within six months 
of the date of this resolution. 
 
That delegated authority be given to the Development Manager to make minor amendments to 
the conditions and insert drawings numbers and approved report details as necessary prior to 
the issue of the planning permission. 
 
 
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: 
TO BE INSERTED 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Prior to commencement of below ground works, details of the following shall be submitted 

to and approved by the Local Planning Authority and implemented in accordance with 
the details approved: 

 
i.  archaeological field evaluation works in accordance with a specification and 

written timetable; and 

ii.  any safeguarding measures to ensure preservation in situ of important 

archaeological remains and/or further archaeological investigation and recording 

in accordance with a specification and timetable. 

 
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. 

 
04 No development approved by this planning permission shall commence until a strategy 

to deal with the potential risks associated with any contamination of the site has been 
submitted to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components:  

 
i.  A preliminary risk assessment which has identified: all previous uses; potential 

contaminants associated with those uses; a conceptual model of the site 

indicating sources, pathways and receptors; and potentially unacceptable risks 

arising from contamination at the site.  

ii.  A site investigation scheme, based on (1) to provide information for a detailed 

assessment of the risk to all receptors that may be affected, including those off 

site.  

iii. The results of the site investigation and the detailed risk assessment referred to 

in (2) and, based on these, an options appraisal and remediation strategy giving 

full details of the remediation measures required and how they are to be 

undertaken.  

iv. A verification plan (required by condition X) providing details of the data that will 

be collected in order to demonstrate that the works set out in the remediation 

strategy in (3) are complete and identifying any requirements for longer-term 

monitoring of pollutant linkages, maintenance and arrangements for contingency 

action. 

Any changes to these components require the written consent of the local planning 
authority. 
The scheme shall be implemented as approved.  

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

 
05 Prior to any foundations being formed within a phase on the development, the proposed 

ground lowering for floodplain compensation set out in Curtins Consulting Ltd letter dated 
23/04/2020, (their Ref: 20/00409/FUL) that is described as an addendum to the Flood 
Risk Assessment (074902-CUR-00-XX-RP-C-92001) supporting the planning 
application, or any subsequent details approved pursuant to this condition shall be 
implemented in full and maintained as such thereafter unless otherwise agreed in writing. 

 
05 The proposed development is defined by Table 2 of the Planning Practice Guidance 

(PPG) as More Vulnerable and lies within Flood Zone 3, defined by Table 1 of the PPG 
as having a 'High Probability' of flooding. 

 
06 Development (excluding enabling works) shall not begin until a detailed sustainable 

surface water drainage scheme for the site has been submitted to (and approved in 
writing by) the local planning authority. The detailed drainage scheme shall demonstrate 
that due consideration has first been given to the possibility of utilising infiltration 
techniques and that the surface water generated by this development (for all rainfall 
durations and intensities up to and including the climate change adjusted critical 100 year 
storm) can be accommodated and disposed of within the curtilage of the site without 
increase to flood risk on or off-site. Should the use of infiltration prove to beyond being 
reasonable practical then any surface water leaving site shall not exceed a discharge 
rate of 2l/s for all rainfall 2 events. The drainage scheme shall also demonstrate that silt 
and pollutants resulting from the site use and construction can be adequately managed 
to ensure there is no pollution risk to receiving waters. 

 



06 To ensure the development is served by satisfactory arrangements for the disposal of 
surface water and to ensure that the development does not exacerbate the risk of on/off 
site flooding. These details and accompanying calculations are required prior to the 
commencement of the development as they form an intrinsic part of the proposal, the 
approval of which cannot be disaggregated from the carrying out of the rest of the 
development. 

 
07 (i) Construction work shall be carried out in accordance with Phasing Plan 

A10945 D 0 050 P5 (or any subsequent replacement plan submitted and approved 
pursuant to this condition) and the conditions attached to this permission relate to these 
phases where they are pursuant to works on site prior to occupation. This phasing plan 
shall not be construed as a phasing plan for first occupation of the buildings hereby 
approved. 

 
(ii) Prior to commencement of development a Phasing Strategy shall be submitted 
to and approved by the Local Planning Authority. The Phasing Strategy shall address the 
following issues: 
 
a) a review of the Phasing Plan hereby approved 
b) timing of provision vehicular accesses both temporary and permanent for 

construction, proposed and existing uses 
c) parking provision for new buildings if first use is phased. 
d)  provision of pedestrian and cycle links through the site and to adjacent land; 
e)  implementation of structural landscaping; 
g)  off site highway works; 
h) replacement town centre car parking 
i) triggers for release of the buildings for occupation 
 
The Phasing Strategy shall from time to time be revised, and be submitted for approval 
to the Local Planning Authority. The development shall be implemented in accordance 
with the latest approved version of the Phasing Plan and the Phasing Strategy. 

 
07 To ensure that the development proceeds in a comprehensive and coherent manner and 

in the interests of the amenity of the town centre and the residential amenity of future 
occupiers in accordance with CS2, DP4 and DP5 of the adopted Local Plan. 

 
08 Prior to commencement of work to the former Co-op building facade the following details 

shall be submitted and approved by the LPA: 
 

-  a full method statement for demolition of the buildings and retention of bricks 
and detailing  

-  A specification of works for the detailed design of the western facade of the 
building 

 
The building works shall be carried out in accordance with the details approved under 
this condition. 

 
08 In order to ensure the preservation of the character of the Dartford Town Centre 

Conservation Area and this non designated heritage asset in accordance with Policies 
DP4 and 5 of the adopted Local Plan. 

 
09 Prior to above slab construction works details shall be submitted for the installation of 

fixed telecommunication infrastructure and High-Speed Fibre Optic connections to multi-
point destinations and all buildings and uses within the site. The infrastructure shall be 
installed, in accordance with approved details, during the construction of the 
development, capable of connection to commercial broadband providers and maintained 
in accordance with approved details. 

 
09 To provide high quality digital infrastructure in new developments in accordance with 

Policy DP2 of the adopted Local Plan 



 
10 Development shall be carried out in accordance with the Construction Environmental 

Management Plan to be submitted to, and approved in writing by, the local planning 
authority prior to commencement of development. The site clearance works, provision of 
infrastructure and all construction work shall take place in strict accordance with the 
approved Construction Environmental Management Plan at that time which shall include 
details of: 

 
-  details of any temporary construction access and egress; 
-  routing of construction vehicles to and from the site 
-  Temporary stopping up of the adopted highway and access to existing 

properties served from Orchard Street 
-  The parking of vehicles of site operatives and visitors; 
-  Location of the construction compound; 
-  measures to prevent the deposit of mud on the highway inc wheel washing and 

cleaning of the highway; 
-  Loading and unloading of plant and materials; 
-  The erection and maintenance of security hoarding; 
-  details of construction lighting; 
-  Measures to control the emission of dust, dirt, noise and vibration during 

construction; 
-  Details of public relations providing on site contact details in case of complaint, 

emergency, query and updates to surrounding occupiers. 
 
10 In order to minimise the impact of construction activities on the surrounding area, 

neighbouring occupiers, and to maintain conditions of highway safety in accordance with 
Policies DP4 and DP5 of the adopted Dartford Local Plan. 

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

other than in accordance with details which shall have been submitted to and approved 
by the Local Planning Authority, such details should be accompanied by a Piling Risk 
Assessment and should  demonstrate that there is no resultant unacceptable risk to 
groundwater. The development shall be carried out in accordance with the approved 
details. 

 
11 To avoid adverse impact on the Groundwater Source Protection Zone and principal 

aquifer, through mobilisation of contamination or creation of new pathways and to accord 
with policy DP5 of  the adopted Dartford Development Policies Plan (2017). 

 
12 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. 

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

DP5 and DP20 of the adopted Dartford Local Plan. 
 
13 Prior to two-way use of Orchard Street north the following shall be completed: 
 

-  the proposed build out to Hythe Street as shown on drawing 67724-CUR-00-
XX-DR-TP-06006 or a temporary works during construction as agreed in 
writing by the local planning authority shall be implemented.  

-  relocation of the resident permit parking bay to Orchard Street north 
 
13  In the interest of highways safety in accordance with Policy DP4 of the adopted Local 

Plan. 
 
14 Prior to closure of the existing Westgate car park or construction starting on 

site(whichever is the later) additional car parking spaces shall be provided on Kent Road 



in accordance with details to have been submitted to and approved by the Local Planning 
Authority. 

 
14 In order to provide additional on street parking to provide some replacement parking for 

public use prior to the completion of the Multi-storey car park in in accordance with Policy 
DP4 of the adopted Local Plan. 

 
15 If during any works contamination is encountered which has not previously been 

identified, then no further development shall be carried out within the relevant area of 
the site (unless otherwise agreed in writing with the Local Planning Authority) until the 

developer has submitted and received approval of an assessment of this unsuspected 
contamination together with an appropriate remediation scheme that is implemented as 
approved. 

 
15 In the interests of safety and amenity in accordance with Policies DP5 of the adopted 

Dartford Local Plan and/or the protection of Controlled Waters. 
 
16 Prior to any works being carried out to the retained façade or to the hotel building on 

Spital Street the following details shall be submitted to and approved by the Local 
Planning Authority 

 
-  A full survey from an appropriately qualified Conservation Specialist and this 

to be overseen by the Council's Conservation officer when the façade is 
opened up 

-  Full 1:20 details and material specifications shall be provided setting out the 
reproduction of the Spital Street main elevation canopy. 

-  Full 1:5 details and material specifications shall be submitted for any windows 
to be replaced in the historic Spital Street and Orchard Street elevations. 

-  Full 1:10 details and material specifications shall be submitted for the shopfront 
to match the existing historic Spital Street and Orchard Street shopfront 
including details of repair methodology for the retained shopfront 

-  A full condition survey along with specifications and details of repairs to be 
submitted on the existing historic Spital Street and Orchard Street elevation 
stone work. 

 
(For the avoidance of doubt drawing A10945 D 5 210 P2 as submitted is not acceptable 
with regard to these details.) 
The works shall be carried out in accordance with the details approved and shall 
thereafter be maintained. 

 
16 In order to ensure the preservation of the character of the Dartford Town Centre 

Conservation Area and this non designated heritage asset in accordance with Policies 
DP4 and 5 of the adopted Local Plan. 

 
17 Prior to commencement of construction above slab level within a phase details and 

samples of all materials and fixtures and fittings to be used externally within that relevant 
phase shall be submitted to and approved in writing by the Local Planning Authority, such 
details to include: 

 
-  brick panels constructed on site and details of brick bond and mortar details 

where appropriate. 
-  Cladding detail for building, including sections to show set backs and fixing 

detailing and methodology 
-  mock-ups of cladding details for Building 2 upper floors and upper floors and 

plant screen to the hotel building –prior to commencement of construction 
above slab level of Building 2 only 

-  windows and doors details - including materials, profile and manufacturer 
-  gates to service routes 
-  car park corrugated expanded mesh panel details to include details of 

corrugation and size/pattern of mesh. The material used on the northern 



boundary shall be opaque or fixed to an opaque surface to prevent views out 
of it the north 

 
The development shall be carried out in accordance with the approved details. 

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

Conservation Area or the visual amenity of the locality in accordance with Policy DP2 
and DP13 of the adopted Dartford Local Plan. 

 
18 Before the above slab level construction of an apartment building commences details 

shall be submitted to and agreed by the Local Planning Authority with regard to the 
provision of satellite/cable/terrestrial television to serve the dwellings within that block. 
Such provision shall ensure that all apartments have access to such networks at the first 
time of occupation without the need to erect individual antennas. The details approved 
shall be implemented prior to occupation of each apartment. 

 
18 In order to avoid the proliferation of antennae on the building in the interests of visual 

amenity and the character of the Dartford Town Centre Conservation Area in accordance 
with Policies DP2 and DP12of the adopted Local Plan. 

 
19 Details of any sales offices and associated vehicular accesses and car parking required 

in connection with the sales office for the development hereby approved shall be 
submitted to and approved by the Local Planning Authority prior to their implementation 
and shall then be carried out in accordance with the approved details. 

 
19 In the interests of amenity and highway safety in accordance with Policy DP4 of the 

adopted Dartford Local Plan 
 
20 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 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. 

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

Dartford Local Plan and the protection of Controlled Waters. 
 
21 No unit or building shall be first occupied until the following off-site highway works have 

been completed in accordance with details of design including materials and street 
furniture to have been submitted to and approved by the Local Planning Authority: 

 
-  Alterations to Kent Road/Spital Street junction including provision of pedestrian 

crossing facilities and cycle route re-lining and resurfacing as indicated in 
drawing number 67724-CUR-00-XX-DR-TP-06016 Rev P4 

-  Improvements works to Hythe Street/Orchard Street junction allow two-way 
traffic along Orchard Street as indicated in drawing number 67724-CUR-00-
XX-DR-TP-06025 Rev P2 and 67724-CUR-00-XX-DR-TP-06006 Rev P5 and 
to include the relocation of loading/parking bays and re-lining and re-surfacing 
of the cycle route as appropriate; 

-  Alterations to Kent Road as indicated in drawing number 67724-CUR-00-XX-
DR-TP-06015 Rev P03; 

-  Alterations to Spital Street / Orchard Street as indicated in drawing number 
67724-CUR-00-XX-DR-TP-06027 Rev P1; 

-  Orchard Street north shared space; and 
-  Orchard Street south shared space 
-  The access only arrangement on Orchard Street and the bollards/barriers to 
be used. 



Where the works cannot be completed prior to first occupation then a timetable of 
implementation shall be submitted to and approved by the Local Planning Authority and 
the works carried out in accordance with the agree timetable. 

 
21 To ensure safe and appropriate access to the development is achievable in accordance 

with Policy DP4 of the adopted Local Plan. 
 
22 Prior to two-way use of Orchard Street from Hythe Street a Traffic Regulation Order shall 

be implemented to prevent left turning vehicles larger than an 8m 7.5ton box van (or 
similar) from entering Hythe Street from Orchard Street. 

 
22 In order to remove a safety concern of vehicles over running the footway, in the interests 

of highway safety in accordance with Policy DP4 of the adopted Local Plan 
 
23 Prior to first occupation of any building within the site an appropriate signage strategy 

must be implemented en-route to the site providing advanced warning of vehicle in order 
to inform drivers of larger vehicles that access is prohibited in accordance with details to 
have been submitted to and approved by the local highways authority. 

 
23 In the interests of highway safety in accordance with Policy DP4 of the adopted Local 

Plan 
 
24 Prior to first occupation of any building within the site a Full Delivery and Servicing Plan 

shall have been submitted to and approved by the Local Planning Authority. All servicing 
and deliveries to the site shall be carried out in accordance with the approved plan or 
any amended version subsequently approved pursuant to this condition. 

 
24 In order to reduce the impact of the development on the local highway network and in 

the interests of residential amenity in accordance with Policies DP4 and DP5 of the 
adopted Local Plan. 

 
25 Prior to the occupation of any residential unit hereby approved a Parking Management 

Plan shall be submitted to and approved by the Local Planning Authority, the Parking 
Management Plan shall set out the following: 

 
-  method for allocation or conveyance of each of the spaces to the residential 

dwellings;  
-  how visitor parking will be managed; and 
-  allocation of the van spaces. 

 
25 In order to ensure adequate residential amenity and provision of adequate parking 

facilities in accordance with Policy DP4 of the adopted Local Plan. 
 
26 No residential unit shall be occupied until they have access to a car parking space 

provided in accordance with the approved  parking management plan pursuant to 
condition 25. 

 
26 In order to ensure adequate residential amenity and provision of adequate parking 

facilities in accordance with Policy DP4 of the adopted Local Plan. 
 
27 The 119 parking spaces, motorcycle spaces and cycle spaces to be provided in the multi-

storey car park and not identified for residential use shall be made available for general 
public use in perpetuity or in accordance with a Multi-storey Car Park management plan 
which shall have been submitted to and approved by the Local Planning Authority. 

 
27 In order to ensure adequate provision of adequate parking facilities in accordance with 

Policy DP4 of the adopted Local Plan. 
 
28 The hotel building hereby approved shall not be occupied until: 
 



-  the spaces shown in the multi-storey car park for public use are available for 
use or alternative temporary parking provision for hotel use has been made 
available in accordance with details to have been submitted to and approved 
by the local planning authority;  

-  the coach parking area on Spital Street has been made available for use unless 
this cannot be provided for reasons outside the developers control in which it 
shall be provided in accordance with a timetable agreed in writing by the local 
planning authority; and 

-  the cycle parking for use of hotel guests to the rear of the building has been 
provided and made available for use. 

 
28 In order to ensure adequate amenity for residents and provision of adequate parking 

facilities in accordance with Policy DP4 of the adopted Local Plan. 
 
29 The health and well-being building hereby approved shall not be occupied until the 

following are provided: 
 

-  the spaces shown in the multi-storey car park for public use are available for 
general use or alternative temporary parking provision has been made 
available in accordance with details to have been submitted to and approved 
by the local planning authority  

-  the cycle parking for use of occupiers to the rear of the building has been 
provided and made available for use. 

 
29 In order to ensure provision of adequate parking facilities in accordance with Policy DP4 

of the adopted Local Plan. 
 
30 The cinema building hereby approved shall not be occupied until the spaces shown in 

the multi-storey car park for public use are available for general use 
 
30 In order to ensure provision of adequate parking facilities in accordance with Policy DP4 

of the adopted Local Plan. 
 
31 Prior to first use of the multi-storey car park hereby approved, 24 spaces shall be 

provided with electric vehicle charging points (Mode 3 standard providing up to 7kw and 
SMART, enabling Wifi connection) with the remaining 90% (215) having passive 
charging provision(cabling and ducting) to cater for future demand. The charging points 
shall be maintained for use unless otherwise agreed in writing. 

 
31 To reduce air pollution and encourage more sustainable methods of transport in 

accordance with Policy DP4 of the adopted Dartford Local Plan and the adopted Dartford 
Parking Standards. 

 
32 Prior to first occupation of each apartment building, the on-site cycle storage facilities 

shall be provided and maintained in accordance with the details to be submitted to and 
approved by the Local Planning Authority, numbers of cycle storage units shall accord 
as a minimum with the Council's adopted Parking Standards. 

 
32 To encourage sustainable methods of transport in accordance with Policy DP4 of the 

adopted Dartford Local Plan. 
 
33 No building on any phase (or within an agreed implementation schedule) of the 

development hereby permitted shall be brought into use where a surface water system 
has been proposed until a Verification Report, pertaining to the surface water drainage 
system and prepared by a suitably competent person, has been submitted to and 
approved 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. 

 
33 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. 

 
34 Prior to first occupation of the development hereby approved, a Travel Plan is to be 

submitted to and approved by the Local Planning Authority and should cover the 
following issues: 

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

and reduce car travel by staff and residents. 
- provision of a parcel collection point 
-  monitoring of the Kent Road loading bay 
-   Monitoring and review 
-   Programme for implementation. 
The approved Travel Plan shall be implemented in accordance with the approved 
implementation programme. 

   
34 To encourage sustainable methods of transport in accordance with Policy DP4 of the 

adopted Dartford Local Plan. 
 
35 Prior to first occupation of each building hereby approved, the waste and refuse storage 

facilities shall be provided and maintained in accordance with the details shown on the 
approved plans, unless otherwise agreed in writing by the Local Planning Authority. 

 
35 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. 

 
36 Before occupation of a dwelling or the hotel hereby approved acoustic glazing and 

ventilation shall have been installed to that unit in accordance with the details set out for 
the relevant facade in the Auriel Acoustic Report dated 11September 2020. 

 
36 To protect the amenities of residents in accordance with Policies DP5 and DP7 of the 

adopted Dartford Local Plan. 
 
37 Prior to occupation of each relevant building all windows shown to be obscure glazed on 

the plans, unless otherwise agreed in writing by the local planning authority, shall be 
fitted 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.  The obscured glazing shall be maintained as such thereafter. 

 
37 To safeguard the privacy of adjoining residents in accordance with Policies DP7 of the 

adopted Dartford Local Plan. 
 
38 Prior to occupation a scheme of mitigation to offset the increase in air quality emissions 

(as recommended in the Air Quality Assessment, March 2020, Pholorum hereby 
approved) shall be implemented in accordance with details to have been submitted to 
and approved by the Local Planning Authority. 

 
38 To reduce air pollution in accordance with Policy DP5 of the adopted Dartford Local Plan 
 
39 Prior to first occupation of the cinema building hereby permitted the pedestrian link 

between Kent Road and Orchard Street shall be provided and made available for public 



use and shall be illuminated in accordance with lighting to have been submitted to and 
approved by the local planning authority. 

 
39 In order to provide safe pedestrian links through the site in accordance with Policies CS2 

and DP2 of the adopted Local Plan. 
 
40 Prior to the first use of the Multi-storey car park a boundary treatment shall be erected 

along the northern boundary of the site between Kent Road and Orchard Street in 
accordance with details to have been submitted to and approved by the local planning 
authority. The boundary treatment shall thereafter maintained in accordance with the 
approved details. 

 
40 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. 

 
41 The hard and soft landscaping details hereby approved shall be implemented in 

accordance with the following timescales or pursuant to a revised timetable that shall be 
submitted to and approved by the local planning authority 

 
-  The roof planting and roof terraces shall be provided prior to the first occupation 

of each building that they sit on 
-  The public square and shared spaces shall be completed in accordance with 

the approved plans and the Phasing Strategy but shall be implemented no later 
than the opening of the multi-storey car park for public use. 

 
 Such landscaping approved shall thereafter be maintained in accordance with the 

approved details required by the s106 agreement attached to this permission. If within 
five years following implementation of each phase of the landscaping any trees, planting 
or sedum areas die, are removed or become seriously damaged or diseased within this 
period shall be replaced within the next planting season with plants of similar species 
and size to that approved in accordance with details agreed by the local planning 
authority. 

 
41 To safeguard the visual amenities of the locality in accordance with Policy DP2 and DP25 

of the adopted Dartford Local Plan. 
 
42 Prior to occupation of each phase/building of the development details of facilities 

management for the site shall be submitted to and approved by the local planning 
authority. Such management shall address the following issues, although these shall not 
be exclusive of other relevant management issues that may arise: 

 
-  Boiler maintenance in accordance with a service schedule which will ensure 

emissions from the boilers remain within the manufacturers stated limits 
-  Waste management  
-  Landscape management of terraces for shared amenity use, where relevant 
 
The site shall be managed in accordance with the details approved. 

 
42 In the interests of the on-going maintenance of mitigations required to make the 

development acceptable and to ensure an acceptable amenity for future and 
neighbouring occupants and in the interests of air quality in accordance with Policy DP5 
of the adopted Local Plan. 

 
43 Prior to first occupation of the cinema, hotel and opening of the square to public use 

details of external lighting to be attached to the buildings or erected within the square 
shall be submitted to and approved by the Local Planning Authority.  Development shall 
be carried out in accordance with the approved details. 

 



43 In the interests of the visual amenity of the town centre in accordance with Policies CS2 
and DP2 of the adopted Dartford Local Plan and the Dartford Town Centre Framework. 

 
44 Prior to first occupation of any ground floor unit a scheme in relation to odour and noise 

control shall be implemented in accordance with details to be submitted to and approved 
by the Local Planning Authority beforehand.  The scheme should include a full spectrum 
octave analysis of any ventilation fans, demonstrating that NR 35 will not be breached at 
the nearest noise sensitive premises/site boundary, and also full details of the proposed 
odour control.  Structural transmission shall also be considered with the use of anti-
vibration mounts where necessary.  The installed odour and noise control scheme shall 
thereafter be maintained in working order in accordance with the approved details. 

 
44 In order to ensure an acceptable environment for the occupiers of the residential units 

whilst ensuring there is no detriment from odour, fumes or noise on the surrounding area 
in accordance with Policy DP5 of the adopted Dartford Local Plan. 

 
45 The retail units 1, 2, 3, 7 and 8 shall be completed to shell and core and be made 

available for lease prior to the occupation of 50% of the dwellings in the buildings they 
occupy. 

 
45 In the interests of the character of the Dartford Town Centre Conservation Area and to 

ensure the regeneration of Dartford town centre comes forward with the residential 
development in accordance Policy CS2 of the adopted Core Strategy. 

 
46 The development hereby approved shall achieve internal water usage rates of not more 

than 110 litres per person per day and such rates shall be signed off under Building 
Regulations 2015 (or any subsequent amendments). 

 
46 In accordance with the requirements of Policy DP11 of the adopted Dartford Local Plan 
 
47 No dwelling hereby approved shall be occupied until evidence has been submitted to the 

Local Planning Authority confirming that the following have been implemented and 
signed off under Building Regulations 2015 (or any subsequent amendments): 

 
-  95% Part M4 (2) Accessible and adaptable Dwellings; and   
-  5% Part M4(3) Wheelchair Adaptable/Accessible Dwellings  
-  National Space Standard/Building Regulations Optional Requirement 

   all as shown on the Residential Accommodation Schedule dated 09-09-20. 
 
47 In accordance with the requirements of Policy DP8 of the adopted Dartford Local Plan. 
 
48 No infiltration of surface water drainage into the ground is permitted other than with the 

written consent of the Local Planning Authority. The development shall be carried out in 
accordance with the approved details. 

 
48 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. 

 
49 No structure, plant, equipment or machinery shall be placed, erected or installed on or 

above any of the roofs or on external walls other than those shown on the approved plans 
without the prior approval being given in writing by or on behalf of the Local Planning 
Authority. 

 
49 In order not to prejudice the visual appearance of the building in accordance with Policy 

DP2 of the adopted Dartford Local Plan. 
 



50 The loading bay on Orchard Street north shall be used for loading, servicing and 
deliveries related to residential dwellings only and shall not be used by any commercial 
or retail unit. 

 
50 In the interests of residential amenity of existing and proposed residents in accordance 

with Policy DP5 of the Dartford Local Plan 
 
51 The cinema use hereby permitted shall be only for a cinema and for no other uses, 

including any other use whether permitted by the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended) (or any order revoking or 
re-enacting that Order) or not. 

 
51 In order to ensure the development meets the requirements of Policies CS2 and DP16 

of the adopted Local Plan and the Dartford Town Centre Framework SPD 
 
52 Units shown as retail 1 , retail 2 , retail 7 and retail 8 hereby permitted shall be only for 

shops, cafes, restaurants, drinking establishments with food or wine bars or other 
drinking establishments and for no other uses, including any other falling within the same 
use class of the Schedule to the Town and Country Planning (Use Classes) Order 1987, 
(as amended) (or for any order amending, revoking and re-enacting that Order) and any 
other use whether permitted by the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) (or any order revoking or re-enacting 
that Order) or not. 

 
52 In the interests of character of the town centre, and residential amenities in accordance 

with Policies CS2, DP16 and DP5 of the adopted Dartford Local Plan. 
 
53 Units shown as retail 9, Spital Street  hereby permitted shall be only for shops, cafes, 

restaurants, financial and professional services, hotel use (Class C1), including any other 
falling within the same use class of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987, (as amended) (or for any order amending, revoking and re-
enacting that Order) and any other use whether permitted by the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (as amended) (or any 
order revoking or re-enacting that Order) or not. 

 
53 In the interests of character of the town centre, and residential amenities in accordance 

with Policies CS2, DP16 and DP5 of the adopted Dartford Local Plan. 
 
54 Unit 4 hereby permitted shall be only for shops, cafes, restaurants, financial and 

professional services, hotel use (Class C1), drinking establishment, office, non-
residential education and training centres, gymnasium, place of worship, museum, clinic 
and health centre and for no other uses, including any other falling within the same use 
class of the Schedule to the Town and Country Planning (Use Classes) Order 1987, (as 
amended) (or for any order amending, revoking and re-enacting that Order) and any 
other use whether permitted by the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) (or any order revoking or re-enacting 
that Order) or not. 

 
54 In the interests of character and vitality of the town centre, the amenity of residents and 

hotel guests and highway safety in accordance with Policies CS2, DP16, and DP5 of the 
adopted Dartford Local Plan. 

 
55 Unit 3 hereby permitted shall be only for shops, cafes, restaurants, financial and 

professional services, office, non-residential education and training centres, gymnasium, 
museum, clinic and health centre  and for no other uses, including any other falling within 
the same use class of the Schedule to the Town and Country Planning (Use Classes) 
Order 1987, (as amended) (or for any order amending, revoking and re-enacting that 
Order) and any other use whether permitted by the Town and Country Planning (General 
Permitted Development) (England) Order 2015 (as amended) (or any order revoking or 
re-enacting that Order) or not. 



 
55 In the interests of character and vitality of the town centre, the amenity of residents and 

highway safety in accordance with Policies CS2, DP16, and DP5 of the adopted Dartford 
Local Plan. 

 
56 Unit 5 hereby permitted shall be only for shops, cafes, restaurants, drinking 

establishments with food or wine bars or other drinking establishment, cinema, bingo 
hall, gymnasium, and indoor recreation and for no other uses, including any other falling 
within the same use class of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987, (as amended) (or for any order amending, revoking and re-
enacting that Order) and any other use whether permitted by the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (as amended) (or any 
order revoking or re-enacting that Order) or not. 

 
56 In the interests of character and vitality of the town centre, and the amenity of residents 

in accordance with Policies CS2, DP16, and DP5 of the adopted Dartford Local Plan. 
 
57 Unit 6 hereby permitted shall be only for shops, cafes, restaurants, office, cinema, bingo 

hall, gymnasium, and indoor recreation and for no other uses, including any other falling 
within the same use class of the Schedule to the Town and Country Planning (Use 
Classes) Order 1987, (as amended) (or for any order amending, revoking and re-
enacting that Order) and any other use whether permitted by the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (as amended) (or any 
order revoking or re-enacting that Order) or not. 

 
57 In the interests of character and vitality of the town centre, and the amenity of residents 

in accordance with Policies CS2, DP16, and DP5 of the adopted Dartford Local Plan. 
 
58 The health and well-being building fronting Hythe Street hereby permitted shall be only 

for clinic, health centre, day centre, creches, day nursery, schools, non-residential 
institutions, education and training centres, museums, public libraries, public halls and 
places of worship, retail, cafes and restaurant, office use and for no other uses, including 
any other falling within the same use class of the Schedule to the Town and Country 
Planning (Use Classes) Order 1987, (as amended) (or for any order amending, revoking 
and re-enacting that Order) and any other use whether permitted by the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (as amended) 
(or any order revoking or re-enacting that Order) or not. 

 
58 In the interests of character of the town centre, and residential amenities in accordance 

with Policies CS2, DP16 and DP5 of the adopted Dartford Local Plan. 
 
59 The uses hereby permitted within Retail units 1-8 and the building known as the health 

facility on Hythe Street shall not be carried on outside the hours of 0800 to 2330 unless 
otherwise agreed in writing by the Local Planning Authority. 

 
59 To avoid unreasonable disturbance to nearby residential properties contrary to Policy 

DP5 of the adopted Dartford Local Plan. 
 
60 The shopfront windows shall remain clear and free of obstruction allowing views through 

to the use taking place except for those areas allocated for retail vinyl on drawing number 
A10945 D 0 070 Rev P3. Unless otherwise agreed in writing by the local planning 
authority pursuant to this condition. 

 
60 In the interests of the vitality and activity within the town centre in accordance with 

Policies CS2 and DP16 of the adopted Dartford Local Plan and Dartford Town Centre 
Framework. 

 
61 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and re-enacting that Order) no satellite 



antennae or television aerials shall be erected on any elevation of an apartment block 
hereby permitted unless otherwise agreed in writing by the Local Planning Authority. 

 
61 In the interests of the visual amenity of the development in accordance with Policy DP2 

and DP13 of the adopted Local Plan. 
 
INFORMATIVES 

 
1 Thames Water advise that the proposed development is located within 15m of Thames 

Waters underground assets, as such the development could cause the assets to fail if 
appropriate measures are not taken. Please read their guide ‘working near our assets’ 
to ensure workings are in line with the necessary processes required for working above 
or near Thames Water 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 
 

2 The Environment Agency note many of the plant rooms and substation rooms are 
located on the ground floor with a FFL below 4.91 metres Above Ordnance Datum (100 
year plus Climate Change flood level with freeboard). They recommend that the 
developer incorporates flood resistant and resilience measures into the scheme to 
ensure that during a flood event, the plant and sub rooms will remain operational. 
Information on flood resilience can be found on the following link: 
http://www.planningportal.gov.uk/uploads/br/flood_performance.pdf 

 
3  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 & 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 CLAIRE 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. 
 

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

https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-development/Working-near-or-diverting-our-pipes
mailto:developer.services@thameswater.co.uk
http://www.planningportal.gov.uk/uploads/br/flood_performance.pdf


 
5 It is the responsibility of the applicant to ensure, before the development 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. Information about 
how to clarify the highway boundary can be found at http://www.kent.gov.uk/roads-and-
travel/what-we-look-after/highway-land. The applicant must also ensure that the details 
shown on the approved plans agree in every aspect with those approved under such 
legislation and common law. It is therefore important for the applicant to contact KCC 
Highways and Transportation to progress this aspect of the works prior to 
commencement on site. 

 
6 The applicant is reminded that, under the Wildlife and Countryside Act 1981, as 

amended (section 1), it is an offence to remove, damage or destroy the nest of any wild 
bird while that nest is in use or being built. Planning consent for a development does 
not provide a defence against prosecution under this Act. Breeding bird habitat is 
present on the application site and assumed to contain nesting birds between 1st 
March and 31st August, unless a recent survey has been undertaken by a competent 
ecologist and has shown that nesting birds are not present. 

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

technical advice with regards to the submission of odour and noise control measures. 
 
8 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. 

 
9 The applicant is advised that this permission is granted subject to the requirements and 

contributions as set out in the accompanying completed Section 106 agreement. 
 
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 For the avoidance of doubt the following documents have been taken into account 

when considering this application as well as those forming part of the approved 
documents: 

 
Planning Statement 
Design and Access Statement and addendum 
Heritage Statement  
 

 

 
 

http://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land
http://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land
http://tinyurl.com/DartfordCIL
http://www.planningportal.gov.uk/cil


 
Application No:: 20/00409/FUL 
 

Address :  Land at Former Co-Op, 20-54 Hythe Street And 19-33 Spital Street And    
Westgate Car Park, Kent Road  
 

Date: 24 September 2020 Scale: Not to Scale 
 

 


