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SITE DESCRIPTION 
 
(1) The application site is located approximately 5.5km to the east of Dartford town centre 
and approximately 500m to the south west of Swanscombe High Street. The site is rectangular 
in shape and occupies an area of approximately 600m². The site is currently occupied by a car 
sales showroom, with a two storey corrugated storage / garage building, and a single storey 
portacabin style office and toilet, either side of the said storage / garage building. The buildings 
are located in the south western section of the site, with the remainder of the site being hard 
surfaced and extensively used to store / display cars for sale.  
 
(2) Immediately to the south east of the application site is a single storey community hall 
building, the Heritgae Community Hall. The rear area of the community hall site is accessed via 
a 6m wide (approximately) easement within the application site (running along the southern 
boundary of the site). The said easement also provides access to the allotment gardens that 
are located immediately to the south west of the application site.  
 
(3) The application site is bound to the north by a public access way which leads to 
Swanscombe Heritage Park. To the north of the said access way is Swanscombe Leisure 
Centre (including both the leisure centre building itself and the associated outside sports 
courts). On the opposite side of Craylands Lane to the application site there is a public house. 
To the north east and east of the application site (beyond the Community hall) there are two 
storey terraced houses.  
 
THE PROPOSAL 
 
(4) This application seeks outline planning permission with matters relating to access, 
appearance, layout and scale being considered. Issues relating to landscaping are reserved for 
future consideration. The planning application was initially for the provision of a residential 
scheme that provided 7 flats (4 number studio flats and 3 number 2 bedroom flats). However, 
following concerns raised by the Local Planning Authority and objectors, the applicant has 
reduced the density of this residential scheme so that the proposal under consideration here is 
now for 5 number 2 bedroom flats. 
 



(5) The built form of the scheme would remain the same as originally submitted. A three 
storey building with two main parts connected by a communal stairway link. The ground floor 
provides one of the 2 bedroom flats in the front element of the scheme facing Craylands Lane. 
With cycle storage and refuse provision located in the rear element of the scheme, with 
undercroft car parking. The first floor and second floors each provide 2 number 2 bedroom flats. 
The flats in the front section of the scheme would be provided with either a terrace or balcony 
area. With the said balconies overlooking the proposed private parking area.  
 
(6) The development would be accessed via the existing vehicular access off Craylands 
Lane, with an access way running parallel with the southern boundary, leading to the entrance 
of the flats and also to the car parking area (including under croft parking) that provides a total 
of 7 parking spaces. The siting of the building and parking provision on site has been led in part 
by ensuring that the easement which runs along the southern boundary of the application site 
remains free from obstruction. The accessway serves the community hall and the allotment as 
well as the proposed car parking. 
 
COMMENTS FROM ORGANISATIONS 
 
(7) KCC Highways: Consider that the proposal would provide adequate numbers of car 
parking and cycle storage provision for both residents and visitors. They do not object to the 
proposal subject to the imposition of conditions relating to the retention of car parking and cycle 
storage provision, and a construction methodology. In addition they state that the proposal 
would not lead to an intensification of the use of the easement which is already a shared 
surface. They also suggest Dartford Borough Council refuse collection team are consulted upon 
the acceptability of the refuse storage provision.  
 
(8) Waste Management:  Consider that the waste storage proposal is adequate in terms 
of capacity for the number of properties and in terms of its location. They also state that the 
access to the bin store / wheeled bins is adequate for a standard collection vehicle. 
 
(9) Environmental Health: No objection subject to the imposition of conditions relating to 
the submission of a contaminated land assessment and a noise assessment.  
 
(10) KCC Archaeology: They state that the site is located in an apparently unquarried area 
of Boyn Hill Gravels in a general area where internationally important Palaeolithic remains have 
been found previously. The surface height at the site seems to be just below 30m OD which 
could mean that significant deposits will be quite close to the surface. They would have 
preferred Palaeolithic field evaluation works to have been carried out as part of the application. 
However, they would have no objection to the scheme being granted in its current form subject 
to the imposition of a condition requiring an archaeological investigation prior to 
commencement of any works on site. 
 
(11) KCC Flood & Water Management: No comments.  
 
(12) Environment Agency: No objection subject to the imposition of conditions relating to 
the assessment and potential remediation of any contamination on site, and surface water 
infiltration drainage.  
 
(13) Southern Water: No objection subject to the imposition of a condition relating to surface 
water and foul drainage and the addition of an informative relating to connection to the foul 
sewer.  
 
(14) Private Sector Housing: They state that the intended tenure of the proposed flats is not 
clear. However, they advise that any property made available as private rented accommodation 
must be free of Category 1 Hazards under the Housing Health & Safety Rating System 
(HHSRS) as described in the Housing Act 2004.  
 
(15) Council's Tree Consultant: The site contains no trees itself but there are a significant 
line of predominantly Hornbeam trees which overhang the north western boundary from within 
the grounds of the adjacent sport centre. He advises that as long as the protective measures 



detailed within the submitted arboricultural report are strictly adhered too, throughout the 
duration of each construction phase, there are no arboricultural grounds to refuse the 
application. An appropriately worded tree protection condition should be added to any 
permission.  
 
(16) Kent Fire Brigade: They advise that the means of access is satisfactory. 
 
(17) Swanscombe and Greenhithe Town Council: Object to the proposal for the following 
reasons: 
 
 - The proposal is an overdevelopment of the site.  
 - The proposed three storey building would result in a poor juxtaposition with 
  the adjoining single storey community centre building.  
 - Vehicles utilising the parking area for the dwellings would come into conflict 
  with pedestrians and vehicles utilising the easement running along the  
  southern section of the site which provides access to the rear of the  
  community hall and the adjacent allotments.  
 - The narrow access off Craylands Lane would result in cars associated with 
  the 7 dwellings waiting to access the site to the detriment of highway safety.  
 
NEIGHBOUR NOTIFICATION 
 
(18) A total of 15 letters of objection were received in relation to the scheme as originally 
submitted. A summary of the issues raised are detailed below: 
 
 - The proposal fails to provide adequate on-site parking provision and would 
  create parking and congestion in the surrounding roads. Especially  
  problematic during the drop off and pick up times of the nearby Craylands 
  Primary School.  
 - The proposal would lead to unacceptable parking in the adjacent leisure  
  centre car park.  
 - The scheme would create highway safety issues.  
 - There are too many dwellings being approved / built in Swanscome.  
 - Additional dwellings creates more demand for doctors / dentists and school 
  places.  
 - The proposal would appear intrusive, austere, dull and out of keeping with the 
  area.  
 - Siting 7 dwellings on this site would be an overdevelopment of the site.  
 - Construction traffic would create congestion and highway safety issues.  
 - Construction works would create dust to the detriment of local residents.  
 - The proposal fails to provide natural surveillance within the site and creates 
  conditions potentially favourable to crime and anti-social behaviour.  
 - The proposal results in the loss of useable open space.  
 - The proposed new dwellings do not have access to private amenity space.  
 - The proposal does not provide accessible / adaptable accommodation.  
 - Having 7 dwellings on the site will result in the easements for the community 
  hall and allotments on the site being blocked or affected. As well as cars  
  parking on heritage hall land.  
 - Noise from future occupiers of the flats could affect users of the adjacent  
  community centre (including vulnerable children and adults).  
 - The proposal would appear overbeating and result in a loss of light and  
  privacy for the adjoining community centre.  
 
RELEVANT POLICIES 
 
(19) 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. 
 



(20) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
CS10: Housing provision 
CS17 Design of Homes 
CS19: Affordable Housing 
CS25: Water Management 
 
(21) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP5: Environmental and Amenity Protection 
DP6: Sustainable Residential Locations 
DP7: Borough Housing Stock and Residential Amenity 
DP8: Residential Space and Design in New Development 
DP25 Nature Conservation and Enhancement 
 
(22) Dartford Parking Standards Supplementary Planning Document 2012 
 
(23) Dartford Housing Windfall Supplementary Planning Document 2014. 
 
(24) The National Planning Policy Framework 2019 is also a material consideration. 
 
COMMENTS 
 
Key Issues 
 
(25) I consider that the key issues in relation to the determination of this application are the 
principle of development with regard to the windfall housing policy; the design of the site and 
the quality of accommodation proposed, the impact on the amenities of the adjoining occupiers, 
parking and highway safety issues; and any other issues raised.  
 
Principle of Development 
 
(26) It is clear that the proposal constitutes a windfall site as it is not currently allocated 
within the Local Plan or the Core Strategy as a residential development location. The scheme 
therefore falls within the remit of Policy CS10, Development Policies Plan Policy DP6, and the 
Council's Housing Windfall SPD.   
 
(27) Policy CS10 recognises that an element of housing supply will be generated from 
windfall sites. This will enable the early delivery of housing and increase flexibility for the Local 
Planning Authority. The policy references windfall sites and that these will be assessed in the 
same way as planned development (i.e. sites which have an allocation in the Local Plan) in 
respect of their sustainability and the criteria set out above. 
 
(28) Policy DP6 advises that unplanned residential development may be permitted following 
assessment in accordance with Core Strategy policy CS10: 4 & 5. Core Strategy Policy CS10 
and the Housing Windfall Supplementary Planning Document SPD make it clear that 
development will be assessed through a series of criteria. These policies generally require 
developments to meet the following characteristics in order to be considered as an accessible 
location for windfall housing: development to be located on brownfield land; and to be well 
located in relation to shops, services, employment and public transport; that the benefits of the 
proposed development should outweigh the disbenefits; and that there is sufficient 
infrastructure to meet the needs of the development; or that the proposal can provide new 
infrastructure to meet its requirements. 
 
(29) In assessing the development against policies DP6 and CS10, I note that the 
supporting text to Policy DP6 recognises that the consideration is given to the needs for social, 
community and green infrastructure as required in relation to the scale of the development 
proposed. Whilst this is a relevant consideration for major sites this is difficult to consider on 



smaller sites such as this. I am of the opinion therefore that the main consideration with regard 
to the sustainability for this small site development is its location and access to services and 
facilities.  
 
(30) It should also be noted that Policies DP6 and CS10 direct new housing developments 
of 5 or more units to previously developed/brownfield land. This is to ensure that the Core 
Strategy target of 80% of development on brownfield sites. The application site is completely 
hard surfaced and contains several buildings. Therefore, I consider the entire site should be 
considered as previously developed / brownfield land. To that end I consider it important to note 
that the application site is included within the Council's Brownfield Register as a site potentially 
acceptable for 5 dwellings. I consider that the brownfield nature of the site should be given 
significant weight in the consideration of the balancing exercise in assessing this windfall 
development. 
 
(31) In respect of Policy CS10 and the criterion within the Housing Windfall SPD, one of the 
key considerations, in order to ensure discourage use of the private car, is whether the 
development is located close to public transport and other facilities. I have considered the 
sustainability and accessibility of the site with regard to the criteria set out in the windfall SPD. 
The SPD advises that proposals must be within easy walking distance of a range of community 
facilities, including schools, shops, leisure and recreation facilities on safe and attractive 
walking routes (the SPD further states that an acceptable walking distance for community 
facilities is taken to be 10 minutes (approx. 800m) in accordance with DfT (2007) Manual for 
Streets and IHT (2000) Guidelines for Providing for Journeys on Foot). Windfall development 
must be well-located with respect to walking/cycling and public transport. The supporting text 
to Policy DP6 states that 400m is the desirable walking distance to a station or bus stop with at 
least two buses an hour.   
 
(32) This site is located within an established residential area that contains a significant 
number of residential properties and also local facilities. Craylands Primary School and 
Springfield Lodge Day Nursery are very close to the site with them being located approximately 
95m and 175m respectively walk away from application site. In addition to this approximately 
30m walk to the north west of the site is the entrance to Swanscombe leisure centre with its 
associated indoor and outdoor facilities. Plus, 85m walk away to the south west of the 
application site is Swanscombe Heritage Park. With regard to other facilities, there are two 
convenience stores approximately 95m walk away to the south east of the site at the end of 
Craylands Lane. As well as a range of shopping facilities within Swanscombe High Street which 
is located approximately 693m walk away from the application site. I consider that these local 
amenities are within an acceptable walking distance of the site. Therefore, I am of the opinion 
that the relatively close proximity of the said amenities combined with the safe and useable 
nature of the available routes to the services and facilities, would be sufficient to encourage the 
required modal shift away from car usage. 
 
(33) In terms of public transport accessibility, the site is approximately 126m walk away from 
the bus stop in Milton Road. This stop is served by 3 routes (306, 308 and 484). The 306 & 308 
routes provide services (Monday to Saturday) between Sevenoaks and Gravesend (including 
services to/from Bluewater) during the early morning and in the evening. The 484 provides an 
hourly service Monday to Saturday between Ebbsfleet Station and Bluewater. There are also 
bus stops approximately 590m walk away from the site in London Road which are served by 
routes 480 and 490. The 480 provides services to Dartford town centre approximately every 20 
– 30 minutes (all week), and the 490 provides services to Bluewater approximately every 20 – 
30 minutes (all week). The bus stops that are within the recommended 400m walking distance 
of the site only provide an hourly service. Whereas the bus stops in London Road, which are 
only 190m further than guidelines suggest, provide frequent services to both Dartford and 
Bluewater. Although the bus stops in London Road are marginally further away from the site 
than recommended in the SPD, in reality this would only add a maximum of 3 minutes walk to 
the stops. In addition to this, Swanscombe train station is a 920m walk away from the site.   
Although this distance is slightly beyond the acceptable walking distance quoted above, the 
fact that this station has no car parking may encourage people to walk from slightly further 
afield.  Therefore, I am of the opinion that the site is very well serviced in terms of easily 
accessible public transport provision, and such a range of accessible and frequent public 



transport provision would in my opinion encourage a modal shift away from the car usage, as 
per the guidance of the Local Plan. 
 
(34) In terms of an overall assessment of the benefits versus the disbenefits of the proposal, 
I consider the disbenefits to include a minimal cumulative impact from the development for 5 
additional unplanned dwellings on local amenities and infrastructure. However, I have not 
identified any site specific disbenefits in terms of impacts on the surrounding residents, parking 
and highway safety and the impact on the character and visual amenities of the locality, as will 
be discussed in more detail later in the report.  The benefit of providing 5 additional dwellings 
is of course given some weight, although this will be limited given the small contribution to the 
supply of housing as well as the fact that DBC are in a strong position in respect of its housing 
land supply and has a good record of housing delivery.  However, I consider that the disbenefits 
are reduced by the sustainable and accessible location of the site.  Overall, I consider that the 
development is an acceptable windfall scheme.   
 
Design and Quality of accommodation proposed 
 
(35) Policy CS17 highlights that urban sites such as the application site should provide 
residential densities of between 35 - 55 dwellings per hectare. The applicant has reduced the 
number of units proposed at the site down to 5 dwellings, which would equate to 83 dwellings 
per hectare. Whilst this density exceeds that described in Policy CS17, it does comply with the 
density prescribed within the Council's Brownfield Land Register, which is a material 
consideration in favour of the scheme.  
 
(36) I consider that the linear design of the proposed building and the fact that it would be 
set 7.4m back from the highway and would respect the building line in this section of Craylands 
Lane, would ensure that it would maintain a sense of space and openness within the site. The 
southern section of the application site would remain free from development and there would 
be a 6.2m separation gap between the proposed building and the adjacent community hall. 
Also the proposed building would be set 1.9m away from the northern boundary of the site, and 
approximately 17m away from the adjoining leisure centre building. Therefore, I do not consider 
that the proposed scheme would appear over developed or cramped within the street scene. 
The reduced number of flats proposed would ensure that the scheme would also be able to 
provide adequately sized dwellings which comply with national space standards and an 
acceptable  parking provision (as will be detailed later in the report). All the while maintaining 
the sense of space on site and ensuring the height and bulk of the building would not appear 
overbearing within the locality. Consequently, I consider that the density of the proposal to be 
acceptable in this instance.  
 
(37) The application site is currently a hard surfaced and built on car sales operation, which 
contrary to the assertion of some objectors, provides no visual amenity to the area. I am of the 
opinion that the current car sales use on the site appears incongruous and aesthetically 
intrusive within the locality. I consider the redevelopment of the site would improve the 
appearance of the site and therefore the wider area.  
 
(38) The proposed building would offer a different scale, massing, form and architectural 
style to the adjacent single storey community hall and the two storey dual pitched roof mid 
C19th and later C20th buildings along Craylands Lane - its immediate context. The predominant 
form of development in the area are two storey buildings with pitched roofs, with the single 
storey community hall (adjacent to the application site) appearing somewhat out of keeping with 
its surroundings. I consider it important to note that the maximum height of the building would 
only be 1.16m taller than the public house and houses on the opposite side of Craylands Lane. 
Therefore, I believe that the proposed three storey building would not appear overly tall in the 
wider locality. The visual impact of the proposed building within the street scene would be 
exaggerated as a result of its juxtaposition with the adjacent single storey community hall and 
the distance to the leisure centre. The applicant has added a large green wall on the front 
section of the building facing out towards the adjacent hall which I consider would help soften 
the relationship between the two buildings, so that the visual transition between the buildings 
would be acceptable within the street scene.  
 



(39) The adjacent community hall and leisure centre building are completely different in 
appearance to the rest of the buildings in the area and provide a step change away from the 
traditional terraced two storey buildings in Craylands Lane. Consequently, I am of the opinion 
that a more modern building such as that proposed would not appear intrusive or incongruous 
within this particular location. In fact I believe a traditional house style development on this site 
would appear pastiche and awkward looking on this site. The proposed metal zinc cladding of 
the building would pay some regard to the materials used in the adjacent leisure centre building. 
The facades of the building would appear attractive and well balanced.  The vertical light grey 
cladding and the variety of window sizes and designs and large glass central entrance / 
staircase help punctuate the appearance of the building. In addition the three storey high 
sections of green walls on either side of the building not only help to soften the appearance of 
the development, but provide an important 'greening' feature within the street scene. Whilst the 
proposal would introduce a striking modern building into the street scene, I consider the 
proposed pallet of materials and finishes to be suitable for a modern flatted development. The 
exact details of the materials should be secured by way of a condition to ensure the building 
would be visually acceptable within the locality (Condition 9).  
 
(40) I consider it important to note that the building would also be somewhat screened by a 
row of large trees immediately to the north of the site. The applicant has submitted an 
arboricultural report which indicates that with appropriate tree protection measures put in place, 
the proposal would not harm the adjacent trees. The Council's arboricultural consultant agrees 
that the proposal would not harm the said trees as long as the proposed tree protection 
measures are put in place (Condition 6).  
 
(41) The amendments have sought to reduce the intensity of the use and integrate the 
building better within the street scene. I now consider that the building would represent a high 
quality development which would have an acceptable impact on the visual amenities of the 
surrounding area, and would represent appropriate development within this urban location. The 
area of landscaping to the front of the building would further improve and soften the appearance 
of the development. Such landscaping details will be agreed at reserved matters stage 
(Condition 1).  
 
(42) The revised scheme has reduced the number of dwellings down to 5 x 2-bed flats. The 
National Described Space Standards require 2 bedroom / 4 person flats (such as those in the 
front section of the building) to have a minimum internal floor space of 70m² and 2 bedroom / 3 
person flats (such as those in the rear section of the building) to have a minimum internal floor 
space of 61m². The proposed development meets the said standards. I am also satisfied that 
all of the habitable rooms would have acceptable levels of natural luminance and outlook.  
 
(43) In relation to amenity space provision, Policy DP8 highlights that sites for new dwellings 
(Class C3) should provide a range of useable size and good quality of private amenity spaces 
(including residential gardens and balconies). The scheme has been revised so that 3 of the 
proposed flats would be provided with either a private balcony or terrace area. Flats 2 and 4 
would be provided with 6.1m² south facing private balconies. The proposal would obscure glaze 
the southern facing glass stairwell panels nearest to the said balconies in order to maintain their 
privacy (Condition 19). Flat 1 would also be provided with a small private terrace area of 
approximately 6m², which would also provide some small outdoor private space. Details of the 
proposed hedge enclosing the said terrace area will be agreed via the landscaping reserved 
matters (Condition 1). It is unfortunate that two of the proposed flats would be provided with no 
private amenity space provision and the flat 1 terrace is rather shaded with limited outlook. 
However, the provision of external amenity space on site has been limited by the need to 
provide the 6m wide access easement which runs parallel with the southern boundary of the 
application site. In spite of this I believe that the amenities of future residents would not be 
harmed by the lack of private amenity space provision as Swanscombe Heritage Park is only a 
few minutes walk away from the site (along the adjacent private access way which has a 
pavement and is illuminated). This amenity provision is considered in relation to the benefits/dis-
benefits of the scheme at the end of this report. 
 
(44) The easement along the southern boundary of the application site results in the both 
the current car sales plot and proposed residential development not being able to securely 



enclose the application site.  Therefore, there is a perceived potential risk of crime and anti-
social behaviour for future residents at the site. The proposed scheme would provide significant 
levels of natural surveillance of the access way, the main entrance which is located centrally 
within the building, and the parking area from both the glass stairwell and the balconies of flats 
2 and 4. In addition to this I believe external lighting (including bollard lighting, wall mounted 
lights and lights on the ceiling of the undercroft parking area) and illumination from the stairwell 
corridor, will play a significant role in discouraging any potential crime and antisocial at the site. 
Any such external lighting details should be agreed by way of a condition (Condition 15). The 
revised scheme has also changed the colour of the cladding around the parking and entrance 
area of the building, as the lighter colour would help to reflect light and help make this area of 
the site less intimidating and hopefully improve security at the site. Materials and finishes are 
to be agreed by way of a condition (Condition 9).  
 
(45) I do not consider that the use of the community hall at present would create any noise 
or disturbance issues for future occupiers of the site. There is however, the potential that the 
hall could be hired out in the future for noisier activities, such as parties etc. The community 
hall is not overly large and I consider that activities taking place within the said hall would 
unlikely cause a constant ongoing noise issue for future residents. However, in order to ensure 
that such potential activities at the hall would not harm the amenities of future occupiers, the 
Council's Environmental Health department have recommended that a noise assessment 
condition be imposed on the scheme (Condition 8).  
 
(46) Policy DP8 highlights that new residential schemes should look to accommodate the 
needs of all elements of the community, including disabled people, the elderly, and the less 
mobile. Designing housing in line with new national standards sets different levels of 
accessibility within homes: Building Regulations Part M4(2) Accessible Dwellings and M4(3) 
Wheelchair Adaptable/ Accessible Dwellings. New residential schemes should look to 
maximise the number of accessible/ adaptable accommodation within the schemes. The 
applicant has confirmed that upper floor flats would not be able to achieve these standards 
because of the need to use the stairs. However, ground floor flat (unit 1) could be made 
accessible / adaptable, although it may be difficult to provide a wheelchair parking space on the 
site again due to the limitations on the site access. I have not suggested a condition to require 
this provision therefore.   
 
(47) Consequently, I believe that the proposal would create residential units which would be 
pleasant places for future residents to live in.  
  
Impact on neighbouring occupiers 
 
(48) The nearest residential property to the proposed building would be located 
approximately 19m away on the opposite side of Craylands Lane. I consider that this degree of 
separation over a highway is fairly typical within the locality, and would not detrimentally affect 
the privacy of the said residents on the opposite side of the road, beyond what anyone can 
already see from the road / public realm. Therefore, I do not consider that the proposed building 
would harm the amenities of residents on the opposite side of Craylands Lane.  
 
(49) The south eastern facing habitable room windows of units 3 and 5 would be separated 
from the rear amenity area of No's 7 and 8 Deirdre Chapham House by approximately 34m and 
from the rear facade of properties in Mayfield by approximately 44.5m. I consider that these 
degrees of separation would ensure that the proposal would not detrimentally harm the privacy 
and residential amenities of properties to the south of the site either. Other residential properties 
are even further away from the application site and therefore I am of the opinion that the 
proposal would not detrimentally affect the amenities of any adjoining residential occupier.  
 
(50) The proposal would not block the easement within the southern section of the site which 
provides access to the rear of the community hall and the allotments. Therefore, I do not 
consider that the proposed new dwellings would detrimentally affect the functioning of either 
the adjoining community hall or the adjacent allotments. With regard to concerns raised over 
the privacy of the rear amenity area associated with the community hall, I consider it important 
to note that this is a community use and is not therefore afforded the same degree of privacy 



protection as a residential premises would be. Furthermore, the said community hall amenity 
area is already open and exposed and can be viewed from not only from the public realm, but 
also by staff and visitors to the car sales operation on site and by members of the public visiting 
the adjacent allotments. Therefore, I do not consider that the proposal would detrimentally affect 
the privacy and amenities of the community centre.  
 
(51) I therefore consider that the proposal would have no undue impact on the residential 
amenities of surrounding properties or the future residents of the proposed dwellings.   
 
Highways and parking/access 
 
(52) The Parking Standards SPD requires the provision of 1.2 parking space for each of the 
proposed flats, and 1.5 visitor parking spaces. The proposal would provide 7 adequately sized 
and usable car parking spaces and I consider that this provision would comply with the required 
parking standards. The parking standards SPD also suggests that the said parking spaces 
should be unallocated. Whilst I consider this to be an acceptable arrangement for parking 
spaces 2 - 5 (as shown on the submitted plans), I am of the opinion that it would be prudent to 
condition parking space number 1 (as shown) to be allocated for use solely by unit 1 so as to 
ensure the use of the said space does not prejudice the amenities of the occupiers of unit 1 
(Condition 21). Therefore, I consider the proposal would provide compliant off street parking 
provision and would not likely lead to parking or congestion issues in Craylands Lane. The 
Parking Standards SPD also requires the provision of 1 cycle parking space for each of the 
proposed flats, and 1 visitor cycle parking space. The proposal would provide 7 cycle parking 
spaces within the building, which slightly exceeds the standards and encourages a modal shift 
towards more sustainable transport.  
 
(53) I note some objections have been made with regard to the suitability of the proposal 
using the existing vehicle access in highway safety terms. However, KCC Highways have 
confirmed that the access to the site would be classed as a shared private drive. KCC Highways 
note that using Kent Design Standards a single track would be acceptable to serve up to five 
units. They confirm that the access is of an adequate width and the length is acceptable using 
Kent Design Guide parameters. Consequently KCC Highways consider that the proposed 
access is more than adequate to cater for the development proposed.  
 
(54) Concerns have also been raised about the potential for highway safety issues between 
the proposed residents and their visitors and users of the easement in the southern section of 
the application site accessing the rear area of the community hall and the allotments. KCC 
Highways have confirmed that the proposed development is unlikely to affect the easement and 
particularly bearing in mind the car garage use on the land at present. The said access way will 
continue to be a shared space (as it currently is) and KCC Highways consider this small 
residential development to be no more intensive use in highway safety terms than what is on 
the site already. Therefore, I do not consider the proposal would prejudice the safety or usability 
of the said easements.  
 
(55) With regard to refuse collection both KCC Highways and the Councils waste 
management department consider it to be acceptable for a refuse collection lorry to reverse 
into the site to collect the refuse. KCC Highways was unsure if the refuse lorries would be willing 
to reverse down all the length of the site to collect the rubbish. However, the Council's refuse 
department have confirmed that the proposed refuse storage arrangement would be 
acceptable.   
 
(56) Overall I consider that given the small scale of the development, I believe that the 
proposal would have no undue impact on highway safety and amenity.  
 
Any other issues 
 
Disruption during construction 
 
(57) As noted above, neighbours have raised concerns with regard to impact during 
construction and given the location of the scheme and the proximity of the adjacent dwellings 



this is a legitimate concern. A condition is therefore proposed to ensure that a construction 
methodology is submitted and agreed before works commence (Condition 11).  
 
Ecology 
 
(58) The site is a completely developed brownfield site with absolutely zero biodiversity on 
site at present. Policy DP25 requires developments to enhance biodiversity on site wherever 
possible. The proposal would provide a green roof and large sections of green walls, which 
would likely provide a significant net biodiversity gain at the application site. Details of the 
planting and management of the said green roof and walls should be agreed by way of a 
condition (Condition 19). I also consider that there is scope to place some bird / bat boxes at 
the site, which would further enhance biodiversity at the site and wider locality (Condition 22). 
The issue of wider landscaping within the site would be addressed via a reserved matters 
application. However, there could potentially be scope to improve biodiversity within the general 
landscaping on site as well.  
 
Archaeology 
 
(59) Archaeological records indicate that the site is within an area of archaeological potential 
for internationally important Palaeolithic remains. KCC Heritage do not object to the proposal 
subject to the imposition of a condition requiring an archaeological investigation and 
archaeological field evaluation works be carried out and any remediation works undertaken 
prior to commencement of any works on site (Condition 5). This would ensure that the proposal 
would not harm any archaeological artefacts which could be close to the surface. 
 
Drainage 
 
(60) With regards to Surface Water Drainage, no drainage details have been provided with 
the application and therefore such details should be agreed by way of a condition (Condition 
3). The Environment Agency have also requested a condition relating to no surface water 
infiltration drainage without prior permission be added to the permission (Condition 23). 
 
Land Contamination 
 
(61) Environmental Health officers and the Environment Agency have requested that a 
phased contaminated land investigation comprising a phase 1 (desk top) study, and a phase 2 
(intrusive) investigation and any potential subsequent remediation measures agreed before any 
works commence on site. This information can be secured by a suitably worded condition 
(Condition 4). 
 
FINANCIAL BENEFITS  
 
(62) 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. 
 
(63) 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 floor space of the 
proposed development and in this case the proposal has a chargeable area of 387.2 m². As the 
application is in outline the CIL liability will be determined at the reserved matters stage and will 
become payable on commencement. However, based on current indexation the application 
would provide an indicative CIL liability of £108,221.59 (based on £200/m2 plus indexation). 
 
(64) 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 
 
(65) I have considered the application in the light of the Human Rights Act 1998. I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act. 
 
PUBLIC SECTOR EQUALITY DUTY 
 
(66) Due regard has been had to the Public Sector Equality Duty, as set out in Section 149 
of the Equality Act 2010. It is considered that the application proposals would not undermine 
objectives of the Duty. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(67) Having considered the comments from consultees and local residents as well as the 
relevant planning policies, I am of the view that the proposed development is acceptable. Whilst 
the scheme proposes residential development of a windfall site, the site is clearly classed as 
brownfield land and is also close enough to sufficient facilities to be considered a sustainable 
location in order to encourage a modal shift away from car usage. I also note that the site is 
within a long-established residential area, and the removal of an incongruous car sales place 
and its replacement with a residential use, would improve the character and appearance of the 
area. The proposed development is acceptable in terms of design/appearance and will not have 
an adverse impact on surrounding occupiers. Conditions are proposed to ensure that further 
details of the scheme are agreed including a construction methodology and also materials, 
ecology and archaeology. I also note that the scheme provides an adequate standard of living 
accommodation and also provides sufficient on-site parking with suitable access. From the 
above, I consider the fact that the scheme does not provide private amenity for 2 of the units to 
be a minor dis-benefit due to the proximity of the heritage park. Overall I consider that the dis-
benefits of this scheme are minor and they are outweighed by the identified benefits of the 
proposal. The proposal therefore meets the requirement of the Council's Housing Windfall 
Policies and guidance, and the proposed scheme is therefore an acceptable windfall 
development. I therefore consider that the application should be approved subject to the 
conditions set out below. 
 
RECOMMENDATION: 
 
Grant, subject to conditions. 
 
Conditions: 
 
01 Approval of details of the landscaping of the site (hereinafter called "the reserved 

matters") shall be obtained from the Local Planning Authority in writing before any 
development is commenced.  Application for approval of the reserved matter(s) shall be 
made to the Local Planning Authority before the expiration of three years from the date 
of this permission.  The development hereby permitted shall be begun either before the 
expiration of five years from the date of this permission, or before the expiration of two 
years from the date of the last of the reserved matters to be approved, whichever is the 
later. 

 
01 In pursuance of Section 92(2) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: Site Location Plan; 453/100 Revision A (Proposed Block Plan); 453/101 
Revision B (Proposed Site Layout Plan); 453/102 Revision B (Proposed Floor Plans); 
453/103 Revision B (Proposed Elevations); 453/104 Revision B (Proposed Street Scene 
Elevations); 453/105 (Proposed Glazing Details); and Duramen Consulting Arboricultural 
Report (reference: 20077). 



02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Before commencement of the development hereby approved, details of the surface water 

drainage system for the development (including storage facilities where necessary) shall 
be submitted to and approved by the Local Planning Authority.  The details shall be 
implemented as approved prior to first occupation of the development. 

 
03 To ensure satisfactory means of surface water drainage in accordance with Policy DP2 

of the adopted Dartford Local Plan and Policy CS24 of the Core Strategy. These details 
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. 

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

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

 
04 This detail is needed prior to development to ensure that any remediation is carried out 

before groundworks start and in the interests of safety and amenity in accordance with 
Policy DP5 of the adopted Dartford Local Plan (2017) and the protection of Controlled 
Waters. 

 
05 Before commencement of any works, including site preparation, trenches, site hoarding, 

demolition of structures or building operations on site, including site hoarding, 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. 

 
05 To ensure appropriate assessment of the archaeological implications of any 

development proposals and the subsequent mitigation of adverse impacts through 
preservation in situ or by record in accordance with Policy DP12 of the adopted Dartford 
Local Plan. 

 
06 Before commencement of any building operations on site (including demolition and 

delivery of associated machinery or materials) tree protection measures shall be erected 
around all the retained/protected trees in accordance with the details hereby approved 
in the Duramen Consulting Arboricultural Report (reference: 20077). 

 
06 To prevent damage to the trees in the interest of the visual amenities of the area in 

accordance with Policies DP2 and DP25 of the adopted Dartford Local Plan. 
 
07 Before commencement of the development hereby approved, details of existing and 

proposed levels of the land and building(s), including a contoured site plan, shall be 
submitted to and approved by the Local Planning Authority.  Development shall be 
carried out in accordance with the approved details. 

 
07 In order to secure a satisfactory form of development having regard to the sloping nature 

of the site and the amenities of neighbouring occupants in accordance with Policies DP2 
and DP5 of the adopted Dartford Local Plan. 

 



08 Before commencement of the development hereby approved, a noise impact 
assessment shall be submitted to and approved by the Local Planning Authority.  The 
noise report should demonstrate that the design of the glazing, ventilation, wall and roof 
structures ensure sufficient sound insulation. The approved noise insulation details shall 
be implemented prior to occupation of the development hereby approved and thereafter 
maintained in accordance with the approved details. 

 
08 To safeguard the amenities of the surrounding area, in accordance with Policy DP5 of 

the adopted Dartford Local Plan. 
 
09 Before commencement of the development beyond slab level, details and samples of all 

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

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

existing building or the visual amenity of the locality in accordance with Policy DP2 of the 
adopted Dartford Local Plan. 

 
10 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. 

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

DP5 and DP20 of the adopted Dartford Local Plan. 
 
11 No development shall take place, including any works of demolition, until a Construction 

Method Statement has been submitted to, and approved in writing by, the local planning 
authority. The approved Statement shall be adhered to throughout the construction 
period. The Statement shall stipulate a scheme for: 

 
  - access to the community hall and allotments 
  - the parking of vehicles of site operatives and visitors;  
  - wheel washing 
  - loading and unloading of plant and materials; 
  - storage of plant and materials used in constructing the development;  
  - the erection and maintenance of security hoarding; 
  - Location of generators; 
  - measures to control the emission of dust, dirt, noise and vibration during  

  construction;  
  - a scheme for recycling/disposing of waste resulting from demolition and  

  construction works. 
  - Protection of archaeology 
 
11 To protect the amenity of local residential occupiers, to prevent pollution and to maintain 

conditions of highway safety in accordance with DP5 of the Dartford Development 
Policies Plan. 

 
12 Prior to occupation of the development hereby approved the facilities for the storage of 

waste as shown on the approved plans shall be provided and thereafter maintained at 
all times. 

 
12 To ensure that adequate arrangements are provided in accordance with Policies DP2 

and DP5 of the adopted Dartford Local Plan. 
 
13 Prior to occupation of the development hereby approved, the parking and turning area 

shown on the submitted plans shall be provided and the car parking spaces shall 
thereafter be maintained at all times. 

 



13 To ensure the permanent retention of satisfactory car parking facilities in accordance 
with the Local Planning Authority's standards and Policies DP4 and DP5 of the adopted 
Dartford Local Plan. 

 
14 Prior to the occupation of the dwellings hereby approved, electric vehicle charging points 

to serve the proposed dwellings shall be provided in accordance with details submitted 
to and approved by the local planning authority. Such electric vehicle charging points 
shall be retained in accordance with the approved details. 

 
14 In the order to mitigate air quality impacts in accordance with Policy DP5 of the adopted 

Local Plan in accordable with the adopted Parking Standards 2012 SPD. 
 
15 Prior to occupation of the development hereby approved, details of any proposed 

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

 
15 To protect the amenities of the area and in the interests of road safety in accordance with 

Policies DP2 and DP5 of the adopted Dartford Local Plan. 
 
16 Prior to occupation of the development hereby approved, the cycle storage provision 

shown on the approved plans shall be provided and thereafter be maintained at all times. 
 
16 To ensure that adequate facilities are provided in the interests of the amenities of future 

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

 
17 Prior to the first occupation of the development hereby approved, boundary enclosures 

shall be implemented in accordance with details to have been submitted to and approved 
by the Local Planning Authority.  Such boundary treatment shall thereafter be maintained 
in accordance with the approved details. 

 
17 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. 

 
18 Prior to the first occupation of the development hereby approved, the details of the 

obscure glazing proposed in the upper floors of the south eastern facing façade of the 
glass stairwell shall be provided to and agreed in writing by the Local Planning Authority.  
The obscured glazing shall be maintained as such thereafter. 

 
18 To safeguard the privacy of future residents in accordance with Policies DP2 and DP5 of 

the adopted Dartford Local Plan. 
 
19 Prior to the first occupation of the development hereby approved, the details of the green 

roof and green walls together with details of how these features will be managed and 
maintain shall be supplied to and approved in writing by the Local Planning Authority. 
The approved details shall be implemented prior to first occupation (unless this falls 
outside of the planting season in which case it shall be implemented at the first 
opportunity during the following planting season, between October and March inclusive).  
Such landscaping shall thereafter be maintained.  Any area of the green roof/wall which 
die, are removed or become seriously damaged or diseased within this period shall be 
replaced within the next planting season with plants of similar species and size to that 
approved. 

 
19 To safeguard the visual amenities of the locality and to promote wildlife and biodiversity 

in urban areas in accordance with Policies DP2 and DP25 of the adopted Local Plan. 
 



20 Prior to occupation of the development hereby approved, visibility splays of 25 metres by 
2m by 25metres shall be provided and thereafter there shall be no obstruction exceeding 
600mm within the splays. 

 
20 In order to ensure that the development does not prejudice the free flow of traffic and 

condition of safety on the highway nor cause inconvenience to other highway users in 
accordance with Policy DP4 of the adopted Dartford Local Plan. 

 
21 The parking space shown as number 1 on the approved plans shall be reserved solely 

for use by the residents of unit 1 only. 
 
21 To ensure the permanent retention of satisfactory car parking facilities in accordance 

with the Local Planning Authority's standards and Policies DP4 and DP5 of the adopted 
Dartford Local Plan. 

 
22 Prior to the occupation of the development hereby approved [bat/bird] boxes shall be 

fixed to the building(s) in accordance with details to have been submitted to and approved 
by the Local Planning Authority beforehand.  The boxes shall be maintained in 
accordance with the approved details. 

 
22 In order to provide enhancement to biodiversity on the site as a compensation for that 

lost due to redevelopment in accordance with Policy DP25 of the adopted Dartford Local 
Plan 

 
23 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. 

 
23 To prevent pollution of the water environment in accordance with policies DP2, DP4 and 

DP5 of the adopted Dartford Development Policies Plan (2017). 
 
INFORMATIVES 
 

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

 
02 If a claim is to be made for exemption or relief from the Community Infrastructure Levy 

the appropriate form should be submitted to the Council prior to commencement of 
development. The Council will then notify the applicant the amount of exemption granted 
(where this is applicable). In order that the exemption can be agreed before 
commencement of development, the form should be submitted to the Council at least 4 
weeks prior to the intended commencement of development.  

 
 For further information on the types of development which can claim an exemption or 

relief and the forms to make the application please see: 
 https://www.dartford.gov.uk/by-category/environment-and-planning2/new-planning-

homepage/community-infrastructure-levy 
 
 More detailed guidance can be found at:  https://www.gov.uk/guidance/community-

infrastructure-levy 
 
03 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. 

https://www.dartford.gov.uk/by-category/environment-and-planning2/new-planning-homepage/community-infrastructure-levy
https://www.dartford.gov.uk/by-category/environment-and-planning2/new-planning-homepage/community-infrastructure-levy
https://www.gov.uk/guidance/community-infrastructure-levy
https://www.gov.uk/guidance/community-infrastructure-levy


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