
          
   DEVELOPMENT CONTROL BOARD 
 
    17th December 2020 
 
Reference: 20/00043/FUL    Officer: Mrs Emma Eisinger 
 
Location: Land South of Crossways Boulevard and North of 

St Marys Road 
Stone 
Kent 

 
Proposal: Demolition of existing buildings and the erection of 258 flats (Use Class C3) 

with associated parking, cycle storage, landscaping and amenity space 
 
Applicant: Bellway Homes Ltd (Thames Gateway) & Melbond (Crossways) Ltd 

 
Agent:  Savills/Mr Ben Thomas 
 
Parish / Ward: Stone / Stone Castle 
 
RECOMMENDATION: 
 
Approval subject to a s106 
 
SITE DESCRIPTION 
 
(1) The application site area totals 1.98ha and is a greenfield site.  It lies to the south of 
Crossways Boulevard and to the north of St Mary's Road and is an irregular shape.  Immediately 
to the west of the site lies large commercial warehouses within Newtons Court with associated 
parking and services areas.  Newtons Court is part of the larger Crossways Business Park 
which occupies much of the land to the west and northwest of the site.  Approximately 158m to 
the northeast of the site lies the Dartford International Ferry Terminal site which is currently 
used to store a large number of vehicles.  Beyond the ferry terminal land lies the River Thames.  
 
(2) St Mary's Road to the south of the site is a narrow unadopted private road.  This road 
has a number of residential terraced properties that would face onto the southern boundary of 
the application site. The irregular shape of the application site on the southern boundary is as 
a result of wedge-shaped parcels of land being in separate titles and ownership.  A number of 
the existing terraced properties have no dedicated off-street parking and so St Mary's Road is 
characterised by on-street parking.  
 
(3) A Public Right of Way DR7 runs along the majority of the unadopted section of St 
Mary's Road providing a link between the adopted highway to the east and a path between the 
railway line and Crossways Business Park to the west. That path eventually links to Cotton 
Lane.   
 
(4) Further to the south via Barley Close is a recent housing development of houses and 
flats.  The main railway line between London, Gravesend and beyond lies to the south of that 
housing development and is approximately 75 metres from the application site. The distance 
between the application site and Stone Crossing Railway Station which lies to the east of the 
site is approximately 250 metres.   
 
(5) A Travelodge hotel lies approximately 250 metres to the east of the application site and 
a Burger King lies another 65 metres beyond that.  More residential properties lie further to the 
east of the site along Charles Street.  The Asda foodstore lies approximately 1km to the east 
of the site. 
 
(6) To the south of the railway line lies the village of Stone. This has a church, shops, public 
houses, primary school and a large area of recreational open space. To the north of the railway 



line, accessed off St Mary's Road, are two parcels of land that have recently been granted 
planning permission for flatted schemes totalling approximately 80 dwellings altogether.   
 
(7) The application site therefore lies within an area with a very mixed character of 
residential and commercial uses.  The ground level of the application site is approximately 1-
2m below the level of Crossways Boulevard.  The site is generally overgrown with patches of 
dense vegetation and is open to views from Crossways Boulevard and to a lesser extent St 
Mary's Road.  Four buildings, 3 of which are small disused sheds and one derelict dwelling - 
Thamesview Bungalow, are present on the site, adjacent to St Mary's Road.  All of these 
buildings are proposed to be demolished.   
 
(8) The site lies within Flood Zone 3 and within an area benefiting from flood defences.  It 
also lies within a Minerals Safeguarding Zone for River Terrace Deposits and is within 250 
metres of a Landfill site.  A Thames Water Pumping Station lies to the east of the site and the 
application site wraps around it at this point.   A sewer pipe and rising main with 3m easement 
crosses the site from east to west. 
 
(9) The application site sits within the Thames Waterfront Priority Area as identified by 
Policy CS1. Policy CS6 which is specific to the Thames Waterfront Priority Area seeks to secure 
vibrant mixed-use development incorporating sustainable communities including new homes 
and jobs. 
 
THE PROPOSAL 
 
(10) This application seeks full planning permission for the erection of 7 blocks of 1, 2 and 
3 bedroom flats.  In total, 258 flats would be provided on site.  Four of the blocks would have 4 
storeys and the remaining 3 blocks adjacent to Crossways Boulevard would have a maximum 
of 5 storeys.  Blocks E1 and E3 are closest to the properties on St Mary's Road and would have 
the 4th floor set back so as to reduce their scale. The majority of flats would have access to a 
private balcony, with the exception of the flats closest to the western boundary within blocks 
A1/D1 and G due to noise constraints. Some rooftop private balcony space would also be 
provided to a small number of units across the site.  
 
(11) In total there would be 52 one bedroom units, 201 two bedroom units and 5 three 
bedroom units.  26 of these units would be Affordable shared ownership and affordable rent, 
equating to 10.1% of the overall number of dwellings on site.   
 
(12) Parking would largely be provided beneath the flat blocks at ground floor with some 
external parking courts and on-street visitors bays.  In total there would be 258 parking spaces 
allocated to residents with an additional unallocated 57 visitor spaces which would include 4 
car club space and 2 van spaces.  A total of 300 cycle spaces and 17 motorcycle spaces would 
be provided across the development in cycle stores at the ground floor level of each block.  
Refuse storage would be provided in each block at ground floor.  
 
(13) Two emergency vehicular access points are shown to be provided into the site - one 
from St Mary's Road to the south (for emergency vehicles) and the other from Newton's Court 
- the commercial estate to the west (for cars in the event that the access onto Crossways 
Boulevard is blocked and residents need to enter/exit the development). Pedestrian access 
points are shown to be provided from Crossways Boulevard and St Marys Road.   
 
(14) An area of open space with informal natural play features and benches would be 
provided with other pockets of green open and landscaped space spread about the site.  Parts 
of the road would be designed as a shared surface space giving both pedestrians and vehicles 
equal status.  A podium courtyard communal amenity area would be provided within the central 
space created by the surrounding blocks A and D.  There would also be a space within the 
northeast corner that would be dedicated to ecology.  Space between the blocks to the south 
of the site and St Mary's Road would function as a green setting as well as surface water 
management with swales (rain gardens).  Tree planting would be provided throughout the site.   
 



(15) The main external finishing material to all elevations would be brick with some raised 
brick patterning to add texture and break up unrelieved areas. These would be a mix of light 
buff, multi red and medium buff stock bricks. The fenestration would be a medium grey UPVC.  
The building would have simple, clean architecture with flat roofs and carefully placed windows 
and recesses to add interest.  The elevation facing Crossways Boulevard would have blocks of 
varied heights and entrance points that project to the front.  The balconies would have a medium 
grey metal railing which would match the ventilation grills to the ground floor car park.   
 
(16) This application has been amended since its first submission to address Officer's 
concerns about the quality and quantity of private and communal amenity space across the 
development.  It has also been amended to improve the elevational treatment, particularly to 
the main elevations fronting Crossways Boulevard, St Mary's Road and the main access road 
into the site. A new emergency access point has also been provided which would utilise the 
roads leading from the adjacent commercial estate to the west - Newton's Court.  This was to 
address concerns about rights of access along St Mary's Road where the other emergency 
access is shown to be taken from. 
 
(17)  In addition, the application has been amended again to respond to Member’s concerns 
that were raised at the Development Control Board on 12th November 2020. At that meeting, 
the application was deferred so that Officers could work with the applicant to secure 
improvements to the parking numbers as well as other matters.  The agreed matters for further 
consideration were: 
 

 4 car club space (not 1 as originally proposed); 

 1 month bus pass (not 1 week as originally proposed); 

 Investigations to establish the feasibility of locating a Fastrack bus stop right outside 
the development on Crossways Boulevard; 

 Reduction in cycle spaces in order to increasing parking spaces for vehicles and motor 
bikes; 

 Viability review built into Section 106 agreement triggered in the event that the 
development does not go beyond slab level within a period of 2 years (in addition to 
the viability review linked to ground rents already agreed); 

 Inclusion of clause in the Section 106 to provide  Dartford Borough Council with first 
option to take on affordable housing the preferred AH provider; 

 Work towards an increase in parking spaces (preferably visitor spaces) within the site 
linked to the reassessment (possible reduction) of the ‘green space’/ communal 
amenity space within the site.  Possible removal of formal play equipment as it wasn’t 
considered to cater for the future residents of the site.  Any additional hardstanding to 
be of a permeable surface (designed to ensure that contaminants cannot infiltrate 
groundwaters). 

 Parking Management to include details of how parking spaces are to be 
allocated/unallocated and/or conveyed/leased via a permit system.  

 
(18)  The applicant has submitted amended plans which significantly increase the number 
of visitor spaces to 57 (originally 14) which includes 4 car club spaces and 2 van spaces.  This 
equates to an overall increase of 43 parking spaces as compared to the original scheme (some 
allocated spaces have become unallocated but each flat would still be able to buy or lease at 
least 1 parking space). These additional spaces have largely been accommodated within what 
were pockets of landscaping and by rearranging the layout of the spaces in existing parking 
areas.  However, the most notable change is in the top part of the former linear open space 
which would provide 14 visitor spaces.  The applicant has confirmed that all parking areas will 
have a permeable surface which will need to be specially designed to ensure that contaminates 
do not infiltrate to groundwaters.  Although Members suggested that a reduction in cycle spaces 
might result in an increase in car parking space, in practice due to the internal layout and 
location of the cycle stores, this did not unfortunately result in any usable space for car parking. 
However, 17 motorcycle spaces would be provided in lieu of some of the cycle spaces.   
 
(19) A summary of the Parking Management Plan (full details of which will be secured by 
condition 22) has also been submitted.  This sets out generally how the relevant parking spaces 
will be allocated, conveyed or leased.  It details arrangement to offer parking permits (leased-



based system for each of those spaces) only to the 52 one bedroom flats and that their 
experience on other development is that only 50% of residents take up the offer of the permit.  
This then potentially ‘frees-up’ another 26 parking spaces which would remain unallocated. The 
summary document also sets out how the visitor spaces that can only be accessed via the 
undercroft areas of blocks G and B will be managed so that visitors to the residents to all blocks 
(not just block B and G) will be able to make use of them.  In addition to the 4 car club spaces 
now shown on the plans, the applicant has confirmed in writing that instead of a 1 week bus 
pass, the first residents of each flat within the development will receive a 1 month free bus pass.   
 
(20)  In addition to the changes to the parking numbers and more detail about its 
management, the formality of the central play area has been reviewed following Member’s 
concerns that it might not be used.  The amended plans show the provision of natural play 
features such as logs and boulders with benches and picnic benches as well as an embankment 
for children’s play and/or relaxation.  The central area has therefore been redefined as a space 
that is inviting to adults and children and in this way would be more inviting to the majority of 
residents within the scheme.  
 
(21) With regards the applicant’s investigations into the potential for a new Fastrack bus 
stop outside the entrance to the development on Crossways Boulevard.  They have approached 
Fastrack for their views on this but had not received a response at the time of writing this report. 
However, the applicant has commissioned a feasibility study into a new bus stop which has 
been carried out by their transport consultant.  This concludes that it is not practical to locate a 
bus stop close to the entrance of the site because it would interfere with the deceleration lane 
that is required for the access to the east and would cause an obstruction to vehicles exiting 
the site and heading west.  The report also concludes that it is unlikely to be feasible given the 
close proximity to an existing bus stop which is only 5 minutes’ walk away as it would result in 
the slowing of the bus service, contrary to the objectives of the Fastrack service.  The report 
also notes the close proximity of the site to open spaces and the Stone Crossing Rail Station, 
which are only a short walk away.   
 
(22)  The applicant has agreed in writing to a Viability Review built into the Section 106 
agreement which would be triggered in the event that the development does not go beyond 
slab level within a period of 2 years.  They have also agreed to include a clause in the Section 
106 to provide Dartford Borough Council with first option to take on Affordable Housing as the 
preferred Affordable Housing provider. 
 
(23)  It is my view that the applicant has therefore either addressed or confirmed in writing 
all of the matters for which the application was deferred.   
 
(24) Members were also concerned about the potential disturbance to local roads from 
construction parking. Condition 4 already seeks to control the details of this and the applicant 
confirmed at the 12th November 2020 meeting that, for this site, it is possible for all construction 
parking to be kept within the site with use of parking below podiums as the development 
proceeds.  
 
RELEVANT HISTORY 
 
(25) This current application was reported to the Development Control Board on 12th 
November 2020. Following concerns expressed by Members it was resolved to defer 
consideration of the application to allow further discussions between Officers and the developer 
to address these concerns [minute 182]. 
 
(26) The majority of the application site area (1.21 ha of the 1.98ha the subject of the current 
application) has been the subject of a number of planning applications in the past. The relevant 
applications are summarised below: 
 
14/01784/OUT - Outline application for erection of a five storey hotel of up to 2,787 square 
metres and 92 rooms plus 83 No. residential apartments across two blocks of six and seven 
storeys with associated parking, cycle space, communal amenity space and playground with 



construction of a new access onto Crossways Boulevard (access, layout and scale only) - 
Approved. 
 
(27) 15/01857/OUT - Outline application for erection 152 No. residential apartments across 
three blocks of five and six storeys with associated parking, cycle space, communal amenity 
space and playground with construction of a new access onto Crossways Boulevard (access, 
layout and scale only) - Approved. 
 
(28) 18/01341/REM - Reserved matters relating to appearance, landscaping and layout 
pursuant to condition 1 of outline planning permission DA/15/01857/OUT for erection 150 No. 
residential apartments across three blocks of five and six storeys with associated parking, cycle 
space, communal amenity space and playground with construction of a new access onto 
Crossways Boulevard - Pending determination.   
 
(29) Members should note that the 2015 outline planning permission (15/01857/OUT) as 
noted above remains extant until the aforementioned 2018 reserved matters submission is 
determined. At present this application is held in abeyance pending the determination of the 
current planning application being considered in this report. 
 
(30) 19/01402/FUL - Formation of a temporary access from Crossways Boulevard to enable 
construction works on Land North of St Marys Road  - Approved.  
 
COMMENTS FROM ORGANISATIONS 
 
(31) Kent Fire and Rescue have no objections to the emergency access off St Mary's Road.  
They have not commented on the new emergency access off of Newton's Court.   
 
(32) The Environment Agency have no objection subject to conditions to ensure that 
previously unidentified contamination is appropriately remediated; to ensure that there is no 
infiltration of surface water drainage to the ground to avoid water pollution and to control the 
use of piling as a foundation design. 
 
(33) Natural England have no objection but recommend that their generic advice on the 
natural environment is considered.  
 
(34) Kent Highways note that the site access has been agreed with regards to the access 
directly onto Crossways Boulevard and are satisfied that this vehicular access is sufficient to 
accommodate the proposed development. They note that the layout provides connections to 
existing footway/cycleways and provides new links to the existing network. The southern 
access links for pedestrian and cyclists will join the private areas of St Marys Road. Referring 
to the submitted Transport Statement they note, they accept the crash data provided and do 
not consider that there is a pattern of incidents in the area.  They also accept that the 
development would not harmfully increase traffic levels on the local highway network.  They 
request that a parking management plan is provided for the site to include details of how the 
car club will be managed.  They note that the number of parking spaces have been increased 
on the amended plans. They are disappointed as they state this could mean in increase in 
vehicle trips associated with the site.  With regards to the Travel Plan, they consider this to be 
of great importance to the scheme due to the reducing parking numbers and consider that it 
must be monitored by KCC and a monitoring fee of £948 is requested. The site is within a 
sustainable location with good public transport links and this is key to supporting the 
sustainability and acceptability of a reduced car parking provision on site. They welcome the 
Car Club and bike vouchers as well as the increased time to one month for the free bus pass.  
However, they would strongly discourage the reduction in the number of cycle spaces.  With 
regards to the additional Fastrack stop, they state that they have already spoken to the provider 
who indicated that an additional stop close to the site would be likely to be resisted as it is too 
close to an existing stop.  
 
(35) The KCC Archaeological Officer notes that the site lies within an area of archaeological 
potential associated with prehistoric and later activity with associated geoarchaeological and 
palaeoenvironmental remains. The site is underlain in part by Pleistocene Taplow Gravels 



which can have potential for early prehistoric remains. These are overlain by Holocene deposits 
which include peat horizons. There are indications of ring ditches in this area and Bronze Age 
settlements are known generally along the River Thames. Stone is considered to have been an 
Anglo-Saxon settlement and there are indications of medieval settlement. This area has been 
subject to early industrial activity and there is an old tramline along the western site boundary. 
Remains associated with prehistoric and post medieval industrial activity may survive on site. 
The application is supported by a draft Written Scheme of Investigation by Archaeology South-
East on behalf of RPS Group for Bellway Homes Ltd for geoarchaeological and archaeological 
evaluation of the site. The WSI provides an appropriate approach to field evaluation. However, 
the background section is based on a Desk-Based Assessment by Wessex Archaeology from 
2014 and this section of the WSI will need to be updated in light of recently acquired data from 
nearby sites. In view of the potential for archaeological remains, including possible industrial 
archaeology, they require a programme of works condition.  They therefore recommend a 
condition to secure archaeological field evaluation works.  
 
(36) KCC Ecology note that populations of common lizard, slow worm and grass snake were 
identified within the proposed development site. As all species of reptile are protected, and 
because the proposed development will entail the loss of reptile habitat, there is a need to 
relocate the reptiles (under an appropriate methodology). Two suitable off-site receptor areas 
have been successfully identified and these should be secured via conditions.  They also 
recommend avoiding site clearance during bird breeding season and precautionary mitigation 
measures to avoid harming hedgehogs.  They recommend ecological enhancements across 
the site. Commenting on the amended plans, they recommend that native species are used for 
the planting as opposed to non-native species such as palm trees and formal evergreen 
hedges.   They also recommend that sedum roofs are incorporated, that the wildflower mix is 
specified and measures for biodiversity enhancement are secured. 
 
37) KCC Economic Development note that CIL is being collected and that there is a needed 
for education to be funded in the area through the CIL contribution.  They also ask for separate 
financial contributions through the s106 towards: community learning and skills; youth services; 
libraries; social care and a new waste transfer station.  They also ask that High Speed Fibre 
Optic Broadband is secured for the site. The total financial contribution sought by KCC through 
the s106  is £134,621.82.  
 
(38) KCC Public Rights of Way note that the proposed informal path links across the site 
would be a valuable addition to the PRoW network, but the ongoing maintenance of these new 
routes will require consideration. It will be expected that these will not become the responsibility 
of the County Council's PRoW and Access Service.  The proposed development is expected to 
have an impact on this right of way, even though the path is located outside the application site 
boundary. This is because the footpath would be a strategically important route, providing a link 
between the development site, existing residential neighbourhoods and nearby industrial 
estate. It is therefore anticipated that public use of this right of way will increase as a result of 
the development. The application states that measures will be implemented and infrastructure 
provided to encourage active travel (Travel Plan - Page 19). While the exact details of these 
measures are not clear at this stage, improvements to the existing PRoW network should be 
considered as one of these measures. Considering the paths likely increase in use, 
opportunities should be taken to make significant improvements to this right of way, which will 
increasingly serve as a sustainable off-road access link between the development site and the 
surrounding area. It is imperative that the route is improved to a degree that it is clearly signed, 
has a suitable surface and is located within a secure and inviting corridor. In order to attempt 
to secure these off-site improvements, they ask for a developer contribution of an amount in 
the region of £64,100. 
 
(39) Kent Police ask that consideration be given to the Local Authority statutory duties under 
Section 17 of the Crime and Disorder Act 1998 and set out a number of 
concerns/recommendations including: concerns about the open steps facing Crossways 
Boulevard being an attractor for crime - they recommend that gates are located closer to the 
footway; the protection of all windows and doors that face onto the podium level with 'defensible 
spaces'; the gates to the undercroft parking should be fully access controlled and high enough 
to prevent/deter unauthorised access by intruders; gates to the undercroft area in blocks E3 



and F should be installed; lighting; CCTV; audio visual access control should be installed and 
specific standards for windows and doors.  
 
(40) Housing comment that the 10% of Affordable Housing offer is accepted (on the basis 
of the submitted Viability Assessment) and that Affordable Rented accommodation is much 
needed in the Borough. They have no comments on the location of the affordable housing within 
the development.  
 
(41) KCC Flood and Water Management are content with the proposed discharge of surface 
water to the pond located to the north of Crossways Boulevard.  They recommend conditions 
to secure the submission of a detailed sustainable surface water drainage scheme and 
verification report.  
 
(42) Thames Water advise that there is capacity within its network for foul water disposal.  
Discharge of surface water will not be to their network and so they have no objection.  There 
are public sewers that cross the site and care will need to be taken to minimise damage. They 
request a condition to ensure that details of how the developer intends to divert or realign the 
strategic water main that crosses the site and that no piling takes place to prevent damage.   
With regards to water supply, they have identified an inability to supply the development without 
suitable upgrades to the system.  They recommend a condition to prevent occupation of the 
dwellings until the upgrade works are completed. Lastly they note: 
"Thames Water is working with the developer to address issues around maintaining access to 
the Sewage Pumping Station on site, and the construction of the roads over our underground 
assets that cross the site." 
 
(43) Environmental Health accept the findings of the Air Quality Assessment but suggest 
that a greater number of Electric Vehicle charging points are provided across the site.  With 
regards to ground contamination they note that a detailed remediation strategy should be 
submitted as well as a verification report.  The findings of the Acoustic Assessment are 
accepted.  The mitigation measures proposed in the report must be secured.   
 
(44) The Crossrail Safeguarding Officer confirms that the site lies outside of the limits of 
land subject to consultation.   
 
(45) Highways England initially asked for clarification on the number of vehicle movements 
this scheme would generate in comparison to the extant development for 152 flats.  Having 
considered this additional information, they consider the net impact of the development in the 
AM and PM peaks on the Strategic Road Network (SRN) to be fairly minimal. However, Junction 
1a is very congested and therefore it is essential that any potential additional trips are managed. 
The applicant has prepared a Residential Travel Plan which includes the introduction of a Car 
Club vehicle and parking space for residents, a complimentary 7-day bus pass and cycle 
vouchers for new residents. Highways England considers it important that the Travel Plan is 
monitored regularly to encourage sustainable transport measures. They note that the applicant 
has not included any information on construction impacts for the proposed development and 
recommend that a Construction Traffic Management Plan (CTMP) is conditioned to understand 
the routing of the construction vehicles, particularly if they will route via the A282 and Junction 
1a. Without a CTMP, we are not able to fully assess the construction impacts and whether 
construction would affect the safety or operation of the SRN. 
 
NEIGHBOUR NOTIFICATION 
 
(46) One objection has been received from a local resident.  They are concerned about the 
parking impact from the proposed development on St Mary's Road which is already congested.  
They are also concerned about increases in noise, light and air pollution.  
  
(47) Further representations have been received from Epicho Holdings Ltd, the freehold 
owner of Unit C5 St Mary's Road and owner of part of St Mary's Road.  They have concerns 
with regard to the emergency access proposed along St Mary's Road, an unadopted highway.  
They note that the applicant does not have the owner's consent to use their part of the road as 
an emergency access, either by vehicle or on foot.   



 
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 
CS1: Spatial Pattern of Development 
CS6: Thames Waterfront 
CS10: Housing Provision 
CS11: Housing Delivery 
CS15: Managing Transport Demand 
CS17: Design of Homes 
CS18: Housing Mix 
CS19: Affordable Housing 
CS23: Minimising Carbon Emissions 
CS24: Flood Risk 
CS25: Water Management 
 
Development Policies Local Plan: 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection 
DP6: Sustainable Residential Locations 
DP6: Residential Space and Design in New Development 
DP7: Borough Housing Stock and Residential Amenity 
DP8: Residential Space and Design in New Development 
DP9: Local Housing Need 
DP11: Sustainable Technology and Construction 
DP25: Nature Conservation and Enhancement 
 
Kent Minerals and Waste Local Plan 2016 
CSM 1: Sustainable Development 
CSM 5: Land-won Mineral Safeguarding 
DM 7: Safeguarding Minerals Resources 
DM 9: Prior Extraction of Minerals in Advance of Surface Development. 
 
(50) Dartford Parking Standards Supplementary Planning Document (2012) 
 
(51) Housing Windfall Supplementary Planning Document (2014) 
 
(52) The National Planning Policy Framework 2019 is also a material consideration. The 
following chapters and paragraphs are of particular relevance: chapter 2 - achieving sustainable 
development; paragraph 54-56 - planning conditions and obligations; chapter 5 - delivering a 
sufficient supply of homes; chapter 8 - promoting healthy and safe communities; chapter 9 - 
promoting sustainable transport; chapter 11 - making effective use of land; chapter 12 - 
achieving well-designed places; chapter 14 - meeting the challenge of climate change, flooding 
and coastal change; chapter 15 - conserving and enhancing the natural environment and 
chapter 17 - facilitating the sustainable use of minerals. 
 
(53) The Dartford Local Plan Review - Preferred Options Consultation (January 2020) is a 
material planning consideration, although given very limited weight due to its early stage in the 
adoption process.   
 
(54) Stone Neighbourhood Plan (consultation draft March 2020) has now been formally 
submitted to the Council.  It is a material planning consideration although given limited weight 



due to its early stage in the adoption process.  The most relevant Policy is LI1 -Stone Crossing 
Station - Planning applications of development at or in the vicinity of Stone Crossing Station 
should improve its facilities, directly encourage better use of public transport and/or improve 
pedestrian and cycling connections to the rest of the neighbourhood area shall be supported.   
 
COMMENTS 
 
Key Issues 
 
(55) The key issues in this case are: the principle of the development; the density and 
housing mix; the impact on highway safety and amenity; the design, layout and impact on visual 
amenities; the quality of the internal and external space; noise impact; the impact on residential 
amenities; the impact on minerals resources; air quality; ecology and biodiversity and flood risk, 
water and drainage.  
 
Principle of development  
 
(56) The site lies within the Thames Waterfront Priority Area as identified by Policy CS1. 
Policy CS 1 seeks to maximise regeneration benefits, promote sustainable patterns of 
development and protect less appropriate area from development.  The focus for development 
in the Borough is in three priority areas, which includes Thames Waterfront.   CS1 seeks to 
bring life and activity to the riverside through redevelopment of sites no longer required for their 
former uses, creating attractive mixed use development that provides public access to the river.   
 
(57) Policy CS6 which is specific to the Thames Waterfront Priority Area seeks to secure 
vibrant mixed-use development incorporating sustainable communities including new homes 
and jobs. The supporting text to Policy CS6 highlights the recreational value of the riverfront 
noting that housing, employment and leisure uses will add to the vibrancy of the area.  Green 
spaces are of key importance with a desire for green corridor links to communities south of the 
river.   
 
(58) Diagram 7 attached to Policy CS6 identifies the extent of the Thames Waterfront 
Priority Area and highlights 'key sites' such as Dartford Marshes, The Bridge and Littlebrook.  
The application site falls within Key Development Site 4 which seeks to secure continued 
development for a mix of employment uses.  However, this is a broad description of an area 
set out in a diagrammatic form that not only includes Crossways but also includes the residential 
development along St Mary's Road.  The site does not lie within an Employment Area.  
 
(59) Policy CS6 supports residential development in the area of up to 3,750 homes. To date, 
approximately 2,649 homes have been delivered towards this target, leaving further opportunity 
for new residential development within the Thames Waterfront priority area, although there are 
identified housing sites within the Priority Area which will contribute to this target. 
 
(60) Policy CS10 identifies the Thames Waterfront for housing provision and advises that 
housing will be supported in the broad locations, which includes Thames Riverside Priority Area 
(referring to Table 1 and Diagram 2 of the Core Strategy) for development subject to compliance 
with other policies. Policy CS10 also refers to windfall sites which are sites that are not identified 
within the Strategic Housing Land Availability Assessment (SHLAA) 2010 as being deliverable 
or developable.  
 
(61) In this case, the majority of the application site was not included in the 2010 SHLAA, 
although a rectangular parcel of land fronting St Mary's Road which includes some of the 
application site was considered (site 111).  However, it was concluded not to be developable 
due to 'legal issues regarding land ownership'.   
 
(62)  As part of the Dartford Local Plan Review, a new draft SHLAA (2019/20) has been 
undertaken.  This identifies a large part of the application site as deliverable and developable 
(site 170).  The assessment of this site notes the 2015 outline permission for 152 dwellings as 
well as the 2018 reserved matters application that is undetermined.   
 



(63) Within the above policy context, it is clear that there is broad support for the delivery of 
housing in the wider Priority Area.  However, I am mindful that Diagram 7 broadly identifies this 
site, as well as surrounding land, for employment uses.  I am also mindful that the 2010 SHLAA 
did not consider the majority of the site at all and concluded that the southern part of the site 
was not developable. Coupled with this, the site is greenfield land.  However, there is an extant 
planning permission for 152 dwellings on the majority of the site area and this could, with a 
reserved matters approval, be built out.   
 
(64) Given this context, I do consider that it is necessary to consider the development under 
the windfall Policies CS10 and DP6 (as well as the Housing Windfall SPD).  Although, in 
weighing up the benefits of the development against the disbenefits, I give significant weight to 
the aforementioned extant planning permission, the positive 2019/20 draft SHLAA conclusion 
and the broader aims and objectives of Policy CS6 - to secure vibrant mixed -use development 
incorporating sustainable communities including new homes and jobs. 
 
(65) The Housing Windfall SPD supports Policy CS10 and sets out the way windfall 
development should be assessed.  Policy DP6 postdates this SPD and is the most up to date 
policy consideration in this context. Policy DP6 refers to the need to assess windfall 
development under Policy CS10 and adds that all windfall development for five or more 
dwellings will be permitted only where they demonstrate that certain criteria are fully satisfied. 
These include ensuring that development is located on 'brownfield' land to ensure that 
development meets the Council's target of 80% of development being on brownfield land, to 
secure appropriate regeneration and maintain existing green spaces.  The only exception to 
this is where the Council cannot demonstrate a 5 year housing land supply.  At present, Dartford 
are able to demonstrate a 5 year housing land supply.   
 
(66) The supporting text to Policy DP6 notes that 'residential development of unplanned 
greenfield sites must only be exceptional.'  However, it goes on to state that 'this land is not 
wholly precluded in recognition that it could be possible for unanticipated genuinely sustainable 
development proposals to emerge'.  As noted above, the application site is a greenfield site and 
so this would count against the development to some degree. But the site has been identified 
for redevelopment, so that the greenfield status is already accepted in planning policy as being 
developed upon and not serving a function of open space. 
 
(67) Policy DP6 also sets out that windfall housing development must also be within easy 
walking distance of a range of community facilities including schools, shops, leisure and 
recreational facilities on safe and attractive walking routes and well located in respect to 
walking/cycling and public transport to employment opportunities in the Borough.  Proposals 
should also be designed to reduce car use and promote alternative transport options.  Lastly, 
Policy DP6 seeks to ensure that the development is proportionate to the scale of the proposal 
and will not result in unacceptable or unforeseen cumulative impacts on social, community or 
green infrastructure that cannot be mitigated.   
 
(68) This site is clearly sustainably located, being within 400m of Stone Railway Station and 
Fastrack bus stops.  Shops and other amenities are also within walking distance.  Schools are 
not within walking distance but given the high accessibility to public transport, I do not consider 
that this should count against the development.  Although the site is not brownfield land, it has 
been identified as being suitable for development and I consider that this would be a genuinely 
sustainable residential development and so should not be 'wholly precluded' as set out in the 
supporting text to Policy CS6.  The development of this site for housing is considered to be a 
logical infill in a highly accessible location adjacent to an existing residential community.  I also 
note the various other recent permissions for housing development on pockets of land to the 
south of St Mary's Road which have expanded this residential area. 
 
(69) However, I do consider that the windfall Policies as well as CS1 and CS6 require and 
residential development of this land to be of a high quality that provides green links to the 
riverside and connects to and enhances the existing local community.  In the context of the 
windfall assessment, a high quality development is key to addressing some of the disbenefits 
that might otherwise occur. 
 



(70) A detailed assessment of the impacts of the development is set out below and this will 
identify any site specific benefits and disbenefits.  However, I do consider that, having taken 
account of the wider policy context for this site and the extant permission, the development 
would be acceptable in principle.   
 
Density and housing mix (Inc. Affordable Housing): 
 
(71) Policy CS17 discusses the design of homes taking into account layout and density.  
Section 3 of the policy acknowledges that sites will be developed at a variety of densities, 
depending on their location and accessibility to public transport. Section 4 (b) of the policy 
highlights that higher densities of over 50 dwellings per hectare may be appropriate for major 
sites in the priority areas which integrate Fastrack. It is noted that Fastrack runs very close to 
the application site with bus stops providing services in either direction well within the 400m 
target distance. 
 
(72) The proposal with 258 no. 1, 2 and 3 bedroom flats and an approximate area of 1.98ha 
would have a density of 130 d/h in a highly sustainable location and would therefore meet the 
tests of Policy CS17 in my view.   
 
(73) Policy CS18 seeks to achieve a mix of housing sizes that meets needs and provide an 
appropriate long-term balance in the housing stock. To achieve this, the policy seeks to secure 
a mix of 70% as family homes and 30% as flats on scheme for 100 or more homes.  However, 
in a Priority Area such as this, a higher proportion of flats is allowed. The site lies close to a 
number of existing and extant flatted developments to the south. I consider that the 
development of this land for 1, 2 and 3 bedroom flats with commensurate private and communal 
open space is the appropriate development type for this site. In addition, given that the site is 
located within flood zone 3a meaning that living accommodation has to be situated above 
ground level, it would be more suited to blocks of residential flats where flood resilience can 
easily be designed into the overall block. In this case, the car parking being at ground floor level 
addresses this.   
 
(74) Policy CS19 seeks to secure 30% affordable housing on sites of 15 units or more or a 
site size of 0.5ha.  It also seeks to secure a minimum of 50% and maximum of 80% intermediate 
housing with the remainder provided as social rented housing.  Policy DP9 (Local Housing 
Need) states that development will not normally be permitted where it does not deliver an 
appropriate mix of affordable housing types and tenures to reflect local needs and site 
specific/financial circumstances in line with policy CS19.  Although at pre-application stage, the 
developer had indicated that the scheme would be policy compliant in this respect, upon 
submission of the planning application and once the costs of the development were more 
certain, the applicant submitted a Viability Assessment to demonstrate that the scheme was 
not able to be viably delivered with 30% affordable housing.  During the course of this 
application, the Viability Assessment was amended to reflect the impact of the global pandemic 
on the cost of the development relative to sales prices.  Based on the conclusions of the 
submitted Viability Assessment, the applicant has offered to provide 10% Affordable Housing 
on site, 80% of which would be shared ownership and 20% affordable rented.    
 
(75) In response to this, Officer's instructed an independent review of the submitted Viability 
Assessment.  Although there were some areas of disagreement with the costs, land value and 
house prices, the independent viability consultants agreed that the scheme would not be viable 
if it were to deliver shared ownership and rented Affordable Housing above the 10% offered by 
the applicant. However, they have suggested that a Viability Review will be necessary in the 
event that ground rents are changed as this was not factored into the submitted Viability 
Assessment. The applicant has agreed to this.  Members also suggested that a Viability Review 
be secured for this development, should there be no construction beyond slab level within 2 
years from the date of the permission.  Members were concerned that, should the market 
improve in the future, the applicant would benefit from that and, without a Viability Review in 
place, they would not need to provide the Affordable Housing required.   The applicant has 
confirmed that they will include this within the Section 106 Agreement.  Also in response to 
Member’s concerns, the applicant has agreed to offer all Affordable Housing to Dartford 
Borough Council before any other Registered Affordable Housing Provider.  The applicant has 



also offered to use best endeavours to offer all of the private units to local people first. A form 
of wording to secure this as part of the Section 106 agreement is being considered.   
 
(76) The affordable rented units would be provided together in one block (E3). The Housing 
Development and Policy Manager accepts this arrangement and is aware of the 10% provision 
of Affordable Housing.  They have verbally welcomed the shared ownership and affordable 
rented provision in particular, despite only being able to achieve 10% Affordable Housing on 
this site. 
 
(77) Policy DP8 seeks to secure wheelchair adaptable/accessible dwellings within 
residential developments.  For this development, all units are designed to meet the 
requirements of either part M4(1), M4(2) or M4(3) of the Building Regulations Approved 
Document for accessibility. The majority of units are designed to meet the minimum 
requirements of part M4(2) which superseded the Lifetime Homes standards. A further 2.3% of 
units are designed to be fully wheelchair adaptable in accordance with part M4(3).  
 
Highway safety and amenity 
 
(78) The application is accompanied by a Transport Assessment (TA).  This identifies that 
the proposed development would generate around one vehicle trip per minute during weekday 
peak times. It concludes that this level of activity is unlikely to result in any noticeable effect on 
the operation of the local transport network.  It also compares the traffic impacts of the proposed 
development to the extant planning permission for 152 flats on this site. This shows that there 
would be a net increase of 28 vehicles in the am peak and 28 vehicles in the pm peak as 
compared to the extant permission. This equates to less than one additional vehicle movement 
every two minutes during peak times and concludes that it is unlikely to have a noticeable 
impact on the local highway network. In terms of the impact on Junction 1A, the difference 
between the extant permission and the proposed development would be 9 more vehicles 
movements during the AM peak and no change during the PM peak on the roads leading and 
from this strategic junction. This level of additional vehicle movement on local and strategic 
road is considered to be acceptable and is accepted by both Kent Highways and Highways 
England, subject to a robust Travel Plan with incentives to reduce the use of private vehicles.  
 
(79) The site access would be in the same location as the approved temporary access which 
has been designed to the specifications that are required for a development of the scale 
proposed.  It can accommodate the required visibility splay of 2.4m by 120m and is designed 
to ensure that cars enter the site from the east and exit to the west in line with the existing 
highway arrangement. The access also incorporates pedestrian/cycle crossing points.  Kent 
Highways consider that this access design is acceptable and I therefore consider that there 
would be no harm to highway safety.  Kent Highways also accept the crash data contained 
within the TA and conclude that there appears to be no accident pattern on the local highway 
network.    
 
(80) The development would provide one parking space per flat (258) plus 57 visitor spaces 
(315 in total – an increase of 43 since the application was originally reported to Members).  The 
overall number of parking spaces would fall short of our adopted Parking Standards SPD, which 
requires 1.2 spaces per flat, by approximately 73 spaces (19% shortfall).  However, there are 
a number of factors that I consider should be taken into account when considering this issue.  
Firstly, the site is highly accessible in terms of its proximity to public transport (both rail and 
Fastrack) and local pedestrian and cycle routes.  It is also within walking distance of shops and 
other amenities.  The reliance on private motor vehicles is therefore reduced.  I note that there 
would be provision for at least one parking space per flat meaning that each flat would have 
access to a parking space.  I also consider that the 57 visitor would be sufficient for a 
development of this size in this highly sustainable location.  I am mindful that the previously 
approved outline scheme 15/01857/OUT for 152 flat on this site accepted a lower than required 
parking provision with the shortfall being fairly substantial as in this case (20% shortfall).  This 
was justified on the basis of the highly sustainable location of the site.  As there is no vehicular 
access from St Mary's Road, I consider it unlikely that the development would lead to a notable 
increase in on-street parking along St Mary's Road.  This road is already heavily parked, narrow 
(too narrow to park and car and fit another car past it) and unmade in parts.  It is not likely that 



residents of the proposed development would see St Mary's Road as a good alternative location 
to park their cars in my view.  Moreover, I consider that there would not be a significant overspill 
of cars on local roads as a consequence of this development given the sustainable and 
accessible location of this site.  The applicant has confirmed that they will be submitting a 
detailed Parking Management Plan in response to a pre-occupation condition but have provided 
a summary of how the spaces within the site will be managed to ensure maximum efficiency 
and usability.   
 
(81) As noted above, the applicant has sought to address Member’s concerns in respect of 
the number of parking spaces, specifically visitor parking spaces, within the site and the 
amended plans see an overall increase of 43 parking spaces with 57 visitor spaces provided 
as opposed to the previous 14.  This is a significant increase in my view and will notably improve 
parking options for all residents and visitors of/to this development.   The layout and size of the 
parking spaces would meet the requirements of the Parking Standards SPD.  
 
(82) Policy CS6 (Thames Waterfront Priority Area) requires development to demonstrate 
through a Travel Plan that adequate traffic management measures address the capacity issues 
in the area.  Four Car Club parking spaces would be provided on site and the Travel Plan 
proposes one year free membership and £50 driving credit for all residents of the scheme. The 
development would also provide sustainable travel incentives for residents including a one-
month bus pass for each household, which includes Fastrack, and a £50 cycle voucher. Kent 
Highways welcome the Car Club and cycle vouchers as well as the 1 month bus pass is not 
sufficient to encourage a shift towards permanent bus travel.  I also do not underestimate the 
importance of the residents of this site making use of sustainable transport/travel given the 
lower parking provision proposed.  However, I consider that the location of the development so 
close to the railway station and Fastrack bus stops as well as the pedestrian links through the 
site will go a long way towards encouraging residents to shift to forms of transport other than 
the car.   
 
(83) I note that the emerging Stone Neighbourhood Plan seeks to secure improvements to 
Stone Crossing Railway Station through development within the vicinity.  It is not clear what 
these improvements are but moreover, given the fact that the Plan is not yet adopted, I do not 
consider that the applicant can reasonably be asked to contribute towards Station 
improvements, even if the scope of improvements was known.   
 
(84) The development proposes bin storage and collections points within the development 
that are within 25m of where a refuse vehicle can access using internal roads. The applicant 
has confirmed that the internal road network will remain in private ownership and a 
management company will arrange for the movement of bins to collection points for those bin 
storage areas that are more than 25m of where a refuse vehicle can get to.  Kent Highways 
accept this arrangement.  
 
(85) The comments of the KCC Public Rights of Way Officer are noted.  They ask that 
consideration is given to a financial contribution towards improvements to PRoW DR7 which 
runs along the majority of the unadopted length of St Mary's Road.  They ask for 'an amount in 
the region of £64,100' for these improvements such as resurfacing and signage, on the basis 
that this development will generate an increased use of the PRoW given the importance of the 
connection to the Stone Crossing Railway Station. The applicant has noted this request but 
points to the submitted Viability Assessment which demonstrates (verified by independent 
viability consultants) that the scheme is not viable with any additional costs.  I have therefore 
considered whether the scheme, without improvements to the PRoW, would be acceptable. I 
have walked along the length of the PRoW that would be likely to be used the most by residents 
of the development walking towards Stone Crossing Railway Station and whilst I do consider 
that improvements could be made, I do not consider that the footpath is in such poor condition 
that it would compromise the ability of this development to take advantage of the proximity to 
the railway station.  I also note that this is not the only route to the station as access could also 
be gained via Crossways Boulevard.  I therefore consider that the development should not be 
refused on the basis that no contribution is made to improvements to the Prow DR7.   
 



(86) Access to the Thames Water Pumping Station is currently from St Mary's Road and 
this access has been designed into the development.  However, I understand that the applicant 
is in discussions with Thames Water in respect of access being gained through the main road 
within the development, leading from Crossways Boulevard. The development therefore 
continues to cater for the access needs of Thames Water.   
 
(87) Overall, I consider that the development would have no harm to highway safety or 
amenity.  
 
Design, layout and visual amenity: 
 
(88) As noted above, the application has been amended to address Officer's concerns 
regarding the appearance of the blocks of flats and in particular, the elevations fronting 
Crossways Boulevard, St Mary's Road and the main access into the site. Officer felt that the 
scheme as originally submitted lacked interest to most elevations with a lack of articulation, 
large expanses of unrelieved brick work and lack of detailing.  The architect has responded to 
this by adding in some recesses to the elevations onto the main access, introducing brick 
banding to the parapet/top section and at other points of the elevations, changes to the type of 
brick used to give it a more 'elegant' appearance, adding patterned brickwork by projecting 
some of the bricks at key intervals and on the two corners of the entrance blocks and changes 
to the window positions to the main entrance blocks to make features of these key elevations. 
The balconies have also been made wider which not only benefits the future residents of the 
flats but helps to further articulate the elevations in my view.  Overall, I consider that the 
amended plans have addressed my design concerns.  The blocks will now have a more 
cohesive and elegant design that is simple in architecture but with good quality detailing. It is a 
shame that the ground floor of the buildings flanking the main access road into the site are not 
more 'active' in terms of window and door openings.  However, it is accepted that this is a result 
of the flood risk issues which has resulted in all habitable accommodation having to be at first 
floor level and parking at ground floor.   
 
(89) In terms of the character of the area, the proposed flat blocks fronting onto Crossways 
Boulevard would contrast with the large commercial warehouse type buildings to the west and 
northeast in terms of finishing materials.  However, the flat roof form and scale of the proposed 
development would subtly respond to the scale and form of the commercial buildings in my 
view.  I do not consider that the development would not appear out of character with the 
immediate or wider area which has a mixed-use context with buildings of different scales, styles 
and types.   
 
(90) The flat blocks closest to St Mary's Road would be of a similar form and design to the 
buildings across the rest of the site but would have a set back at the 4th floor.  This would 
respond well to the smaller scale of the terraced properties opposite.  I also note that there 
would be a distance of 21 metres between the existing terraced properties and the closest flat 
block.  This separation would help to lessen the visual impact of the difference in scale further 
and also allows for the planting of trees and shrubs between the buildings and the road.   The 
red brick finish to these flat blocks would contrast with the white render to the existing terraced 
properties opposite.  However, brick is a feature of the area and would not therefore appear 
incongruous within this street scene in my view. 
 
(91) The development has been laid out to address the main existing street frontages - 
Crossways Boulevard and St Mary's Road as well as responding to the irregular shape of the 
application site.  The north section of the site consists of a perimeter block surrounding a central 
courtyard which sits above the ground floor undercroft parking. A separate block fronts both 
Crossways and the new internal access road.  The position and layout of these building 
responds well to the site in my view. The remaining blocks respond well to the irregular wedges 
of land that occupy the southern part of the site being orientated to fit these 'linear' spaces.  The 
parking across the site would largely be concealed in the undercroft areas of the buildings.  As 
a result only small external parking courts are provided to the south of block G and east of block 
B. The development would not therefore be dominated by car parking.  The central space within 
the development would be landscaped around the road and central communal amenity area 



with a shared surface comprising of block paving. This would provide a focus for the 
development giving it a sense of place in my view.   
 
(92) The landscaping masterplan shows that there would be a mix of tree, hedge and shrub 
planting throughout the development including trees between the on-street parking along the 
main access.  I have recommended a condition to secure a street lighting plan for the site to 
ensure that there are no clashes with the proposed tree locations.  A hedge is shown to be 
planted around the boundary of the pumping station.  I consider that it is important to ensure 
that this is substantial enough to screen the pumping station and its boundary treatment given 
the prominence of the pumping station within the development.  Similarly, I am keen to ensure 
that the boundary treatment of the 'wedge-shaped' parcels of land to the south and west of the 
play area that sits outside of the application site is considered at this stage.  At present, the 
plans indicate that this is enclosed with a timber fence.  The state of this fence is not clear but 
if it has been in place for a number of years, it could look tatty.  Being in such a prominent 
position within the development, I am keen to ensure that a better boundary treatment in the 
form of a thick hedge and/or post and rail fence is secured.  Similarly, the boundary treatment 
to all of the land outside of the application site will be important to consider in more detail.  In 
order that this issue is not overlooked at the build-out stage, I have recommended a condition 
to require further details of the boundary treatment prior to the occupation of the development.    
 
(93) It may be that some of the adjacent 'leftover' parcels of land to the south of the site and 
adjacent to St Mary's Road will come forward for future development.  Such future development, 
if approved, would need to respond to the development within the application site taking into 
account proximity to adjacent buildings as well as integrating the sites so there an overall 
cohesive design is achieved.  The architect has given some thought to this in how the proposed 
development has been designed and laid out and I can see how future buildings could be 
appropriately slotted into the remaining land.  However, it will also be of key importance to 
ensure that new areas of open space can link with the open space within the proposed 
development.  Any future development of the remaining land must ensure that this 
interconnection between open spaces and buildings is achieved.  
 
(94) The layout of the proposed development provides opportunities for permeability 
through the site via pedestrian links through the open spaces, dedicated footways and shared 
surfaces.  Pedestrian routes through the site link to St Mary's Road and Crossways Boulevard, 
both of which link to bus stops and the railway station as well as the existing housing and 
amenities.  These connections to the surrounding area and existing communities are important 
in ensuring that the development can integrate with area.  It also provides existing residents 
with opportunities to access the open space and play space within the application site and so 
in this respect would be of benefit to the local community.   
 
(95) The applicant has sought to address the comments from Kent Police by providing the 
low gate across the front of the stairs fronting onto Crossways Boulevard and using light 
coloured finishing materials.  They will also be installing access gates to all undercroft parking 
areas and have provided areas of defensible space around the courtyard facing ground floor 
windows/doors.  I have recommended a condition to secure further details of CCTV and lighting 
within the development as well as details of other measures to minimise crime.  As such, I 
consider that the scheme would be designed to minimise crime. 
 
(96) Overall, I consider that the layout of the buildings and parking spaces would create a 
good quality place for future residents.  
 
Quality of internal and external space: 
 
(97) All flats will meet the Nationally Described Space Standards for internal space in 
accordance with Policy DP8.  Most flats would be east-west facing and so would receive sun 
at some point in the day.  No flats would have all windows/openings facing directly north which 
would otherwise limit daylight and sunlight. No more than 8 flats would share the same corridor 
ensuring that residents can feel some ownership of the corridor space. The flats at ground floor 
facing onto the courtyard space would have small external fenced-off spaces to help secure a 
level of privacy. Most flats would have a private balcony or roof space in accordance with Policy 



DP8.  The size of the balconies was increased by 1 sq. m to partly address Officer's concerns 
about the general level of private and communal amenity space within the development.  I 
consider that the balcony sizes are now generous and will enhance the living space for each 
flat served by one.  Some of the balconies within the development will have solid panels to give 
some more privacy to its users as well as protection from noise, further enhancing the quality 
of this space.  Overall, I consider that the development would provide the residents of each flat 
with good quality internal space and note that the majority of flats would have access to a 
balcony of a reasonable size, further enhancing the quality of the accommodation.  
 
(98) Policy CS14 states that contributions to the Green Grid for sites under 2ha (as in this 
case) will be considered on a site by site basis but there is no minimum requirement.  This 
development would provide a 'green link' through at least part of the site to St Mary's Road but 
other areas of green space, including the ecology area are disaggregated. I therefore consider 
that this development provides a limited degree of benefit to the Green Grid.  However, in terms 
of communal amenity space, Officers have strongly negotiated for a better quality, useable 
open space, particularly in consideration of Policy CS6 which seeks to secure green links 
connecting communities to the riverbank.  
 
(99) The courtyard within the centre of blocks A1 and D1 has primarily been designed as a 
sitting space with benches positioned beneath pergolas and adjacent to planting so as to 
provide a level of privacy.   A sunlight tracking diagram has been submitted for the courtyard 
space which demonstrates that the majority of the space would receive at least 2 hours of 
sunlight on 21st March.  I therefore consider that this courtyard space, although likely to be 
used mainly by the residents of the flats facing onto it, does offer a good quality space that will 
be of benefit to the future residents of the development. 
 
(100) The most recent amended plans have seen the loss of the top part of the linear open 
space so that additional visitor parking can be secured.  At the meeting on 12th November 2020, 
some Members considered that the loss of this space to parking might be acceptable as long 
as the surface to those spaces was permeable.   This would result in the central play area being 
the only substantial area of communal amenity space with an additional pocket of linear 
communal space retained to the southwest of the site leading to St Mary’s Road.  It is my view 
that the loss of the top part of this linear space, although regrettable, does not result in a 
significant deterioration of the quality of useable amenity space for future residents.  The central 
space (formally play space) would be redefined to make it more usable to residents of all ages 
and the retention of that central space provides future opportunities for connections to potential 
open space on the adjacent pocket of land to the west.  If development were to come forward 
on that adjacent land, it provides opportunities to increase the open space for future residents 
and the central open space would be enhanced. However, Members should be clear that as 
this land sits outside of the application site, there are no guarantees that this would be brought 
forward for development and/or that it would expand and connect to the open space within this 
development.  However, overall, I consider that the development would provide an adequate 
amount of good quality recreational amenity space for future residents. In general, I consider 
that the careful placement of additional seating across the site will further enhance the open 
space and so I have recommended a condition to secure these details.   
 
Noise impact: 
 
(101) Policy DP5 states that development will only be permitted where it does not result in 
unacceptable material impacts in terms of noise and vibration on neighbouring uses and public 
health.  It also states that development should not materially impede the continuation of lawfully 
exiting uses. 
 
(102) A Noise Assessment has been submitted with this application.  This identifies noise 
sources from the road, railway and the commercial estate to the west.  Monitoring took place 
at various locations around the site to establish the potential impact on the future residents of 
the development. The assessment found that the ambient noise levels at the site are dominated 
by traffic noise from Crossways Boulevard. Some distant train movement noise on the railway 
to the south was noted. Intermittent activity associated with the existing commercial estate to 
the west was also noted.  



 
(103) The commercial unit adjacent to what would be block A1/D1 operates as a 
fruit/vegetable distribution business (12 Newtons Court - Compagnie Fruitiere).  Noise from 
HGV movements, loading and unloading at services bays and noise from refrigeration units on 
trailers was observed. Plant noise was also apparent on the eastern side of the warehouse 
(overlooking Crossways Boulevard). 'Limited activity' was observed from the commercial 
building/site adjacent to the proposed block G (unit 11 Newtons Court - it is not clear who 
occupies this unit but our records show that that last occupier was 'Post Office Counters').   
 
(104) The Noise Assessment concludes that the area immediately adjacent to the north-
eastern boundary with the road would be categorised as having a "high" noise risk without any 
mitigation.  Noise levels then reduce in a south-easterly direction across the site as you move 
away from Crossways Boulevard. Noise levels across the majority of the site would be classified 
as having a low noise risk. Apart from the boundary with Crossways Boulevard, noise levels 
reduced notably in the night-time across the site. 
 
(105) The Noise Assessment notes that the massing of the proposed blocks within the site 
would act to reduce the noise levels across the site.  In order to protect the residents of the flats 
fronting Crossways Boulevard, they have been designed to be double aspect with balconies 
onto the central courtyard space which are protected from noise by the building itself.  There 
are also no balconies on the elevations facing Crossways Boulevard and glazing would have 
enhanced acoustic properties with acoustic trickle ventilation (windows rated at Rw 38dB - this 
could typically be achievable with double glazed units comprising 6mm glass / 16mm airspace 
/ 10mm laminated glass and trickle ventilators rated at Dne,w 41dB).  
 
(106) All flats in blocks A1/D1 and G facing west and overlooking units 11 & 12 Newtons 
Court (commercial units) would have no balconies and the Noise Assessment recommends 
that glazing would also have enhanced acoustic properties with acoustic trickle ventilation.  
Although the units facing west within these blocks would have no balconies, they would have 
access to the courtyard space as well as the communal open space to the south.  The provision 
of balconies here could lead to noise complaints about the adjacent established commercial 
business which could impact on their ability to operate.  Both Policy DP5 and the NPPF (para. 
182) make it clear that new residential development should not result in the ability of established 
commercial businesses to operate.  I consider that this development has adequately addressed 
this risk by designing out potential noisy private spaces. 
 
(107) The Noise Assessment shows that across the north and east parts of the site, traffic 
noise from Crossways Boulevard is likely to exceed 55dB in the external areas, including 
balconies.  The Assessment therefore recommends that balconies that are affected could be 
of a solid construction and where they are 'stacked' the underside of the balconies could be 
acoustically treated to reduce noise 'reflections'.  As such, I have recommended a condition to 
secure further details of the balconies across the site which should be designed to address the 
noise impacts identified.    
 
(108) The Noise Assessment considers the potential conflict between keeping noise out by 
keeping windows closed and, rooms overheating.  All flats facing Crossways Boulevard have 
an aspect onto the courtyard space at the rear and so they have the option of opening windows 
onto that quieter space.  The flats facing west and overlooking the commercial units would 
receive the sun during the latter part of the day but would remain in shade throughout the 
morning and middle part of the day.  The Noise Assessment notes that mechanical ventilation 
can be installed where necessary.  I consider that mechanical ventilation is justified for the 
rooms with windows in the west facing façade of blocks A1/D1 and G in order to ensure that 
they do not overheat during the afternoon/early evening with windows closed.  I have 
recommended a condition to secure this.   
 
(109) Overall, I consider that the development has been designed to minimise the impact of 
existing noise sources on future residents of the development as well as minimise the potential 
for future complaints about established commercial businesses to the west. Appropriate 
mitigation measures can be put into place to reduce the impact of noise and I have 
recommended conditions to secure these.  



 
Impact on residential amenities: 
 
(110) The majority of the proposed development would be sited well away from the residential 
properties on St Mary's Road and any other residential properties.  However, two of the blocks 
- E1 and E3 would be opposite the terraced properties that run along the south side of St Mary's 
Road.  However, there would be a distance of approximately 21 metres between the front 
elevations of the St Mary's Road properties and the south facing elevation of the flats.  I consider 
that this distance would be sufficient to ensure that there would be no harmful loss of privacy 
to the residents of the St Mary's Road properties.  I also consider that this distance, as well as 
the set back of the 4th floor to the flats, is sufficient to ensure that there would be no 
overshadowing or overbearing impact on these existing residents.   
 
(111) The spacing between the blocks of flats within the development would ensure that 
instances of overlooking between flats is minimised and I have not identified any harmful 
overlooking between the units facing into the courtyard created by blocks A and D.  
 
(112) In terms of general levels of noise and activity generated within the development, I do 
not consider that this would be to the degree that it would cause harm to existing local residents.  
There may well be an increase in the number of pedestrians using St Mary's Road as a 
consequence of this development but I do not consider that this would create a level of noise 
or activity that would be harmful to residential amenities. 
 
(113) Overall, I have not identified any harm to the residential amenities of the existing 
residents of St Mary's Road or the future residents of the development.  
 
Impact on minerals resources 
 
(114) As set out above, the application site lies within a minerals safeguarding area as there 
is potential for River Terrace Deposits (sharp sand and gravel) and Sub-Alluvial River Terrace 
Deposits across the majority of the site.  Policy DM7 of the Kent Minerals and Waste Local Plan 
2016 seeks to safeguard these minerals to ensure that these resources are not depleted as this 
could negatively impact on the delivery of development in the future.   Policy DM7 does however 
list a number of criteria whereby development is allowed within safeguarded areas and where 
prior extraction is not required.  One of these criteria is where development is on a site allocated 
in the adopted development plan. As this site falls under the Thames Waterfront Priority Area, 
it has been allocated for development. However, Policy DM7 has recently been reviewed and 
clarifies that the site allocations must have considered minerals safeguarding in their formation.  
As Dartford's adopted Local Plan pre-dates this requirement, it did not consider minerals 
safeguarding and the site is not therefore exempt under this part of the Policy.  However, 
another exemption is 'infill development of a minor nature in existing built up areas'. The 
definition of a 'minor infill' is not set out in the Kent Minerals and Waste Local Plan.  As such, it 
is the decision maker who should determine whether the development would fall into this 
exemption. In this case, the application site clearly falls within an urban area, surrounded by 
built development.  It would therefore clearly be an infill development.  Whether it is 'of a minor 
nature' requires further consideration.  I consider that this judgement should be based on the 
nature and scale of the development within the context of the area.  In the case of the application 
site, it is a relatively small pocket of land surrounded by large scale commercial buildings and 
uses as well as fairly dense residential areas. Within that context and despite the fact that this 
development is classed as a 'major development' in respect it its application type, I consider 
that it would be classed as a minor infill and would be exempt under criteria 6) of Policy DM7 
of the Kent Minerals and Waste Local Plan.  As such, I consider that the development of the 
application site for non-mineral purposes is not obstructed by the minerals safeguarding policies 
and that prior-extraction is not required.  I am satisfied that the proposed development would 
be exempt from minerals safeguarding.  
 
Air Quality 
 
(115) The application is accompanied by an Air Quality Assessment (AQA) which considers 
the impact of the proposed development on air quality.  The site does not lies within an Air 



Quality Management Area (AQMA) but key roads leading to Crossways Boulevard (London 
Road & M25) are covered by an AQMA and so cars travelling to and from the site would be 
likely to pass through an AQMA.  On this basis, and given the scale of the development, the 
requirement for the submission of an AQMA is considered to be justified.   
 
(116) The AQA considered the results of air quality monitoring stations close to the site, 3 of 
which exceeded the Government threshold for air pollution (40 micrograms per cubic metre) 
but not by a significant amount.  The AQA therefore concludes that, with regards to the impact 
of the development of Nitrogen Dioxide, the impact is not likely to result in the refusal of the 
application on air quality grounds and that mitigation is not required in respect of pollution from 
cars. Given the distance of this development from the AQMAs, I consider that this is a 
reasonable conclusion and this is also accepted by Environmental Health.  However, in order 
to address the wider cumulative air quality impacts of development on the Borough, Electric 
Vehicle (EV) Charging Points are encouraged on all residential and commercial development.  
The applicant has committed to provide 20% of parking spaces (54 spaces in total) with EV 
charging points. I have recommended a condition to secure this within the development.  
 
(117) The AQA also considers the impact of dust particles during construction and concludes 
that adequate mitigation measures can be put in place to ensure that this impact is minimised.   
Full details of this mitigation are set out in the AQA.  I have recommended a condition to ensure 
that the development take place in line with these measures.  
 
(118) The AQA concludes that the proposed development does not raise any significant or 
other residual adverse impacts on the health and/or quality of life for any existing or proposed 
receptors, as a result of any anticipated changes to air quality.  I accept these findings, as does 
the Environmental Health Officer.  
 
Ecology/biodiversity: 
 
(119) A Biodiversity Method Statement has been submitted with this application and follows 
on from the findings of a previous survey carried out in 2015. Reptile species recorded on site 
included common lizard, slow-worm and grass snake. No evidence of badgers or their setts 
was recorded on site or in the surrounding area. No evidence of bats was recorded during a 
careful external and internal inspection of the bungalow. All internal and external features were 
accessed allowing a thorough visual inspection to be completed and the roof space fully 
accessed. There are therefore considered to be no constraints to the survey findings and no 
justification to complete further surveys. 
 
(120) As reptiles are present on the site, the Statement recommends mitigation measures. A 
capture, rescue and translocation exercise will be required prior to the construction phase.  The 
applicant has been asked to identify two areas where the reptiles can be relocated to.  These 
are located to the north of the application site close to the southern bank of the River Thames 
either side of the Dartford International Ferry Terminal site.  They are owned by Crossways 
(Dartford) Ltd and a letter has been provided to confirm that the land owner gives permission 
for the sites to be used as reptile receptors.  They comprise of mainly rough grassland and 
scrub.  Both have good connectively to surrounding habitats.  KCC Ecology are satisfied that 
these are suitable areas to receive the reptiles.  The off-site receptor areas will be secured 
through the Section 106 agreement and will be expected to be provided prior to the 
commencement of development on the site. Those areas will also be expected to be maintained 
as habitat for reptiles and reptile populations monitored for a period of at least 5 years.   
 
(121) A Tree Survey has been submitted with the application.  This identified no trees of high 
landscape value that would impact on the design or layout of the development. However, it is 
noted that the proposed access road into the site from Crossways Boulevard at the north-east 
boundary would significantly impact the adjacent off-site tree belt.  However, the Tree Survey 
notes that these trees are young specimens whose loss can be recovered with replacement 
planting.  The submitted landscape masterplan shows tree planting to help restore the tree belt 
and introduce new trees onto the site whilst as many of the existing trees are retained as 
possible. 
 



(122) Policy DP25 sets out that large developments within 10km of European Protected sites 
will be required to undertake a Habitats Regulations Assessment.  The application site is more 
than 10km away from the closest RAMSAR; Special Protection Area and Special Area of 
Conservation.  I am therefore satisfied that there is no need for a HRA for this development.   
 
Flood risk, water and drainage: 
 
(123) Thames Water have noted the need for their infrastructure to be upgraded in order to 
cater for the development in terms of potable water.  I have recommended a condition to ensure 
that there is no occupation of the residential units until a strategy for the provision of potable 
water to the residential sites has been submitted and agreed.  We have used this condition 
before without objection from Thames Water.  
 
(124) As noted above, the site is crossed from east to west by a rising main and sewer pipe 
leading to the Thames Water Pumping Station that is situated towards the east of the 
application site. Thames Water will not allow impact piling within 15m of the water main. The 
applicant has clarified that they will not be using impact piling (they will be using CFA piling 
which does not create vibration) and that all buildings are to be over 5m away from the main. 
There is a 3m easement for the foul rising main, which is provided. Thames Water will require 
an asset protection study regarding the water main which the applicant will prepared once the 
method statement from the contractors is obtained.  Thames Water will be consulted on the 
details of the adopted piling method which will be secured by condition.  
 
(125) Policy CS 6 requires planning applications for development in Flood Zones 2 and 3 to 
be accompanied by a site specific Flood Risk Assessment to demonstrate that development is 
safe.  A Flood Risk Assessment has been submitted with this application which demonstrates 
that the development have been designed to accommodate the 1 in 100 year plus 40% climate 
change event, such that there will be no flooding on-site within that event. 
 
(126) As the development is for a residential scheme within Flood Risk Zone 3, an Exception 
Test is required to demonstrate that development of this site is acceptable against flood risk 
policies. For the Exception Test to be passed, the following must be satisfied:  
 
 - It must be demonstrated that the development provides wider sustainability 
  benefits to the community that outweigh flood risk, and;  
 - A site-specific flood risk assessment must demonstrate that the development 
  will be safe for its lifetime taking account of the vulnerability of its users,  
  without increasing flood risk elsewhere and, where possible, will reduce flood 
  risk overall.  
 
(127) The majority of the site forms part of the draft Strategic Housing Land Availability 
Assessment 2019/20 and is concluded to be deliverable and developable. It also has an extant 
planning permission for residential development. It is therefore considered that the site meets 
the requirement of the first stage of the Exception Test. The submitted Flood Risk Assessment 
fulfils the second requirement of the Exceptional Test by demonstrating that the development 
will be safe for its lifetime. The Assessment demonstrates that the proposed development is at 
a low risk of flooding. Sleeping accommodation levels are set above maximum water levels and 
surface water discharge will be restricted to a greenfield runoff rate of 4.7 litres/second. The 
drainage strategy is such that no on-site flooding will occur during the worst case 1 in 100 year 
storm event with a 40% climate change allowance, and there is no secondary off-site flooding. 
 
(128) Infiltration techniques are to be employed to improve surface water quality entering the 
surface water system by introducing areas of permeable paving (including the external parking 
area) wrapped in impermeable membrane. Two longitudinal swales will be provided close to St 
Mary's Road and an additional swale would be provided in the linear park.  Attenuation and a 
series of storage tanks form the basis of the surface water strategy, and final discharge is 
through an existing culvert beneath road embankment, into the existing ponds outside of the 
site in Crossways Business Park. KCC Flood and Water Management have accepted this 
strategy. 
 



(129) In summary, I consider that the development has addressed flood risk in the design 
and can accommodate the requirements of Thames Water in respect of their assets.   
 
Other issues 
 
(130) A Desk-Based Archaeological Assessment has been submitted with this application 
and concludes that there is a moderate potential for pre-historic remains to be discovered at 
the site owing to the site location on the river terrace gravels. The KCC Archaeological Officer 
has recommended that a condition should be attached to this planning permission requiring 
archaeological field evaluation works in accordance with a specification and written timetable.  
This condition is included in the list of conditions set out below.  
 
(131) The application is accompanied by a Geo-Environmental Assessment that considers 
the potential for contaminated land at the site and remediation measures where necessary. The 
site does not lies within a groundwater Source Projection Zone and so the risk to groundwaters 
is reduced.  Only a small fragment of asbestos was found on the site along with localised 
contamination of the made ground and shallow soil by lead, zinc and polyaromatic 
hydrocarbons. No contamination of groundwater has been identified and levels of ground gas 
are such that gas protection measures are not required.  The report recommends that all 
asbestos is removed and clean cover is provided for all area of public open space. Both the EA 
and Environmental Health have considered the submitted Geo-Environmental Assessment and 
accept the findings and recommendations.  I have recommended appropriate conditions to 
ensure that any contamination found on the site is remediated.  The report does note that piling 
methods will been needed in the construction of the buildings.  I note that the EA have asked 
for a condition to secure details of piling in the form of a risk assessment, if it is required on site.  
The applicant has confirmed that they will be using CFA piling which does not create vibration 
and is immediately sealed by concrete once drilled thus sealing any potential pathways for 
contamination of groundwaters.  Further details of the foundation design will be secured by 
condition and the EA will be able to review these.  I do not anticipate any matters that cannot 
be resolved in respect of piling and groundwaters.  
 
(132) The development is shown to have two options for emergency access, one off St Mary's 
Road and one off Newton's Court to the west.  The latter emergency access has recently been 
added to the proposal following concerns raised by the owner of part of St Mary's Road 
regarding rights of access.  The Newton's Court emergency access is intended to be used by 
car in the event that access onto Crossways Boulevard is blocked.  The access from St Mary’s 
Road would provide emergency access to emergency vehicles only.  It is worth noting that this 
would not impact on the existing rights of access that Thames Water have via St Mary's Road.  
Newton's Court, the alternative emergency access, is also an unadopted road but is in the 
ownership of one of the applicants and so the right of access issue would not be repeated for 
that access.  There are two parking spaces currently blocking the emergency access on the 
Newton's Court side.  These will need to be relocated but there would appear to be space for 
this within the commercial estate.  I have recommended a Grampian condition to require the 
applicant to provide proof that they can achieve an emergency access, into and out of the site 
without impediment.  I consider that this adequately addresses this matter.  
 
Infrastructure and service provider funding 
 
(133) As noted above, KCC Economic Development have asked for financial contributions 
towards: community learning and skills; youth services; libraries; social care and a new waste 
transfer station as they sit outside of Community Infrastructure Levy (CIL) funding.  The total 
financial contribution sought by KCC is £134,621.82, with approximately half going to a 
proposed new waste transfer station for the county.  The Developer acknowledges the request 
but points to the submitted Viability Assessment which makes clear that after paying the CIL 
costs and with the 10% Affordable Housing, the scheme cannot viably support any additional 
costs.   
 
(134) I note that CIL payments are collected across all qualifying development within the 
Borough to support infrastructure needs arising from development.  As Members be aware the 
Council has an Infrastructure Delivery Plan which is update annually which identifies the 



infrastructure required to meet the needs of new development. This includes education, health 
facilities and this year has been updated to include the Waste transfer facility identified by KCC 
here as a future project, as details of this project have not been developed yet. The 
Infrastructure Delivery Plan also identities the projects which may potentially require CIL 
funding. As Members will be aware the use of CIL funding has to be agreed by cabinet. The 
updated delivery programme for infrastructure projects which could be supported by CIL is 
being reported to Cabinet on 10th December 2020.  
 
(135) I am satisfied therefore the identified infrastructure needs arising from the development 
can be funded by CIL but the additional service contributions identified by KCC to provide the 
library, youth, learning and social care services cannot be funded through the s106 as these 
will impact further on the viability of the scheme and are likely to result in the reduction of 
affordable housing on site.  I have not identified a demand on these services so significant that 
the application should be refused.  
 
PLANNING OBLIGATION  
 
(136) Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 provides 
that a planning obligation can only constitute a reason for granting consent if the obligation is:
  
(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. 
 
All applications must clearly demonstrate that any planning obligation that is used to justify the 
grant of permission must meet the three tests. 
 
(137) The development would require a Section 106 agreement to secure financial 
contributions, affordable housing as well as site specific matters in order to mitigate the impacts 
of the development.  A summary of the planning obligations to be included within the Section 
106 agreement is as follows: 
 

- 10% affordable housing - 80% of which would be shared ownership and 20% 
of which would be affordable rented and to include a viability review should 
ground rents be charged at the site and/or if development has not progressed 
beyond slab level within 2 years of the date of the planning permission; 

 - Best endeavours to secure a scheme which offers private sales to local  
  people first; 

- First offer to DBC to deliver the Affordable Housing within the site as the 
preferred provider; 

 - Travel Plan monitoring fee - £948; 
 - Securing two off-site receptor areas (as identified in the AAe Ecological  
  Addendum ref: 193030) for reptiles to be transrelocated; 
 - Travel Plan - £50 cycle voucher; 1 month free bus pass for all residents of the 
  development;  

- Car club with details of 12 month membership for residents and 4 space to be 
provided on site; 

 - Ensuring that a management company is in place for the public realm,  
  including open space and landscaping; roads, paths, play area and street 
  furniture. 
 
(138) The applicant has agreed to all of the above obligations.  I am satisfied that they will all 
meet the three tests set out above.  
 
FINANCIAL BENEFITS  
 
(139) 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. 
 
(140) In this particular case the following are the 'financial benefits' which I am aware of: 
Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of 26,687 square metres for private 
units resulting in a CIL liability of £3,729,480.33 and a chargeable area of 2,937 square metres 
for Affordable Housing units resulting in a CIL liability of £41,0442.38. This equals a total CIL 
payment of £4,139,323.01 (although the Affordable Housing figure is not payable if Social 
Housing Relief is granted) which is subject to any changes in indexation and will be paid on 
implementation or in instalments. 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. In addition 15 % of the 
CIL payment will be passed to Stone Parish Council in accordance with CIL Regulations. 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. 
 
(141) 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 
 
(142) 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 
 
(143) 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 
 
(144) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is Schedule 2 development. A screening opinion has been 
adopted which concludes that the proposal is not ' EIA development'.  
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(145) Having considered the comments from local residents, comments from consultees and 
the relevant planning policies, I am of the view that the proposed development should be 
approved.  Strategic Policies CS6 - Thames Riverside Priority Area and CS1 - Spatial Pattern 
of Development, clearly encourage development in the area.  However, the policies are not 
specific about the type of development and although Policy CS6 identifies the provision of 
housing within the Thames Riverside Priority Area, the majority of the application site was not 
included within the 2010 SHLAA that informed that Policy.  In addition, the Diagram that is 
attached to Policy CS6 indicates, albeit loosely, that the site should be developed for 
employment uses.  As such, I have considered the development against windfall policies but 
have also been mindful that the site has an extant planning permission for 152 dwellings. 
 
(146) The site is considered to be highly accessible and sustainable in this respect.  It is a 
logical infill development within a mixed-use area that has new and established residential 
communities. In weighing up the benefits and disbenefits of the development as part of the 
windfall assessment, I have not identified any site specific harms that would outweigh the 



benefits of the development which include the delivery of housing in the Borough and includes 
much needed Affordable Housing, albeit at a lower percentage than Policy requires.  However, 
the applicant has demonstrated that the scheme is not viable with a higher percentage of 
Affordable Housing as well as other costs such as contributions such as social care and 
libraries. Whilst ideally the development would be delivered with the full 30% Affordable 
Housing, I give weight to the fact that some would be of an affordable rented tenure and this is 
much needed in the Borough.  I also consider that it would be difficult to demonstrate that this 
development alone would put undue pressure (to the extent that planning permission should 
be refused) on the community services and facilities that KCC have asked for financial 
contributions for.  It could also be argued that as there is an extant permission on this site for 
152 dwellings, it is only the additional 106 dwellings proposed under this application that might 
put additional pressure on these services and facilities.  I therefore conclude that the benefits 
of this development would outweigh the disbenefits (none have been identified, except 
additional cumulative pressures on infrastructure, including community services and facilities) 
and that the development would therefore meet the requirements of windfall Policies CS10 and 
DP6. I therefore consider that the development would be acceptable in principle.  
 
(147) I have carefully considered the detail of the application in the discussion above and 
have not identified any harm that cannot be designed out or mitigated against.  Conditions and 
a Section 106 agreement have been recommended to ensure that the development addresses 
these design and mitigation requirements and secures the necessary Affordable Housing.   
   
(148) In summary, I consider that, subject to the conditions set out below and the Section 
106 agreement, the development would be acceptable and Full planning permission should be 
granted. 
 
RECOMMENDATION: 
 
Planning permission is granted for the reasons set out in the report and subject to the 
conditions as set out below (with the insertion of drawings number to conditions 2, 16 and 17 
and delegation to make minor amendments to conditions that maybe required prior to the 
issue of the planning decision) and a Section 106 agreement as set out above. 
 
Conditions: 
 
01 The development hereby permitted shall be begun before the expiration of three years 

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

documents:  
 
 TBC 
 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 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. 

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

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

 
04 No development shall take place 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 
provide for:  

 



  a) The hours of construction; 
  b) The parking of vehicles of site operatives and visitors;  
  c) parking of construction vehicles; 
  d) Routing of and access for construction and delivery vehicles to / from site and 

  access into the site; 
  e) Timing of deliveries; 
  f) Loading and unloading of plant and materials;  
  g) Storage of plant and materials used in constructing the development;  
  h) Temporary traffic management / signage; 
  i) The erection and maintenance of security hoarding;  
  j) Wheel washing facilities;  
  k) Measures to control the emission of dust and dirt during construction which 

  shall also meet the mitigation measures set out at paragraphs B17-B22 in the 
  Air Quality Assessment (dated November 2019). 

 
04 No details have been submitted with the application and such details are required prior 

to commencement in the interests of air quality, the amenities of the area and highway 
safety and convenience in accordance with Policies DP3 and DP5 of the adopted Local 
Plan. 

 
05 No development shall take place until the applicant, or their agents or successors in title, 

has secured the implementation of: 
 
  i) archaeological field evaluation works in accordance with a specification and 

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

  ii) following on from the evaluation, 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 which has been submitted to and approved by the Local  
  Planning Authority 

 
05 To ensure that features of archaeological interest are properly examined and recorded 

and that due regard is had to the preservation in situ of important archaeological remains 
in accordance with Policy DP12 of the adopted Dartford Local Plan. 

 
06 No development shall take place until a piling risk assessment which details the piling 

method and demonstrates that there is no resultant unacceptable risk to groundwater or 
Thames Water assets, has been submitted for approval in writing by the Local Planning 
Authority. The development shall be carried out in accordance with the approved details. 

 
06 To ensure that the development does not have unacceptable impact on levels of water 

pollution caused by mobilised contaminants and does not adversely impact on Thames 
Water underground assets in accordance with Policy DP5 of the adopted Local Plan. 

 
07 Development shall not begin in any phase until a detailed sustainable surface water 

drainage scheme for the site has been submitted to (and approved in writing by) the 
Local Planning Authority. The detailed drainage scheme shall demonstrate that the 
surface water generated by this development (for all rainfall durations and intensities up 
to and including the climate change adjusted critical 100 year storm) can be 
accommodated and disposed of without increase to flood risk on or off-site. 

 
 The drainage scheme shall also demonstrate (with reference to published guidance): 
 
  - that silt and pollutants resulting from the site use can be adequately managed 

  to ensure there is no pollution risk to receiving waters. 
  - appropriate operational, maintenance and access requirements for each  

  drainage feature or SuDS component are adequately considered, including 
  any proposed arrangements for future adoption by any public body or  
  statutory undertaker. 



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

surface water and to ensure that the development does not exacerbate the risk of on/off 
site flooding. These details and accompanying calculations are required prior to the 
commencement of the development as they form an intrinsic part of the proposal, the 
approval of which cannot be disaggregated from the carrying out of the rest of the 
development in accordance with Policy CS24 and CS25 of the adopted Local Plan. 

 
08 Prior to the commencement of development hereby approved, details of how the 

developer intends to divert and/or protect the Thames Water asset / align the 
development, so as to prevent the potential for damage to subsurface potable water 
infrastructure, must be submitted to and approved in writing by the Local Planning 
Authority.  Any construction must be undertaken in accordance with the terms of the 
approved information. Unrestricted access must be available at all times for the 
maintenance and repair of the asset during and after the construction works. 

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

infrastructure. The works has the potential to impact on local underground water utility 
infrastructure in accordance with Policy DP5 and CS25 of the adopted Local Plan. 

 
09 Before commencement of the development beyond slab level, hereby approved, details 

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

 
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 The development shall be carried out in accordance with recommendations set out in the 

Geo-Environmental Assessment - IDOM (July 2019). If, during development, 
contamination not previously identified is found to be present at the site then no further 
development (unless otherwise agreed in writing with the Local Planning Authority) shall 
be carried out until a remediation strategy detailing how this contamination will be dealt 
with has been submitted to and approved in writing by the Local Planning Authority. The 
remediation strategy shall be implemented as approved. 

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

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

  
11 Prior to any part of the permitted development being occupied a verification report 

demonstrating the completion of works set out in the approved contaminated land 
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. 

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

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

 
12 No building on any phase (or within an agreed implementation schedule) of the 

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

 
12 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. 

 
13 No more than 50 dwellings shall be occupied within the development hereby approved 

until a second (emergency use only) access into the site has been provided from a 
suitable point to ensure that there is access to and from all dwellings in an emergency 
and this access is available for use in accordance with details to be submitted to the 
Local Planning Authority for approval in writing, which shall include proof of legal rights 
of access from that emergency access to an adopted highway.  The access shall 
thereafter be maintained in perpetuity free of impediment and be available for use. 

 
13 In the interests of the safety of the future occupants of the site. 
 
14 Prior to the occupation of the development hereby approved, details shall be submitted 

which shall include a package of ecological enhancement measures to be incorporated 
into the development. The enhancements must include (but not limited to) integrated bat 
and bird boxes and insect homes/hotels. 

 
14 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 

with Policy DP25 of the Dartford Local Plan. 
 
15 Prior to the occupation of the development hereby approved, details which shall include 

a landscaping scheme including both hard and soft landscaping, a plan showing the 
relative locations of street lighting and trees and a programme for its management, shall 
be submitted to and approved by the Local Planning Authority and shall be implemented 
prior to the first use of the dwellings hereby approved (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 for a period of five years.  Any trees, shrubs or grassed 
areas which die, are removed or become seriously damaged or diseased within this 
period shall be replaced within the next planting season with plants of similar species 
and size to that approved. 

 
15 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 

DP25 of the adopted Dartford Local Plan. 
 
16 No more than 100 dwellings hereby approved shall be occupied until the play area as 

shown on drawing no. TBC has been provided and is open for use by residents of the 
development and members of the public, unless an alternative timetable for its provision 
is agreed in writing by the Local Planning Authority.  The play area and its play features 
therein shall be maintained and retained in perpetuity.  

 
16 To ensure that the play area is provided in accordance with the approved development 

for the benefit of its residents and the wider community in accordance with Policy DP2 
and DP8 of the adopted Local Plan.  

 
17 Prior to the occupation of the development hereby approved, the electric vehicle (EV) 

charging points as shown on drawing number TBC shall be provided and retained and 



maintained in full working order.  Ducting for future EV charging point provision shall be 
provided to each parking space within the development. 

 
17 To secure a form of mitigation to address air quality impacts from the development in 

accordance with Policy DP5 of the adopted Local Plan. 
 
18 No occupation of the residential development hereby approved shall take place until a 

strategy for the provision of potable water to the site and a timetable for implementation 
has been submitted to the Local Planning Authority for approval in writing.  The approved 
details shall be implemented in full. 

 
18 To ensure that the site addresses the current inadequacy of the supply of water to the 

site in accordance with Policy CS25 of the Dartford Local Plan. 
 
19 Before occupation the development shall comply with the National Space 

Standard/Building Regulations Optional Requirement. Evidence of compliance shall be 
notified to the building control body appointed for the development in the appropriate Full 
Plans application or Building Notice to enable the building control body to check 
compliance. 

19 To achieve a satisfactory standard of living conditions for future occupiers, and in 
accordance with Policy CS17 of the Dartford Core Strategy. 

 
20 No part of the development hereby approved shall be occupied until evidence has been 

submitted to the Local Planning Authority confirming that measures to achieve internal 
water usage rates of not more than 110 litres per person per day have been implemented 
and signed off under Building Regulations 2015 (or any subsequent amendments). 

 
20 In accordance with the requirements of Policy DP11 of the adopted Dartford Local Plan. 
 
21 No part of the development hereby approved shall be occupied until evidence has been 

submitted to the Local Planning Authority confirming that the Building Regulations: 
   
 Part M4 (2) for the majority of the site and M4(3) Wheelchair Adaptable Dwellings have 

been implemented for at least 2% of the dwellings within the site and signed off under 
Building Regulations 2015 (or any subsequent amendments). 

 
21 In accordance with the requirements of Policy DP8 of the adopted Dartford Local Plan. 
 
22 Prior to the occupation of the development hereby approved, a Car Parking Management 

Plan, including details of how spaces will be allocated, how access to all visitor spaces 
will be provided and how they will be managed to avoid non-designated on-street parking 
within and site and outside of the site as well as how spaces close to Electric Vehicle 
Charging Points will be allocated, shall be submitted to the Local Planning Authority for 
approval in writing.  The approved details shall be implemented and maintained in 
perpetuity. 

 
22 In the interests of the efficient management of parking across the site in accordance with 

Policies DP3 and DP4 of the adopted Local Plan. 
 
23 Prior to the occupation of the flats hereby approved, details of crime prevention 

measures, such as CCTV and lighting, with reference to the letter from Kent Police dated 
17th February 2020, shall be submitted to the Local Planning Authority for approval in 
writing.  The approved measures shall be implemented and maintained in perpetuity. 

 
23 In the interests of minimising and designing out crime in accordance with Policy DP2 of 

the adopted Local Plan. 
 
24 Prior to the occupation of the flats hereby approved, details of additional outdoor 

benches/seating across the development shall be submitted to the Local Planning 



Authority for approval in writing.  The approved details shall thereafter be implemented 
and the benches/seating be maintained in perpetuity. 

 
24 In the interests of maximising the quality of the communal amenity space for all residents 

of the development in accordance with Policy CP8 of the adopted Local Plan. 
 
25 Prior to the occupation of the development hereby approved, details of the boundary 

treatment to be erected around the pumping station and the land outside of and bordering 
the application site shall be submitted to the Local Planning Authority for approval in 
writing.  The approved boundary treatment shall be provided/erected prior to the 
occupation of the development hereby approved and, unless otherwise agreed in writing 
by the Local Planning Authority, and shall thereafter be retained as such in perpetuity. 

 
25 In the interests of visual amenities in accordance with Policy DP2 of the adopted Local 

Plan. 
 
26 All rooms with windows facing northwest within blocks A1/D1 and G shall be fitted with 

mechanical ventilation, the specification of which shall be submitted to the Local Planning 
Authority for approval in writing prior to the occupation of those units. 

 
26 In the interests of the occupants of those flats and the unfettered operation of the existing 

commercial businesses close by in accordance with Policy DP5. 
 
27 Prior to the commencement of development beyond slab level, full details of the 

balconies across the site, to include details of strategically placed solid panels to provide 
privacy and sound attenuation in the areas identified as being subject to 55dB in Figure 
8.11 (Noise levels in external amenity areas) of the submitted Noise Assessment 
(January 2020), as well as the provision of acoustic treatment to the underside of stacked 
balconies in those same areas and the provision of solid panels to the balconies located 
towards the western boundary of the site shall be submitted to  the Local Planning 
Authority for approval in writing and shall thereafter be implemented and maintained in 
perpetuity. 

 
27 In the interests of the occupants of those flats and the unfettered operation of the existing 

commercial businesses close by in accordance with Policy DP5. 
 
28 Prior to occupation of the development hereby approved, visibility splays of 2.4m by 

120m shall be provided and thereafter there shall be no obstruction exceeding 600mm 
within the splays. 

 
28 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. 

 
29 No infiltration of surface water drainage into the ground is permitted unless as detailed 

in the submitted Flood Risk Assessment and Drainage Strategy. 
 
29 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. 

 
30 The car parking spaces, turning areas and means of access shown on the approved 

plans shall be provided prior to occupation of the building(s) hereby approved and kept 
available for such use at all times and no development, whether permitted by the Town 
and Country Planning (General Permitted Development) Order 2015 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto. 

 



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

 
31 All habitable accommodation shall be at a minimum of 5.21 metres above Ordnance 

Datum Newlyn and there shall be an unobstructed internal means of escape from 
basement parking areas to a higher level where rescue can be made. 

 
31 To significantly reduce the risk of flooding to the occupants and their property. 
 
32 The development permitted by this planning permission shall only be carried out in 

accordance with the approved Flood Risk Assessment and Drainage Strategy produced 
by RLT dated 28th November 2019 and the Flood Response Plan at paragraphs 19.1-
19.4 

 
32 To reduce the flood risk to future occupants. 
 
33 The development shall be carried out in accordance with the glazing specification as set 

out in the Technical Note: Revised General Arrangement of Block G (figure 3) and the 
glazing and trickle vent specification set out in Figure 8.7 of the submitted Noise 
Assessment (January 2020) (except where a higher specification is shown in the 
aforementioned Technical Note and where mechanical ventilation is directed to be 
provided under a separate condition). 

 
33 In the interests of the occupants of those flats and the unfettered operation of the existing 

commercial businesses close by in accordance with Policy DP5.   
 
INFORMATIVES 
 
01 The applicant is advised to consider the comments from the EA in their letter dated 7th 

February 2020. 
 
02 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. 

 
03 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. 

 



 
 

Application No:: 20/00043/FUL 
 

Address :  Land South Of Crossways Boulevard And North Of St Marys Road 
Stone Kent  
 

Date: 28 October 2020 Scale: Not to Scale 
 

 


