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SITE DESCRIPTION 
 
(1) The application site comprises of 26 - 28 Westgate Road, located in Dartford Town 
Centre opposite Prospect Place retail park. The site currently contains a two storey building 
with a shop unit at ground floor and ancillary commercial accommodation at first floor and 
dormer windows in the roof serving a store at second floor.  
 
(2) The site has an irregular shape. It is served by a vehicular access off of Westgate Road 
and rear yard where there are single storey buildings along the eastern boundary. The rear 
yard is used in connection with the commercial use for storage and parking.  
 
(3) Kwik Fit lies directly to the east of the site on the corner of Westgate Road and Kent 
Road. To the south-east, on Kent Road, is a flatted residential building Vision Court. To the 
south is Orchard House and 'Reynolds' dance studio  
 
(4) Immediately to the west of the site are a pair of residential dwellings which face onto 
Westgate Road. The flank boundary of No. 24 Westgate immediately adjoins the application 
site.  
 
(5) The rear of a row of residential properties on Junction Road face the western boundary 
of the site and some of the properties' gardens immediately adjoin it.   
 
(6) Much further to the south are properties on Essex Road.   
 
(7) On the opposite side of Westgate Road lies Pizza Hut which is part of the Prospect 
Place shopping area. The Manor Gatehouse Listed Building sits substantially away from the 
site to the north-west.     
 
THE PROPOSAL 
 
(8) The application is to re-develop the entire site by demolishing the existing buildings and 
erecting a three storey building for mixed use development comprising retail/commercial floor 
space on the street frontage and 8 No. 2 bed apartments. Most of the footprint of the proposed 
development will be occupied by the residential development.  
 



(9) The retail/commercial space will front Westgate Road. The vehicular access into the 
site will be altered but will still be adjacent to No. 24 Westgate Road. The vehicular access will 
lead to a courtyard parking area, refuse and cycle store and residential entrances. To the south 
of the site will be a communal garden for the future residents of the development. There will be 
a small area of planting along the western boundary.     
 
(10) The proposed building will sit to the north, east and south of the site. The residential 
units in the northern and southern parts would be provided with aspect in the same directions. 
The building located along the eastern side would have aspect to the west.  
 
(11) The residential units will occupy the first and second floors. The building will have a flat 
roof.    
 
(12) The application has been amended since it was originally submitted and a re-
consultation has been carried out.   
 
RELEVANT HISTORY 
 
(13) The most relevant recent application is18/01490/FUL which also related to re-
developing the site: 'Demolition of existing buildings and erection of a three storey mixed use 
development comprising retail floor space and 10 No. apartments (5 x 1 bed and 5 x 2 bed). 
Planning permission was refused for the following reasons:   
 
01 The proposed development, because of its massing and poor design quality, would have a 
visually detrimental impact on the town centre environment, would not enhance its appearance 
or contribute to a unique character and would not respond to, reinforce and enhance the positive 
aspects of the locality, undermining the revitalisation aims for the town centre, contrary to Core 
Strategy 2011 Policy CS2, Development Plan Policy 2017 DP2 and the Dartford Town Centre 
Framework Supplementary Planning Document 2018. 
 
02 The proposed development would result in unacceptable loss of privacy to neighbouring 
dwellings on Westgate Road and Junction Road, would be overbearing and oppressive for 
occupiers of 24 Westgate Road and of Vision Court and would not contribute to the revitalisation 
aims of the town centre by making it a less desirable place to live contrary to Core Strategy 
2011 Policy CS2, Development Plan 2017 Policy DP5 and DP7 and the Dartford Town Centre 
Framework Supplementary Planning Document 2018. 
 
03 The proposed development would result in inadequate pedestrian visibility, inadequate 
parking provision, no servicing and delivery facilities, unsafe pedestrian routes into and within 
the development and would not meet town centre improvement aims to create a safe 
environment, improve pedestrian permeability and reduce congestion contrary to Core Strategy 
2011 Policy CS2, CS15, Development Plan Policy 2017 DP2, DP3, DP4, Parking Standards 
Supplementary Planning Document 2012 and Dartford Town Centre Framework 
Supplementary Planning Document 2018. 
04 The proposed development because of its siting and design, would result in a poor quality 
setting and environment for future residents due to compromised outlook, lack of privacy, 
inadequate design for pedestrian movement, poorly designed refuse and cycle storage facilities 
and lack of private and/or communal amenity space contrary to Core Strategy 2011 Policy CS2, 
CS15, Development Plan Policy 2017 DP2, DP8 and Dartford Town Centre Framework 
Supplementary Planning Document 2018. 
 
05 The submitted Flood Risk Assessment does not adequately demonstrate the developments 
flood or contamination risks contrary to Policy CS24 of the adopted Core Strategy 2011 and 
Policy DP2 and DP5 of the adopted Development Policies Plan 2017. 
 
06 The proposal would be unacceptable in relation to the Council's windfall policy as the 
benefits do not outweigh the dis-benefits due to the detrimental impact to visual amenity and 
the town centre environment, the harm to existing and future occupiers, detrimental impacts to 
highway and pedestrian safety and potential impacts to flooding and contamination risks and 



the non-compliance with the Core Strategy aim to revitalise the town centre making it contrary 
to Policy CS10(4.b) of the Dartford Core Strategy 2011. 
 
(14) The remainder of the previous applications relate mainly to development at the 
commercial premises from 1989 going back to 1949.  
 
COMMENTS FROM ORGANISATIONS 
 
(15) Kent County Council Heritage-Archaeology - The application site lies within an area of 
archaeological potential relating to Pleistocene deposits. There is also potential for Romano-
British, Anglo-Saxon, Medieval and Post-Medieval remains which may be exposed during the 
groundworks. Condition recommended requiring an archaeological watching brief.  
 
(16) Environmental Health -   
Noise 
Whilst the noise assessment has come to some conclusions and recommendations the author 
has assumed a reduction of 15 dB for a partially open window, guidance suggests this to 
between 10 and 15 dB and most consultants use a reduction value of 13 dB and allows an 
element of conservatism when dealing with higher ambient noise levels. Recommendations 
have been made in the report but the applicant should be required to submit specific details of 
the mitigation measures intended to be used and that thermal comfort has been included within 
those measures. 
 
Ground Contamination 
Accept the findings of the phase 1 assessment but the applicant should be required to submit 
the results of a phase 2 (intrusive) investigation with details of a remediation strategy to be 
submitted and agreed in writing by the local planning authority prior to implementation. On 
completion of all remedial works and soil importation a verification report will be required to be 
agreed in writing by the local planning authority prior to first use of any dwelling. 
 
Air Quality 
Raise concerns that the cumulative effect of many small developments has an impact far 
beyond the individual and therefore the developer should still provide measures to improve air 
quality. If a damage cost analysis for the development is undertaken then the applicant can 
provide proposals for mitigation to that amount to be agreed by the local planning 
authority.[Officer comment: As the applicant is providing electric charging points it is considered 
unreasonable to seek further measures, given the existing use of the site.]  
 
Construction management 
Due to the proximity of residential properties surrounding the proposed site the site working 
hours should be controlled to protect residential amenity.  
 
Operation Phase 
The servicing of retail units [below/adjacent to] residential properties will need to be restricted 
to protect the residents from excessive disturbance, especially from LAmax levels. It will be 
difficult to control these levels by other means, therefore the most practicable option to protect 
residential amenity is to restrict the hours of servicing. Recommended hours for deliveries and 
collections from the units are; 
Monday - Saturday 08:00 - 20:00 
Sundays 09:00 - 17:00 
Outside of these times there shall be no goods loaded, unloaded and no commercial vehicles 
shall arrive, depart or wait for access to the application site. 
 
Waste Storage 
The bin store should be constructed with a drainable floor and a water supply to allow the 
cleansing of waste receptacles. 
 
All of the above issues could be addressed by condition. 
 



(17) Kent Highway Services -   The submission has improved the layout from the previously 
refused application. It is welcomed that the layout now provides a van parking space to serve 
the proposed retail element and residential units. From the information submitted I presume 
that this space is a flexible resource, for the use of both land uses. Each residential unit has an 
allocated car parking space, and one car parking space is allocated to the retail use.  The plans 
have been amended to improve the proposed access. I consider that my previous comments 
have now been addressed. I now raise no objection to the proposals from a development 
planning perspective. 
 
(18) Kent Fire Brigade - Access requirements of the Fire & Rescue Service have been met. 
 
(19) Kent County Council Lead Local Flood Authority -  have reviewed the Flood Risk 
Assessment (FRA) and the Surface Water Management Strategy Prepared by RMB dated 
March 2020 and agree in principle to the proposed development. 
The proposals seek to utilise permeable paving for on site attenuation with discharge to the 
existing surface water sewer at a greater than 50% of brownfield reduced run off rate compared 
with the existing flows which is considered to provide a significant betterment and ensure 
compliance with the discharge hierarchy. 
Conditions recommended re sustainable surface water drainage scheme based on the FRA 
and surface water management strategy and a verification report.    
 
(20) Private Sector Housing - Provide comments in the event that the new dwellings are 
rented. These are requirements under the Housing Act and not relevant to the planning 
consideration of the proposal.  
 
(21) Environment Agency -  No objections subject to the following conditions being included 
if any planning permission granted. 
Flood Risk: 
The proposed development will only meet the requirements of the National Planning Policy 
Framework if the following measure(s) as detailed in the Flood Risk Assessment (FRA) (by 
RMB Consultants, dated March 2020) submitted with this application are implemented and 
secured by way of a planning condition on any planning permission.  
 
Groundwater and Contaminated Land 
The previous use of the proposed development site presents a medium risk of residual 
contamination that could be mobilised during construction to pollute controlled waters. 
Controlled waters are sensitive in this location because the proposed development site is 
located upon Principal aquifer overlain by a Secondary aquifer and within a Source Protection 
Zone. The reports submitted in support of this planning application provides us with confidence 
that it will be possible to suitably manage the risk posed to controlled waters by this 
development. Further detailed information will however be required before built development is 
undertaken. The proposed development will be acceptable if planning conditions are included 
requiring the submission of a remediation strategy and drainage details. 
 
(22) Thames Water Utilities-   Waste Comments advise that the proposed development is 
located within 15 metres of a strategic sewer. Thames Water requests a no piling condition to 
be added to any planning permission because of potential for damage to subsurface sewerage.  
Several informatives suggested. On the basis of information provided, Thames Water would 
advise that with regard to water network and water treatment infrastructure capacity, there is 
no objection.  
 
(23) Kent County Council note the impact on County Services and that these matters could 
be covered by the Community Infrastructure Levy (CIL). Kent Social Care request all these 
dwellings are built to Building Regulation Part M4(2) standard to ensure they remain accessible 
throughout the lifetime of the occupants to meet any changes in the occupant's requirements. 
A condition is requested to ensure the provision of broadband connections to all premises.  
 
 
 
 



NEIGHBOUR NOTIFICATION 
 
(24) Nearby neighbours were consulted by letter and site notices were also posted. In 
response, 4 letters of objection have been received from nearby adjacent neighbouring 
residents. Councillors Shippam and Wells have asked for the application to be referred to the 
Development Control Board so that the residents get the opportunity to have their views heard. 
 
(25) The planning related objections primarily relate to overlooking, overbearing impact, loss 
of light and parking impacts. The comments are summarised below:   
 
- Our privacy will be compromised. The proposed windows and balconies will overlook us.  
- Security risk. The windows run parallel to the full length of the garden, the occupants will be 
able to know when the property is empty.  
- Our property already has very little natural light, the proposed buildings to the rear of our 
property will have a further adverse effect on this.  
- Building will be an eyesore.  
- Structural impacts to adjacent houses.  
- Proposed parking is insufficient. Roads already busy. Surrounding roads will not cope with 
increased paring demands.  
- The noise created from the building work with travel straight into our garden and rear bedroom. 
- Most of the nearby houses have tenants who are not as invested as the homeowners.  
- The flats that were built on the side of Reynolds is enough to deal with.   
- Will de-value our properties.  
- There are thousands of apartments going up in Dartford. There is no need and no room for 
these flats cramping everyone up even more than we are at the moment. 
 
RELEVANT POLICIES 
 
(26) 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. 
 
(27) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
CS2: Dartford Town Centre 
CS10: Housing Provision 
CS15: Managing Transport Demand 
CS12: Network of Shopping Centres 
CS15: Managing Transport Demand 
CS17: Design of Homes 
CS18: Housing Mix 
CS19: Affordable Housing 
CS24: Flood Risk 
CS25: Water Management 
 
(28) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection 
DP6: Sustainable Residential Locations 
DP7: Borough Housing Stock and Residential Amenity 
DP8: Residential Space and Design in New Development 
DP9: Local Housing Needs 
DP11: Sustainable Technology and Construction  
DP14: Retail & Town Centre Development 
 



(29) Dartford Town Centre Framework Supplementary Planning Document (DTC 
Framework SPD) 2018 
 
(30) Dartford Parking Standards Supplementary Planning Document 2012 
 
(31) The National Planning Policy Framework (NPPF) 2019 is also a material consideration. 
Development should be assessed against the adopted Local Plan. The NPPF requires 
development to be sustainable taking into account the economic social and environmental 
objectives. The vitality of town centres is a key NPPF consideration. Development should 
promote healthy and safe communities and sustainable transport. The NPPF places 
considerable emphasis on design and requires development to achieve well-designed places. 
It states that good design is a key aspect of sustainable development, creates better places in 
which to live and work. Developments should function well and add to the overall quality of the 
area, for the lifetime of the development, be visually attractive, sympathetic to local character, 
be welcoming, create safe, inclusive and accessible places with a high standard of amenity for 
existing and future users. 
 
COMMENTS 
 
Key Issues 
 
(32) The key issues are considered to be the principle of the development, the quality of the 
design and the impact of the development in relation to the revitalisation of the town centre, 
which is a key core strategy aim, impact to nearby neighbours, highway matters and quality of 
proposed accommodation. 
 
Principle of development  
 
(33) The application site is not identified in the Council's Strategic Housing Land Availability 
Assessment (SHLAA) and therefore is required to be assessed as a windfall site (Policy CS10 
and DP6).The site does however fall within the Dartford Town Centre Priority Area, which is 
one of the three focus areas for development in the Borough. As the site is in the town centre 
it is required by Policy CS2 and the Dartford Town Centre Framework SPD to contribute to the 
town centre revitalisation aims.  
 
(34) In terms of windfall policy it is considered that the site is in a highly sustainable location 
with very good public transport links and easy walking access to a range of amenities, shops, 
community facilities, schools, leisure and recreation facilities and employment opportunities. 
The site is also previously developed land. It is unlikely that the relatively low number of units 
alone would affect infrastructure capacity and money collected by CIL will help to fund the 
identified required infrastructure. 
 
(35) Therefore I consider that the principle of redevelopment of the site is in compliance with 
the adopted Dartford Local Plan and the NPPF. A further key consideration in relation to Policy 
CS10 is whether the benefits of the development outweigh the dis-benefits. An assessment of 
the impacts of the development will help to conclude the benefits and dis-benefits of the 
development as well the impacts to the town centre re-vitalisation aims. 
 
Quality of design and impact on town centre environment 
 
(36) The site is located in the town centre facing the "ring road" and is therefore very visible 
on one of the main routes into and through the town centre. One of the key aims of the Council's 
Core Strategy, set out in Policies CS1 and CS2, is the revitalisation of Dartford Town Centre - 
developing a unique identity and creating a high quality environment. The Dartford Town Centre 
Framework Supplementary Planning Document (DTC Framework SPD) was adopted in July 
2018 and amplifies the aims of Policy CS2 and outlines key projects which are being undertaken 
and sets out principles and objectives for development. One of these is 'Improving the look of 
the place' (page 3) through enhancing the historic core and urban environment, changing 
perceptions and improving building frontages through high quality design relevant to Dartford. 
Development proposals for the town centre must clearly show how they contribute to objectives 



and the design principles of Policy CS2 and the DTC Framework SPD. The application site sits 
in close proximity to a major opportunity site at Hythe Street and Kent Road and adjacent to 
two sites identified as providing future redevelopment opportunities (Framework Plan p24 of 
the Dartford Town Centre Framework Supplementary Planning Document 2018). It is therefore 
in a location where it is acknowledged that improvements are required but where significant 
redevelopment opportunities exist to bring this about in both the medium and long term. A 
resolution to grant planning permission for a mixed use development has been made for the 
Kent Road /Hythe Street site, which is likely to create an impetus for change and quality 
development in the area. It is important that when redevelopment on smaller sites in the vicinity 
occur, they also contribute towards an uplift in the townscape appearance. 
 
(37) The site is in a prominent location and the appearance of any re-development is a 
significant consideration. The existing building which is to be demolished, whilst not 
exceptional, retains a degree of character and provides visual interest. 
 
(38) The scale and mass of the proposed building is considered to be proportionate to its 
surrounds and respectful of the adjacent building heights. The elevation facing Westgate Road 
sits comfortably with the adjacent Kwik Fit and residential dwelling. A visual separation will be 
provided on both sides. The front elevation will be provided with visual interest and articulation. 
The windows will be aligned and the shop front will be mainly glazed. The rear part of the 
building will be visible on Westgate Road from the eastern side but will be recessed and built 
in a dark brick to give it a receding appearance. The western flank elevations will be visible in 
various parts of the street scene but the building mass will be broken up by glazing and screens 
which will provide articulation and interest. The south and east elevations are improved from 
the previously refused scheme and therefore are not considered to have a detrimental impact 
in the street scene.  
 
(39) I consider that further detailed considerations in relation to materials, windows, 
architectural and façade details can be achieved by conditions should this development come 
forward. 
 
(40) I consider that the overall impact of the proposal on the town centre appearance will be 
positive and will contribute to the aims of revitalising the town centre and is in compliance with 
Core Strategy Policy CS2 and the appended Dartford Town Centre Framework and 
Development Plan Policy DP2 which requires good design. 
 
Impact to Neighbouring amenity 
 
(41) Policy CS2 and the DTC Framework SPD require that the town centre protects 
residential accommodation, making the town centre a better place to live. Development Plan 
Policy DP5 and DP7 also seek to protect the environmental amenity of existing residential 
accommodation. The impact to nearby neighbours is assessed below. 
 
(42) With regard to the impact on 24 Westgate Road (immediately adjoining site boundary) 
and 22 Westgate Road - The impact to No. 24 needs to be assessed against the current and 
historic impact from the existing shop, vehicle access and rear parking area and commercial 
use yard. The front part of the proposed building which would sit level with the neighbouring 
dwelling and would project some 5.3m beyond the back of the neighbour's rear wall, which is 
some 400mm deeper than the previously refused scheme, but it should be noted that this will 
be separated by 4m, which will help to mitigate against the physical impact and I consider 
ensures that there is no unacceptable domination of outlook to the adjacent dwelling.   
 
(43) The rear part of the building, along the eastern end, will be separated by some 12- 14m 
from the neighbour's flank boundary which will mitigate against any overbearing impact. The 
part of the building proposed at the rear of the site will sit closer, but this siting is mitigated as 
it does not sit parallel to the neighbour's flank boundary. The height of the rear part of the 
building also drops to some 8.3m and provides a more comfortable relationship. 
 
(44) The proposed vehicle access is immediately adjacent to the flank of this neighbouring 
property and its garden. This relationship is not ideal but as this is an existing arrangement with 



a commercial use, it is not considered that the impact of the proposed development would be 
significantly different, taking into account the level of activity that could be associated with a 
commercial use. Under this application it has been possible to secure an improvement by way 
of a planting area adjacent to the neighbouring flank boundary. This will provide a buffer from 
the vehicle activity and will direct vehicles away from the residential boundaries to the centre of 
the site. However as the planting cannot be secured for the lifetime of the development I do 
consider it reasonable to also require an acoustic fence along this boundary to ensure that there 
can be further mitigation from the activity associated within the site. 
 
(45) Under the previously refused application there was concern that the development, in 
particular the rear part and that along the eastern boundary of the site, would result in 
overlooking of No.s 24 and 22. The current scheme has been designed to overcome these 
concerns. The plans show that windows which are directly facing sensitive parts of the adjacent 
neighbouring sites are to be obscure glazed and fixed to high level. The clear windows located 
along the eastern part of the development will be splayed to direct views to the side and 
minimise direct overlooking. Projections are also used to restrict views over adjacent residential 
properties. It is therefore considered that any detrimental impacts of direct overlooking have 
been designed out through the use of oriel windows, high levels and obscure glazed windows 
and the design of the building.   
 
(46) Impact to dwellings on Junction Road - These neighbouring dwellings sit to the west of 
the application site and effectively back onto its side boundary. A good proportion of the 
development and its primary windows will face the rear of these neighbouring dwellings but this 
scheme provides a greater separation between it and the rear boundaries of the dwellings on 
Junction Road compared to that refused and this will help to mitigate against the physical impact 
of the build. The splayed window detailing mentioned already will help to mitigate against direct 
overlooking.  
 
(47) The windows serving proposed residential units 6 and 8 which sit along the eastern 
part of the site and face the rear of the dwellings on Junction Road are set away from the 
western boundary to the rear garden boundaries by a minimum of some 11m. Many of the 
neighbouring dwellings on Junction Road have gardens of some 16 - 17m. This would mean 
that the combined separation between the first floor windows at the neighbouring houses and 
the first and second floors of the proposed development would be some 27m. The Council does 
not have a specific separation requirement, but 21m is normally considered an acceptable 
distance for privacy for facing habitable room windows. The separation between the windows 
serving residential units 6 and 8 and these neighbouring dwellings would exceed this and I 
consider this to be necessary as the proposed development will be higher than the neighbouring 
dwellings, will have an additional storey and solely relies on the western aspect. I have therefore 
sought further mitigation measures, such as splayed windows to minimise direct views of 
neighbouring gardens and obscure glazed and high level windows. I consider that the 
separation and the mitigation measures would be sufficient to mitigate against any direct 
overlooking and ensure that there is not any significant harm to the residents of Junction Road 
which would justify the refusal of planning permission.  
 
(48) Flatted development; south-east of the site Vision Court, Kent Road - The proposed 
built form is set off from the rear boundary of the site resulting in, I consider, an appropriate 
separation from Vision Court which will reduce any direct overbearing impact. The window 
arrangement on the rear elevation has been carefully considered so as to ensure there is no 
direct overlooking. The immediately adjacent window will be high level. The eastern flank of the 
winter gardens will provide more oblique views. The living room windows will be recessed to 
mitigate against direct views. The rear facing bedroom windows will be set further away from 
Vision Court.   
 
(49) Other neighbouring residents are set further away and the separation is considered 
sufficient to mitigate against any impact.  
 
(50) In terms of loss of light and overshadowing, I consider the separation and the design 
of the development will be sufficient to not result in detrimental impacts.  
 



(51) Overall I consider that the development has been carefully designed to ensure that it 
will not have a significantly detrimental impact to neighbouring amenity and meets Policy DP5 
and DP7 and also the town centre revitalisation aims of Policy CS2 and the DTC Framework 
SPD. 
 
Highway matters 
 
(52) The access will be provided with sufficient pedestrian and vehicle visibility splays. This 
improvement to the original submission will help to promote the town centre aims of sustainable 
and ease of movement, ensuring visibility of pedestrians.  
 
(53) The revised layout will ensure that there will be an appropriate footpath into the 
development which will safeguard the movement of people within the site. The width of the 
vehicular access is sufficient and there is appropriate turning space within the development.  
 
(54) 9 parking spaces are provided as well as an additional larger van space. The parking 
spaces are considered sufficient providing 1 space per unit, a space for the commercial use 
and a delivery space for all the development. The adopted Parking Standards require only 1 
space per residential unit in the town centre and so the parking space provision for the 
residential units meets requirements. The parking spaces meet or exceed the Council's 
minimum size standards. The parking spaces will be provided with electric charging points. 
There will be 15 cycle spaces which exceeds the requirements and the storage area will be 
secure and located at ground level. 
 
(55) The refuse storage area will be located close to the highway and two separate areas 
are provided for commercial waste and residential.  
 
(56) There are no detrimental highway and pedestrian safety impacts and the proposal is in 
compliance with Policy CS2, CS15, DP2, DP3, DP4, Parking SPD and the DTC Framework 
SPD. 
 
Quality of proposed accommodation  
 
(57) Policy CS2 and the appended DTC Framework SPD, CS17, as well as Development 
Plan Policies DP2 and DP8, require high quality design for new development. There is an 
emphasis on requiring development in the town centre to contribute to the aim of making it a 
'good place to live.' 
 
(58) The bedrooms and units meet or exceed the minimum requirements of the Nationally 
Described Space Standards. In terms of accessible/adaptable dwellings it is proposed that the 
units will meet Building Regulation Part M4(2) as a minimum. The units located in the front 
building will be provided with good aspect and natural illumination. The rooms are well laid out 
and of usable sizes. The units will be provided with private amenity areas in the form of 'winter 
gardens' which can be fully enclosed. This ability will help to ensure that the amenity space can 
be used all year round. These areas may be subject to noise and air quality issues but given 
that they sit higher and can be enclosed will mean that they can still provide a good quality 
amenity space. 
 
(59) The two units located along the eastern edge of the site will be appropriate in size, 
layout and provided with natural illumination. However, these units will be provided with 
constrained outlook given the width and position of the splayed windows. Whilst this is 
considered unfortunate, it is necessary to mitigate impact to neighbouring amenity. The non-
splayed windows will be clear at high level which will still allow views of the sky. On balance, 
with all the other benefits of the development, I do not consider that it would be justifiable to 
refuse on this ground alone. I am not convinced that the private amenity spaces serving these 
units will serve the function of a normal balcony but conventional, open balconies would have 
resulted in overlooking concerns. As future occupiers of these units would have access to the 
communal space, I consider this compromise acceptable in the circumstances.  
 



(60) The units to the rear will be provided with good aspect and natural illumination. The 
rooms are well laid out and of usable sizes. The private amenity areas will also provide a 
useable 'winter garden.' 
 
(61) The layout of the site will enable ease of movement by future users. The proposed 
landscaping and communal garden provides a softer setting. The footpath, visibility splays, 
internal access points, location of refuse and cycle stores with inwardly opening doors will all 
help to provide a quality residential environment.  
 
(62) The development will provide 6 good quality residential units. The two which would sit 
along the eastern end of the site would be of a lesser quality because of the constrained and 
awkwardly located splayed windows and given the dis-benefits of the private amenity spaces. 
However, it is not considered that these units could be refused as the quality provided is not 
sub-standard and this is typical of some town centre units where the design has to take account 
of proximity to other uses. On the whole I am satisfied with the quality of the proposed residential 
accommodation and consider it to be compliant with Core Strategy 2011 Policy CS2, CS15, 
Development Plan Policy 2017 DP2, DP8 and Dartford Town Centre Framework 
Supplementary Planning Document 2018.  
 
Other issues  
 
(63) It is considered that the above considerations have addressed the matters raised by 
the objections from adjacent neighbours in relation to impact to amenity. The concerns raised 
in relation to security, de-valuation of properties and structural impacts go beyond planning 
considerations. Whilst it is accepted that there is new development coming forward in the town 
centre, this application does comply with the Local Plan aims and contributes to the 
revitalisation of the town.   
 
FINANCIAL BENEFITS  
(64) 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. 
 
(65) 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 my chargeable area of 512 square metres results in a 
CIL liability of £102,400, which subject to indexation (currently totalling at £143,360) will be paid 
on implementation. There is a discrepancy with the agent’s figures, however this can be 
finalised prior to consent and implementation.  As Members are aware the CIL money achieved 
from developments goes into a pot and must be used to fund infrastructure to support 
development in the area, this includes new schools and strategic junction improvements where 
the money will be paid to the authorities responsible for providing these services. I consider 
that this is a material consideration with regard to this proposal, as if the development were to 
commence, CIL monies received will assist in the delivery of  infrastructure projects that 
supports local development. 
 
(66) 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 
 
(67) 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 
 
(68) 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 
 
(69) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017), the proposal is not Schedule 1 or Schedule 2 development. It is not 
considered to require a screening opinion. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(70) I consider that the proposed scheme is an acceptable windfall development as it is 
located in a highly sustainable location on a brownfield site within the Dartford Town Centre 
Priority Area. The benefits of the scheme outweighs any dis-benefits. I consider that the 
development is well designed and will not have a detrimental impact to the town centre 
environment. The impact to nearby neighbours has been mitigated through design and 
detailing. There will be no detrimental highway impacts as an improved access will be provided 
and there is sufficient parking provision. The quality of the proposed accommodation will 
provide appropriate living conditions for future occupiers with private and communal amenity 
space. The development will contribute to the town centre revitalisation aims by strengthening 
the role of the town centre, improving the built environment, increasing homes and jobs and 
improving ease of pedestrian movement. The development has overcome the previous reasons 
for refusal and is in compliance with the adopted Dartford Local Plan and the NPPF. 
 
RECOMMENDATION: 
 
Planning permission is granted for the reasons set out in the report and subject to the following 
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: 
 
19_148_01_LOCATION PLAN 
19_148_02C_SITE PLAN 
19_148_03C_GROUND FLOOR 
19_148_04D_FIRST FLOOR 
19_148_05D_SECOND FLOOR_EAST ELEVATION 
19_148_06D_NORTH_WEST ELEVATIONS 
19_148_07D_SOUTH_EAST ELEVATIONS 
19_148_08D_SOUTH_WEST SECTIONAL ELEVATIONS 
19_148_20A WINTER GARDEN 
Phase 1 Geo Environmental Desk Study & Preliminary Risk Assessment Ref: 3673/19 
Flood Risk Assessment RMB Consultants 
Noise Impact Assessment Report No. MRL/100/1403.1v2 
Surface Water Management Strategy RMB Consultants 
 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 No development shall take place until the applicant, or their agents or successors in title, 

has secured the implementation of a watching brief to be undertaken by an archaeologist 



approved by the Local Planning Authority so that the excavation is observed and items 
of interest and finds are recorded. The watching brief shall be in accordance with a written 
programme and specification which has been submitted to and approved in writing by 
the Local Planning Authority. 

 
03 To ensure appropriate assessment of the archaeological implications of any 

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

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

drainage scheme for the site has been submitted to (and approved in writing by) the 
Local Planning Authority. The detailed drainage scheme shall be based upon the Flood 
Risk Assessment and the Surface Water Management Strategy Prepared by RMB dated 
March 2020 and shall demonstrate that the surface water generated by this development 
(for all rainfall durations and intensities up to and including the climate change adjusted 
critical 100 year storm) can be accommodated and disposed of without increase to flood 
risk on or off-site. 

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

there is no pollution risk to receiving waters. 
- appropriate operational, maintenance and access requirements for each drainage 
feature or SuDS component are adequately considered, including any proposed 
arrangements for future adoption by any public body or statutory undertaker. 

 
The drainage scheme shall be implemented and maintained in accordance with the 
approved details unless prior permission has been obtained in writing from the Local 
Planning Authority. 

 
04 To ensure the development is served by satisfactory arrangements for the disposal of 

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

 
05 Before development commences details shall be submitted to and approved in writing by 

the Local Planning Authority of a detailed scheme of acoustic protection measures for 
the habitable rooms. The measures shall be designed to achieve the requirements of 
Table 4 of BS8233:2014 and recommendation of paragraph 7.7.3.2 for any outdoor 
amenity space, unless otherwise agreed in writing by the Local Planning Authority. The 
details shall demonstrate that any such scheme also meets standards for ventilation and 
thermal comfort. The approved measures shall be provided prior to first occupation and 
maintained thereafter.  

 
05 In the interests of future occupier amenity in accordance with Policy CS17 and DP8 of 

the adopted Dartford Local Plan. This information is required prior to commencement as 
it may affect construction works. 

 
06 Before development commences further information shall be submitted to and approved 

in writing of the external appearance and architectural details of the building hereby 
approved. The details shall include, but not be limited to, the inset or projections of the 
fenestration, window reveals, cill, rainwater goods, eaves, fascia, balustrades, brick, roof 
overhang etc. The development shall be completed in accordance with the approved 
details and maintained thereafter. 

 



06 In the interests of the visual amenity of the town centre in accordance with Policy CS2, 
DP2 and Dartford Town Centre Framework Supplementary Planning Document of the 
adopted Dartford Local Plan. This information is required prior to commencement as it 
may affect the construction of the development hereby approved. 

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

assessment phase 2 intrusive investigation and remediation methodology (as necessary) 
shall be submitted to and approved in writing by the Local Planning Authority.  If during 
any works contamination is encountered which has not previously been identified then 
the additional contamination shall be fully assessed and an appropriate remediation 
scheme agreed with the Local Planning Authority.  Any remediation details shall be 
implemented as approved. 

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

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

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

to deal with the potential risks associated with any contamination of the site has been 
submitted to, and approved in writing by, the Local Planning Authority. This strategy will 
include the following components: 1. A preliminary risk assessment which has identified: 
all previous uses; potential contaminants associated with those uses; a conceptual model 
of the site indicating sources, pathways and receptors; and potentially unacceptable risks 
arising from contamination at the site. 2. A site investigation scheme, based on (1) to 
provide information for a detailed assessment of the risk to all receptors that may be 
affected, including those off site. 3. The results of the site investigation and the detailed 
risk assessment referred to in (2) and, based on these, an options appraisal and 
remediation strategy giving full details of the remediation measures required and how 
they are to be undertaken. 4. A verification plan providing details of the data that will be 
collected in order to demonstrate that the works set out in the remediation strategy in (3) 
are complete and identifying any requirements for longer-term monitoring of pollutant 
linkages, maintenance and arrangements for contingency action. 

 
Any changes to these components require the written consent of the Local Planning 
Authority. The scheme shall be implemented as approved. 

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

from, or adversely affected by, unacceptable levels of water pollution in line with 
paragraph 170 of the National Planning Policy Framework and in accordance with Policy 
DP5 of the adopted Dartford Local Plan. This information is required prior to 
commencement in the interests of safeguarding from contamination.  

 
09 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 in writing by the Local Planning Authority.  Development shall 
be carried out in accordance with the approved details. 

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

of the site and the amenities of neighbouring occupants in accordance with Policies DP2 
and DP5 of the Development Policies Plan. This information is required prior to 
commencement as it may affect the construction of the development.  

 
10 Before commencement of the development hereby approved, details and samples of all 

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

 
10 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. This information is required prior to commencement as it is 



an important part of the scheme and requires early consideration so as to not cause any 
unnecessary delay at the construction stage. 

 
11 Before commencement of the development hereby approved, details and samples of all 

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

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

existing building or visual amenity of the locality in accordance with Policies DP2 and 
DP14 of the adopted Dartford Local Plan. This information is required prior to 
commencement as it is an important part of the scheme and requires early consideration 
so as to not cause any unnecessary delay at the construction stage. 

 
12 No development shall take place, including any works of demolition, until a Construction 

Method Plan has been submitted to, and approved in writing by, the Local Planning 
Authority. The approved Statement shall be adhered to throughout the construction 
period. The Statement shall stipulate a scheme for: 
- Routing of construction and delivery vehicles to / from site 
- Parking and turning areas for construction and delivery vehicles and site personnel 
- Timing of deliveries 
- Provision of wheel washing facilities 
- Temporary traffic management / signage 

- Loading and unloading of plant and materials; 
- Storage of plant and materials used in constructing the development; 
- The erection and maintenance of security hoarding; 
- Measures to control the emission of dust, dirt and noise during construction; 
- A scheme for recycling/disposing of waste resulting from demolition and construction 
works. 

 
12 To protect the amenity of local nearby occupiers and town centre, to prevent pollution 

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

 
13 Before development commences details shall be submitted to and approved in writing by 

the Local Planning Authority for the installation of fixed telecommunication infrastructure 
and High Speed Fibre Optic (minimal internal speed of 1000mb) connections to multi 
point destinations and all buildings including residential and commercial. The 
infrastructure shall be installed in accordance with the approved details during the 
construction of the development, capable of connection to commercial broadband 
providers and maintained in accordance with approved details. 

 
13 To provide high quality digital infrastructure in new developments as required by 

paragraph 112 NPPF and in accordance with Policy DP2 of the adopted Dartford Local 
Plan. This information is required prior to commencement as it is may affect construction. 

 
14 No construction (including enabling and demolition) work shall take place on the site 

outside the hours of 0800 to 1800 Mondays to Fridays inclusive, and 0800 to 1300 on 
Saturdays with no working on Sundays and Bank Holidays, unless otherwise agreed in 
writing with the Local Planning Authority. 

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

DP5 and DP20 of the adopted Dartford Local Plan. 
 
15 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. 



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

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

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

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

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

Dartford Local Plan and/or the protection of Controlled Waters. 
 
17 Prior to any part of the permitted development being occupied a verification report 

demonstrating the completion of works set out in the approved remediation strategy and 
the effectiveness of the remediation shall be submitted to, and approved in writing, by 
the Local Planning Authority. The report shall include results of sampling and monitoring 
carried out in accordance with the approved verification plan to demonstrate that the site 
remediation criteria have been met 

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

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

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

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

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

 
19 Prior to occupation details shall be submitted to and approved in writing of an acoustic 

fence to be sited along the western boundary. Prior to occupation the fence shall be 
provided in accordance with the approved details and maintained thereafter unless prior 
permission has been obtained in writing from the Local Planning Authority. 

 
19 In the interests of the adjacent occupiers to mitigate against the impact from the activity 

associated with the development in accordance with Policy DP2 and DP5 of the adopted 
Dartford Local Plan. 



 
20 Prior to occupation of the development hereby approved, a landscaping scheme 

including both hard and soft landscaping and a programme for its management, shall be 
submitted to and approved in writing by the Local Planning Authority and shall be 
implemented prior to the occupation of the first unit (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. 

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

DP25 of the adopted Dartford Local Plan. 
 

 
21 Prior to occupation of the development hereby approved, the proposed vehicular access 

and sight lines shall be provided and constructed as shown on the application drawings 
and maintained thereafter for the lifetime of the development. 

 
21 In order to ensure that the development does not prejudice pedestrian safety, 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. 

 
22 Prior to occupation of the development hereby approved, the pedestrian and vehicular 

accesses, roads, courtyard and footpaths to serve the site shall be completed and 
brought into use as shown on the plans hereby approved and maintained thereafter for 
the lifetime of the development. 

 
22 In the interests of safe movement within and accessing the development in accordance 

with Policies DP2 and DP4 of the adopted Dartford Local Plan. 
 
23 The 10 parking spaces, turning areas and means of access shown on the approved plans 

shall be provided prior to occupation of the building hereby approved and one space shall 
be made available for each unit 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 (as amended) or any other provision equivalent to that Order 
in any statutory instrument revoking and re-enacting that Order or not, shall be carried 
out on that area of land or to preclude vehicular access thereto. 

 
23 To ensure the permanent retention of satisfactory parking facilities in accordance with 

the Local Planning Authority's standards and Policies DP2 and DP4 of the adopted 
Dartford Local Plan. 

 
24 Prior to occupation the planting area along the western boundary of the site and the 

communal garden to the rear of the site shall be provided in accordance with the 
approved plans and maintained thereafter and shall not be hard-surfaced without the 
prior permission of the Local Planning Authority in writing. 

 
24 In the interests of future and existing adjacent residents. The communal garden provides 

amenity space. The planting area provides a buffer from the activity associated with the 
development. This is required in accordance with Policy DP2 and DP5 of the adopted 
Dartford Local Plan 

 
25 Prior to the occupation of the development hereby approved, details of all boundary 

enclosures shall be submitted to and approved in writing by the Local Planning Authority.  
Development shall be carried out and thereafter maintained in accordance with the 
approved details. 

 
 



25 To ensure that the proposed development does not prejudice the enjoyment by 
neighbouring occupiers of their properties and the appearance of the locality in 
accordance with Policies DP2 and DP5 of the adopted Dartford Local Plan. 

 
26 Prior to occupation of the development hereby approved, the waste and refuse storage 

facilities shall be provided and maintained in accordance with the details shown on the 
approved plans, unless otherwise agreed in writing by the Local Planning Authority. The 
stores should be constructed with a drainable floor and a water supply to allow the 
cleansing of waste receptacles. The doors to the refuse storage areas shall be in 
accordance with the approved plans at all times and shall not open outwards. 

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

neighbouring and future occupiers of their properties and the appearance of the locality 
in accordance with Policies DP2 and DP5 of the adopted Dartford Local Plan. 

 
27 Prior to occupation the cycle storage area hereby approved shall be provided in 

accordance with the approved plans and maintained thereafter.  
 
27 In the interests of facilitating sustainable movement in accordance with Policy DP2 of the 

adopted Dartford Local Plan. 
 
28 Prior to occupation of the development hereby approved, details of any proposed 

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

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

Policies DP2 and DP5 of the adopted Dartford Local Plan. 
 
29 Before occupation the dwelling(s) shall comply with the National Space 

Standard/Building Regulations Optional Requirement and shall, at a minimum, meet Part 
M4(2) of the Building Regulations. 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.  

 
29 To achieve a satisfactory standard of living conditions for future occupiers, and in 

accordance with Policy CS17 of the Dartford Core Strategy. 
 
30 Prior to occupation the electric vehicle charging provision shall be provided as per the 

approved details and maintained thereafter unless prior permission has been obtained 
in writing from the Local Planning Authority 

 
30 In the interests of air quality in accordance with Policy DP5 of the adopted Dartford Local 

Plan. 
 
31 Prior to occupation the private amenity spaces shown as 'winter gardens' shall be 

provided as per the approved plans and thereafter maintained as such for the lifetime of 
the development. 

 
31 To achieve a satisfactory standard of living conditions for future occupiers, and in 

accordance with Policy CS17 and DP8 of the adopted Dartford Local Plan. 
 
32 Prior to occupation of the development hereby approved the windows which sit flush with 

the wall as located on the western elevation of any part of the buildings shall be either:  
 

(a) obscure glazed with a minimum obscurity level of 3 as referred to in the Pilkington 
Texture Glass Range leaflet, or nearest equivalent as may be agreed in writing by the 
Local Planning Authority and shall be non-opening unless the parts of the window which 



can be opened are more than 1.7 metres above the floor of the room in which the window 
is installed OR  

 
(b) high level only; being more than 1.7 metres above the floor of the room in which the 
window is installed. 

 
The windows shall be maintained as such thereafter for the lifetime of the development. 

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

of the adopted Dartford Local Plan. 
 
33 Splayed  

Prior to occupation the splayed / projecting windows serving the following:   
 

First Floor: 
Apartment 1: Bedroom 1  
Apartment 6: Bedroom 2 (North-western projecting splayed window) 
Stairwell Window 
Apartment 5: En-suite  

 
Second Floor:  
Apartment 3: Bedroom 1 
Apartment 8: Bedroom 2 (North-western projecting splayed window) 
Stairwell Window 
Apartment 7: En-suite 

 
shall be obscure glazed with a minimum obscurity level of 3 as referred to in the 
Pilkington Texture Glass Range leaflet, or nearest equivalent as may be agreed in writing 
by the Local Planning Authority and shall be non-opening unless the parts of the window 
which can be opened are more than 1.7 metres above the floor of the room in which the 
window is installed. The windows shall be maintained as such thereafter for the lifetime 
of the development. 

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

of the adopted Dartford Local Plan. 
 
34 High -level 

Prior to occupation the windows shown as high-level as serving the following:   
 

First Floor:  
Apartment 5: Kitchen Window, Southern Elevation  
Apartment 5: Winter Garden, Southern Elevation  
Apartment 5, Bedroom 2, Western Elevation  
Apartment 2: Side Window, Eastern Elevation  

  
Second Floor:  
Apartment 4: Side Window, Eastern Elevation  
Apartment 7, Bedroom 2, Western Elevation  
Apartment 7: Kitchen Window, Southern Elevation  
Apartment 5: Winter Garden, Southern Elevation  

   
shall be provided at high level being more than 1.7 metres above the floor of the room in 
which the window is installed. The windows shall be maintained as such thereafter for 
the lifetime of the development. 

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

of the adopted Dartford Local Plan. 
 
 
 



35 Projections  
Prior to occupation the projections shown on the approved plans adjacent to the following 
windows shall be provided and thereafter maintained for the lifetime of the development:  

 
First Floor:  
Apartment 1: Bedroom 1  
Apartment 5: Bedroom 2  

 
Second Floor:  
Apartment 3: Bedroom 1  
Apartment 7: Bedroom 2  

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

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

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

Planning Authority of a privacy treatment to the lower levels of the glazing of the winter 
gardens facing Westgate Road and Kent Road. The winter gardens shall only be 
provided in accordance with the approved details and maintained as such thereafter. 

 
36 To ensure that privacy can be designed comprehensively for the development in the 

interests of the visual amenity of the street scene in accordance with Policy DP2 and 
DP5 of the adopted Dartford Local Plan. 

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

Planning Authority of a Management Plan to restrict storage in the winter gardens hereby 
approved. The Management Plan shall be implemented prior to occupation and 
maintained thereafter. 

 
37 In the interests of the visual amenity of the street scene in accordance with Policy DP2 

and DP5 of the adopted Dartford Local Plan. 
 
38 Prior to occupation of the development hereby approved evidence shall be 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. 

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

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

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

 
39 In the interests of existing and future residential occupiers in accordance with Policy DP5 

of the adopted Dartford Local Plan. 
 
40 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 

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

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

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

 



41 No changes shall be made to the layout, size, type, angle or siting of the windows of the 
building(s) hereby approved and the windows shall be maintained as per the approved 
plans for the lifetime of the development. 

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

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

 
42 The use of the commercial/office unit shall not be carried on outside the hours of 8.00 to 

20.00 Mondays to Saturdays and 9.00 to 17.00 on Sundays or Bank Holidays unless 
otherwise agreed in writing by or on behalf of the Local Planning Authority. 

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

properties contrary to Policy DP5 of the adopted Dartford Local Plan. 
 
43 The hours for deliveries and collections from the site in connection with the commercial 

use shall be restricted: 
Monday - Saturday 08:00 - 20:00 
Sundays 09:00 - 17:00 
Outside of these times there shall be no goods loaded, unloaded and no commercial 
vehicles shall arrive, depart or wait for access to the application site. 

 
43 In the interests of existing and future residents in accordance with Policy DP5 of the 

adopted Dartford Local Plan. 
 
44 The use of the commercial/office unit hereby permitted shall be only for the provision of:  

Display or retail sale of goods, other than hot food 
Financial services, 
Professional services (other than health or medical services), 
and for no other uses, including any other falling within Class E of the Schedule to the 
Town and Country Planning (Use Classes) Order 1987 (as amended), (or for any order 
amending, revoking and re-enacting that Order) and any other use whether permitted by 
the Town and Country Planning (General Permitted Development) (England) Order 2015 
(as amended) (or any order revoking or re-enacting that Order) or not. 

 
44 In the interests of amenities and highway safety in accordance with Policy DP5 of the 

adopted Dartford Local Plan. 
 
45 No structure, plant, equipment or machinery shall be placed, erected or installed on or 

above the roof or on external walls without the prior approval being given in writing by or 
on behalf of the Local Planning Authority. 

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

DP2 of the adopted Dartford Local Plan. 
 
46 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and re-enacting that Order) no 
extensions, alterations or other form of enlargement to the residential development 
hereby permitted, nor erection of porches, outbuildings, hardstandings, storage tanks, 
gates, fences, walls or other means of enclosures, shall take place without the prior 
written permission of the Local Planning Authority. 

 
46 To enable the Local Planning Authority to consider any further development on its merits, 

having regard to the amount of development already permitted on the site and in 
accordance with Policy DP2 of the adopted Dartford Local Plan. 

 
47 No part of the undercroft parking area shall be infilled or enclosed unless prior permission 

has been obtained in writing from the Local Planning Authority. 
 



47 To ensure that there is no obstruction to the parking areas in accordance with Policy DP3 
and DP4 of the adopted Dartford Local Plan. 

 
48 The Finished floor levels (FFL) will be set no lower than 7.2 metres Above Ordnance 

Datum as detailed in the Flood Risk Assessment (FRA) (by RMB Consultants, dated 
March 2020). 

 
48 In the interests of flood risk in accordance with Policy DP2 and DP5 of the adopted 

Dartford Local Plan. 
 
49 No infiltration of surface water drainage into the ground is permitted other than with the 

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

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

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

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

other than with the express written consent of the Local Planning Authority (in 
consultation with the Environment Agency and Thames Water), which may be given for 
those parts of the site where it has been demonstrated by a piling risk assessment that 
there is no resultant unacceptable risk to groundwater or subsurface sewerage 
infrastructure. The development shall be carried out in accordance with the approved 
details and mitigation measures only. 

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

from, or adversely affected by, unacceptable levels of water pollution caused by 
mobilised contaminants in line with paragraph 170 of the National Planning Policy 
Framework and because the proposed works will be in close proximity to underground 
sewerage utility infrastructure. Piling has the potential to significantly impact / cause 
failure of local underground sewerage utility infrastructure. This information is required in 
accordance with Policy DP2 and DP5 of the adopted Dartford Local Plan. 

 
INFORMATIVES 
 
01 If planning permission is granted for the development which is the subject of this notice, 

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

 
 
02 Construction work by its nature can easily destroy or remove buried archaeological 

remains.  While a formal programme of archaeological investigation is not required as a 
condition of this permission it is important that an archaeologist, who knows what to look 
for, is allowed access to the site during construction works to inspect below ground 
trenches for archaeological evidence, whether structures or finds.  This should normally 
be possible within the construction process and should not hold up construction works. 

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

advice with regards to the submission of noise attenuation measures, a contaminated 
land assessment, a contaminated land closure report and noise control measures. 

 
 



04 The applicant is advised to seek advice from Environmental Health on 01322 343434 as 
to how to minimise the impact of noise from demolition/construction work on local 
residents and how to mitigate/suppress dust during demolition and construction works. 

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

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

 
 
06 It appears that this development involves work close to a boundary, which may come 

under the terms of the Party Wall etc. Act 1996.  If it does, you will need to serve notice 
on your neighbour before undertaking any work.  It would therefore be advisable for you 
to ensure that you meet any requirements of the Act before starting any work. 

 
 
07 New street name(s) and/or property numbers will be required for this development. 

Please apply as soon as possible as this process involves lengthy consultations.   Please 
contact the Property Information Officer on: 01322 343434. 

 
 
08 It is strongly recommended that the proposed flood resistant and resilience design 

techniques for the development are implemented. 
 
 
09 The Environment Agency advise that the registration with the Environment Agency's 

'Flood Line' service as described within the submitted FRA is implemented. This can be 
done by calling 0845 988 1188 to register. They strongly advise that consideration is 
given to access and egress from the site, this should be detailed within the FRA. Please 
note that any evacuation plan should provide suitable access and egress from the site 
and would need to be approved by the Local Planning Authority's (LPA's) Emergency 
Planning Department (EPD). 

 
 
10 Contaminated soil that is (or must be) disposed of is waste. Therefore, its handling, 

transport, treatment and disposal are subject to waste management legislation, which 
includes: 

• Duty of Care Regulations 1991 
• Hazardous Waste (England and Wales) Regulations 2005 
• Environmental Permitting (England and Wales) Regulations 2016 
• The Waste (England and Wales) Regulations 2011 

 
Developers should ensure that all contaminated materials are adequately 
characterised both chemically and physically in line with British Standard BS EN 
14899:2005 'Characterization of Waste - Sampling of Waste Materials - Framework for 
the Preparation and Application of a Sampling Plan' and that the permitting status of 
any proposed treatment or disposal activity is clear. If in doubt, the Environment Agency 
should be contacted for advice at an early stage to avoid any delays.  

 
If the total quantity of hazardous waste material produced or taken off-site is 500kg or 
greater in any 12 month period, the developer will need to register with us as a 
hazardous waste producer. Refer to the hazardous waste pages on gov.uk for more 
information. 

 
11 Thames Water advice: Please read our guide ‘working near our assets’ to ensure your 

workings will be in line with the necessary processes you need to follow if you’re 
considering working above or near our pipes or other structures. 
https://developers.thameswater.co.uk/Developing-a-large-site/Planning-your-
development/Working-nearor-diverting-our-pipes.  
 



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

 
There are public sewers crossing or close to your development. If you're planning 
significant work near our sewers, it's important that you minimize the risk of damage. 
We’ll need to check that your development doesn’t limit repair or maintenance activities, 
or inhibit the services we provide in any other way. The applicant is advised to read our 
guide working near or diverting our pipes. 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=YQeOcWRbT5oGbvzM+zz
Vwhnp5uKZYt66V4SRdDhTXPihqm3oaLWuG4nKZgSMQgosgqZ9uBABR1wH/f4z7b
DwKdE+I5XEaDE3PRUJkH9gWwfQSFm3I/47ikcjzXaH3hwpHCjfS/Q+64r2onQsFAhu
vPJKsI3ydRMpTudR8x1svpA=. 

 
We would expect the developer to demonstrate what measures will be undertaken to 
minimise groundwater discharges into the public sewer. Groundwater discharges 
typically result from construction site dewatering, deep excavations, basement 
infiltration, borehole installation, testing and site remediation. Any discharge made 
without 
a permit is deemed illegal and may result in prosecution under the provisions of the 
Water Industry Act 1991. 

 
A Groundwater Risk Management Permit from Thames Water will be required for 
discharging groundwater into a public sewer. Any discharge made without a permit is 
deemed illegal and may result in prosecution under the provisions of the Water Industry 
Act 1991. We would expect the developer to demonstrate what measures he will 
undertake to minimise groundwater discharges into the public sewer. Permit enquiries 
should be directed to Thames Water’s Risk Management Team by telephoning 020 
3577 9483 or by emailing trade.effluent@thameswater.co.uk . Application forms should 
be completed on line via 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=5p5ZO6jFgY067P9bzN//xv
m1t2FM+qjh8+9coZijfF0=. 

 
Please refer to the Wholsesale; Business customers; Groundwater discharges section. 

 
Thames Water would advise that with regard to WASTE WATER NETWORK and 
SEWAGE TREATMENT WORKS infrastructure capacity, we would not have any 
objection to the above planning application, based on the information provided. 

 
With regard to SURFACE WATER drainage, Thames Water would advise that if the 
developer follows the sequential approach to the disposal of surface water we would 
have no objection. Where the developer proposes to discharge to a public sewer, prior 
approval from Thames Water Developer Services will be required. Should you 
require further information please refer to our website. 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=YQeOcWRbT5oGbvzM+zz
Vwhnp5uKZYt66V4SRdDhTXPihqm3oaLWuG4nKZgSMQgosPl75KddjIPSW4CQ8zF
Dm3baCo1Rb1MYNzbHXf2m0YlQRc80pCVqwF/gvNAHVBWAk0rUZLWh+69li3TKpZ
3kLzg== 

 
Water Comments 
There are water mains crossing or close to your development. Thames Water do NOT 
permit the building over or construction within 3m of water mains. If you're planning 
significant works near our mains (within 3m) we’ll need to check that your development 
doesn’t reduce capacity, limit repair or maintenance activities during and after 
construction, or inhibit the services we provide in any other way. The applicant is 
advised to read our guide working near or diverting our pipes. 
https://mail1.dartford.gov.uk/enduser/classify_url.html?url=YQeOcWRbT5oGbvzM+zz
Vwhnp5uKZYt66V4SRdDhTXPihqm3oaLWuG4nKZgSMQgosgqZ9uBABR1wH/f4z7b
DwKdE+I5XEaDE3PRUJkH9gWwfQSFm3I/47ikcjzXaH3hwpHCjfS/Q+64r2onQsFAhu



vPJKsI3ydRMpTudR8x1svpA= 
Thames Water will aim to provide customers with a minimum pressure of 10m head 
(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames 
Waters pipes. The developer should take account of this minimum pressure in the 
design of the proposed development. 
If you are planning on using mains water for construction purposes, it’s important you 
let Thames Water know before you start using it, to avoid potential fines for improper 
usage. More information and how to apply can be found online at 
thameswater.co.uk/buildingwater. 

 
12. Planning permission does not convey any approval for construction of the required 

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

 
13. It is the responsibility of the applicant to ensure , before the development hereby 

approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority. 
Across the county there are pieces of land next to private homes and gardens that do 
not look like roads or pavements but are actually part of the road. This is called ‘highway 
land’. Some of this land is owned by The Kent County Council (KCC) whilst some are 
owned by third party 
owners. Irrespective of the ownership, this land may have ‘highway rights’ over the 
topsoil. Information about how to clarify the highway boundary can be found at 
https://www.kent.gov.uk/roads-and-travel/what-we-look-after/highway-land/highway-
boundary-enquiries 

 
The applicant must also ensure that the details shown on the approved plans agree in 
every aspect with those approved under such legislation and common law. It is 
therefore important for the applicant to contact KCC Highways and Transportation to 
progress this aspect of the works prior to commencement on site. 

 
14. The applicant should refer to the comments from Private Sector Housing if the dwellings 

are to be rented. Any property made available as private rented accommodation must 
be free of Category 1 Hazards under the Housing Health & Safety Rating System 
(HHSRS) as described in the Housing Act 2004 
https://www.dartford.gov.uk/bycategory/ housing2/housing/private-sector-
housing/housing-health-and-safety-rating-system; 
Any Private Landlord should also comply with all relevant requirements /responsibilities 
; more information can be found on the Council’s website 
http://www.dartford.gov.uk/bycategory/housing2/housing/private-sector-
housing/privatelandords and https://www.gov.uk/renting-out-a-property/landlord-
responsibilities or by contacting the Private Sector 
Housing Team direct; HousingPrivateSector@dartford.gov.uk , 01322 343152. 

 

https://www.dartford.gov.uk/bycategory/
http://www.dartford.gov.uk/bycategory/housing2/housing/private-sector-housing/privatelandords
http://www.dartford.gov.uk/bycategory/housing2/housing/private-sector-housing/privatelandords
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