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SITE DESCRIPTION 
 
(1) The former Heathside Nursery site is located approximately 2.72km to the south west 
of Dartford Town centre and sited within a section of the Green Belt in-between the 
conurbations of Wilmington and Joydens Wood. The application site is located approximately 
34m to the east of Leyton Cross Road and is accessed via Cherry Tree Lane. The site is 
approximately 0.8 hectares in size and contains two large single storey glasshouse buildings 
positioned at right angles to one another (one abutting the western boundary of the application 
site and the other abutting the northern boundary of the site), with a further much smaller single 
storey glasshouse building located in the south west corner of the site. The application site also 
contains two smaller single storey brick / concrete buildings (located centrally within the site). 
The majority of the rest of the site has been laid to hardstanding, with the notable exceptions 
of areas of land in the south of the site and to the east of glasshouse number 1. These areas 
formally contained buildings which have been demolished or have become dilapidated and 
have been used as an informal storage area over the years and have now become somewhat 
overgrown with scrub.  
 
(2) To the west of the site is an area of scrubland and No. 64 Leyton Cross Road, which is 
a detached bungalow property. Both the scrubland and No. 64 Leyton Cross Road are owned 
by the applicant and included within the blue line on the application. To the south of the 
application site is a large field / meadow which is also owned by the applicant and shown within 
the blue line. There are also small sections of scrubland / wooded areas to the east and north 
of the application site which are owned by the applicant and included within the blue line on the 
application. It should be noted that immediately to the south east of the application site there is 
a 27.5m high telecommunications lattice mast and associated equipment cabinets.  
 
(3) To the east of the land owned by the applicant is another large field / meadow, and to 
the north of the land in the applicant's ownership are detached residential properties in Cherry 
Tree Lane. There is also a row of terraced properties to the north west of the site which front 
out onto Leyton Cross Road, with their gardens backing onto Cherry Tree Lane.  
 
(4) The Heathside Nursery site was a commercial horticultural nursery which ceased 
operating in 2008. After which time it appears that the site remained predominately vacant until 
in 2012 elements of the site were used by Bexley Car Sales to store vehicles until they are 
ready to be taken off site to be sold elsewhere. The storage of vehicles at the site (Use Class 



B8) has been ongoing at the application site at varying levels of intensity since 2012 until the 
present day. In addition to Bexley Car Sales storing cars at the site, the RAC also stored cars 
awaiting repair at the site in 2019, and more recently car manufacturer Toyota have been using 
the large glasshouses and the outside hard surfaced areas to store cars before being moved 
elsewhere for sale. As well as SLF car sales also using the outside areas of the site to store 
cars. I would highlight that the site has not been used for vehicle repair or breaking operations. 
 
(5) I would also note that during the same time the said car storage has been operating at 
the site, the 'Kent Chilli Farm' and 'Heathside Exotics' also operated from the site. The 'Kent 
Chilli Farm' grew chilli's in the small glasshouse in the south west of the site and sold products 
on and off site and conducted tours of the 'Farm' to members of the public. 'Heathside Exotics' 
grew some vegetables in part of one of the larger glasshouses.  It is not clear when exactly 
these operations ceased on site, although it has been suggested that it was in early 2018.  
 
THE PROPOSAL 
 
(6) The proposal is for a material change of use of land and buildings in the application site 
from the lawful horticultural nursery operation to Use Class B8 (Storage & Distribution). I 
consider it important to note that no building works would be undertaken in relation to this 
proposal.  
 
(7) Since the application was first submitted the applicant has reduced the scale and 
intensity of the proposed Use Class B8 storage operations at the site. The applicant initially 
proposed storing dry goods, scaffolding, plant and machinery and cars / light goods vehicles. 
However, the applicant now confirms that the proposed Class B8 Use on site will be restricted 
to the storage of vehicles (cars and light goods vehicles) only. The said vehicle storage use 
would utilise the existing buildings on site, including the three glasshouses (shown as buildings 
1, 2 and 3 on the submitted plans), and the small brick / concrete buildings in the centre of the 
site (shown as buildings 4 and 5 on the submitted plans). The areas of hardstanding in-between 
the existing buildings would be used for access and manoeuvring for the cars and light goods 
vehicles, as well as the HGV vehicle transporters.  
 
(8) The applicant has also revised the scheme to remove the external car storage in the 
south east section of the site from the proposal. The unauthorised hard surfaced area in the 
south eastern section of the site would be removed and laid to grass. Therefore, the proposal 
would have no external car storage provision.  
 
(9) The proposal would provide two HGV vehicle transporter parking spaces in order to 
facilitate the loading / unloading of vehicles within the site. As well as providing four staff car 
parking spaces.  
 
RELEVANT PLANNING HISTORY 
 
(10) There have been two lawful development applications for the use of the land (internal 
and external) as Use Class B8 storage. Application references DA/19/00894/LDC and 
DA/20/00440/LDC were refused on the 21st August 2019 and on the 19th October 2020 
(respectively), on the grounds that on the balance of probability, there was insufficient evidence 
to demonstrate that the unauthorised car storage use (Use Class B8) had been operating on 
the entire site for a continuous period of 10 years prior to the applications being submitted. 
 
COMMENTS FROM ORGANISATIONS 
 
(11) Environmental Health: They have no adverse comments or observations providing that 
suitable conditions are imposed to ensure that no loss of amenity is caused to nearby residential 
property from noise or light spill/glare. They also recommend this includes constraint of 
operation hours to limit disturbance from the site operations. 
 
(12) KCC Biodiversity: They advise that as no construction, demolition or ground clearance 
are to be undertaken, they do not require any further ecological information to determine the 
application. They agree that the buildings have limited potential for bat roosting, and any 



possible structural works to the buildings in the future would unlikely require any bat emergence 
surveys. They also highlight that the areas surrounding the application site contain suitable 
reptile habitat. Consequently, there may be areas within the site with long / unmanaged 
vegetation, hedgerows or rubble / stones, which could be utilised by reptiles. They advise that 
if any such areas exist within the site and are to be impacted by future / ongoing work, then the 
applicant should adopt a precautionary mitigation approach (i.e. clearing any rubble by hand 
and cutting any vegetation in two stages to allow reptiles to move back into the adjacent 
retained habitat, and carrying out said works in suitable weather conditions to make sure 
reptiles are active). 
 
(13) KCC Highways: They consider that the maximum trip generation resulting from the 
proposal of 20 - 30 vehicle movements and 6 HGV vehicle transporters visiting the site per day 
would be acceptable. They also believe that the submitted tracking diagrams demonstrate that 
HGV vehicle transporters visiting the site would be able to enter and exit the site appropriately. 
Therefore, they have no objections to the proposal subject to imposition of conditions relating 
to ensuring that there are no trade counter operations, as well as the permanent retention of 
vehicle loading / unloading areas, turning facilities and vehicle parking spaces.  
 
(14) Wilmington Parish Council: They consider the proposal to be an over intensification of 
the use of the site and an inappropriate development within the Green Belt. They also believe 
that the nature of the site is out of character with the surrounding street scene. They are also 
concerned that the number of traffic movements will create highway safety issues and have a 
detrimental impact on air quality. Lastly, they are also concerned about the impact such an 
operation would have on the amenities of local residents. 
 
NEIGHBOUR NOTIFICATION 
 
(15) 16 letters of objection and 1 letter not objecting to the current proposal have been 
received in relation to this application. The objection letters raise the following issues:  
 

- Heathside Nursery was a private commercial nursery and not a garden centre.  
- The existing car storage use has caused noise disturbance and light pollution 

from floodlights at night time.  
- Vehicles have been delivered to the site at unsociable hours of the day and 

night.   
- Car transporters have been unloading cars in Cherry Tree Lane and not within 

the application site.  
- The proposal would cause noise disturbance for local residents.  
- The proposal would significantly increase the number of vehicles using Cherry 

Tree Lane and would result in highway safety and highway amenity issues.  
- Cherry Tree Lane and the proposed access are not fit for large commercial 

vehicles.  
- The transport assessments do not give a true reflection of traffic in the area.  
- Increased traffic will cause more pollution in the area.  
- The proposed commercial storage uses (Class Use B8) would have a 

detrimental impact on the character and appearance of the Green Belt and 
wider area.  

- The proposal would be an over intensification of business uses at the site. 
- There are more appropriate commercial storage facilitates in industrial estates 

in the area.  
- The proposal would attract crime and anti-social behaviour.  
- The proposal would harm the ecology of the site.  
- This application would be a precursor to allowing residential housing on the 

site which would be unacceptable.  
- The site would be better as a renewable solar storage horticultural facility.  
- The proposal would lead to a loss of employment at the site.  

 
(16) The letter which did not object to the proposal considers the proposed change of use 
of the site to be acceptable as long as additional vehicle movements, and potential noise 



impacts especially during unsociable hours are properly addressed. It highlights that if in the 
future the owner wants to build on the site then neighbours would have to be re-consulted.  
 
RELEVANT POLICIES 
 
(17) 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. 
 
(18) Dartford's emerging Local Plan is currently out for consultation. The policies in the 
emerging Plan are now a material consideration in the determination of planning applications 
but currently carry only limited weight.  
 
(19) Adopted Dartford Core Strategy adopted 2011 
 
CS1: Spatial pattern of development 
CS13: Green Belts 
CS15: Managing transport demand 
 
(20) 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 
DP7: Borough Housing Stock and Residential Amenity 
DP11: Sustainability and construction 
DP14: Retail and town centre development 
DP22: Green Belt in the borough 
DP25: Nature conservation and enhancement 
  
(21) The NPPF is also a material consideration. Sections: 2 (achieving sustainable 
development) and 13 (protecting green belts) are of relevance to the application.  
 
COMMENTS 
 
Key Issues 
 
(22) I consider that the key issues to be considered are: the principle of development; the 
impact on the visual amenity of the area; highway safety and amenity issues; the impact on the 
amenity of neighbours in terms of potential for increased noise and disturbance; and any other 
issues.   
 
Principle of development 
 
(23) The principle of development relates to development in the Green Belt. Dartford Local 
Plan Policy DP22 highlights that the essential characteristics of the Green Belt are its openness 
and permanence, and inappropriate development will be resisted in accordance with national 
planning policy. The starting point in the consideration is therefore whether the proposed 
development is considered to be inappropriate development by national planning policy. 
Paragraph 133 of the NPPF states that the government 'attaches great importance to Green 
Belts' with the fundamental aim of Green Belt policy being to 'prevent urban sprawl by keeping 
land permanently open; the essential characteristics of Green Belts are their openness and 
their permanence.' Essentially the Green Belt safeguards the character and beauty of the 
countryside from encroachment. 
 
(24) Paragraph 146 of the NPPF advises that certain other forms of development (not new 
buildings) may not be inappropriate in the Green Belt, provided they preserve its openness and 



do not conflict with the purposes of including land within it. Paragraph 146(d) of the NPPF 
advises that the re-use of buildings may be appropriate provided that the buildings are of 
permanent and substantial construction.  
 
(25) The three glasshouses on site are constructed with steel frames and have numerous 
support pillars which are concreted into the ground. I consider that as a consequence of the 
robustness of the main structures of the glasshouses (in terms of the materials used and fixings 
to the ground), it is reasonable to conclude that they are of substantial construction, and unlike 
polytunnels, they cannot quickly or simply be removed. The substantive construction of the 
glasshouses also provides them with a significant degree of permanence. I would also like to 
point out that the said glasshouses have been in situ since at least January 1990. I believe that 
there presence at the site for more than three decades, ensures that they should be considered 
as permanent buildings.  
 
(26) In addition to the glasshouses it should also be noted that the brick / concrete buildings 
in the centre of the site (shown as buildings 4 and 5) are also of permanent and substantial 
construction.  
 
(27) I believe that the re-use of the buildings on site to simply store cars and small light 
goods vehicles, would not harm the openness of the Green Belt. The utilisation of the existing 
commercial buildings on the site for a low intensity vehicle storage use would not in my opinion 
lead to urban sprawl or encroachment into the countryside. Nor would it be contrary to the other 
purposes of the Green Belt (as set out in the NPPF). As the proposal would not result in 
neighbouring towns merging into one another, or affect any historic towns, or affect any urban 
regeneration potential elsewhere in the Borough. Consequently, I do not believe that the 
proposed re-use of these commercial buildings would be contrary to the purposes of the Green 
Belt.  
 
(28) The applicant has confirmed that there would be no external car / light goods vehicle 
storage on site. In the first instance the applicant is proposing to remove the majority of the 
hard standing area in the south east section of the site, which has been used to store vehicles 
externally (unlawfully) and return the said land to grass / landscaping. The removal of the said 
hard surfacing and resultant external storage, would not only remove physical manifestations 
of development, but it would also significantly reduce the extent and intensity of the car storage 
use within the Green Belt. Therefore, I consider that the removal of the hard surfacing and 
external car storage in this section of the site would greatly improve the appearance of the site 
and the openness of the Green Belt. With regard to the existing / proposed hardstanding areas 
in between the buildings on site, these would simply be used to provide some staff parking and 
HGV vehicle transporter parking for loading / unloading of vehicles. As well as facilitating vehicle 
manoeuvres (including HGV vehicle transporters) within the site. This would not have been 
significantly different to the operations of the lawful commercial nursery at the site and would 
not harm the openness and purpose of this section of the Green Belt.  
 
(29) Given the above factors I consider that the proposals would meet the exceptions set 
out within policies CS13, DP22 and NPPF paragraph 146 and would not result in harm to the 
openness of the Green Belt and would not conflict with any of the purposes for including land 
within the Green Belt. Therefore, I consider the proposal to be appropriate development within 
the Green Belt. Other more detailed design issues are considered later in this report.  
 
Impact on the visual amenity of the area 
 
(30) As highlighted previously within the report, this proposal would not result in any new 
above ground development at the site, and would not result in any external vehicle storage at 
the site. Rather all vehicle storage would be located within the existing buildings on site. I 
believe these factors would ensure that the storage of cars and light goods vehicles at the site 
would not appear intrusive or incongruous within the locality beyond that of the existing lawful 
development at the site. Some elevations of the glasshouses currently contain a form of low 
level sheeting within them, which is not an uncommon feature within commercial glasshouses. 
The said internal low level sheeting also has the benefit of helping to screen the car and light 
goods vehicle storage from the public realm, which further reduces the visual impact of the 



proposal. I do not consider that it would be appropriate for the said internal screening to contain 
potentially intrusive advertising. Consequently, I consider that the details of the said internal 
screening should be agreed as part of the management plan of the site (Condition 3).  
 
(31) The proposed staff car parking would be minimal and as it would be located within the 
confines of the existing development, I do not believe it would harm visual amenity. With regard 
to the proposed HGV vehicle transporter parking spaces, they would only be occupied whilst 
vehicles are being delivered to or collected from the site. They would not be permanently parked 
on site and therefore, I do not believe their temporary presence at the site would create any 
detrimental impact on the character and appearance of the area.  
 
(32) I believe that the proposal would provide an opportunity to improve the appearance of 
the site with the implementation of a scheme of landscaping. In the first instance the scheme 
would see the removal of the hardstanding area in the south eastern section of the site and its 
replacement with grass. Although this would be an improvement to the appearance of the site 
and the Green Belt, I believe that the appearance of this section of the site would be improved 
further by planting some more substantive vegetation planting (i.e. shrubs / trees) in addition to 
the grass. The exact landscaping details could be secured by way of a condition (Condition 5). 
The proposal would also provide new landscaping to the south of buildings 4 and 5 and to the 
east of building 1 (these landscaping details would also be secured by Condition 5). I consider 
that the removal of the debris within the site and the significant re-landscaping of certain areas 
of the site, would ensure that the proposal would significantly improve the appearance of the 
application site and the wider locality. I would note that the disposal of the existing hardstanding 
area in the south eastern section of the site and any debris on site should be removed and 
disposed of in a responsible manner and in accordance with details agreed by way of a 
condition (Condition 4).  
 
(33) I consider it important to remove permitted development rights from the site (such as 
those in Schedule 2, Part 7, Class H and J of the General Permitted Development Order 2015 
(as amended), relating to alterations and extensions to the buildings on site, and to hard 
surfacing within the site) by way of a condition (Condition 12). I believe this to be important as 
it would firstly, ensure that the glasshouses could not be altered in the future (i.e. in terms of 
materials) to a more traditional warehouse style building appearance without first having gained 
planning permission. Such a change would, I believe appear more intrusive in the Green Belt 
and wider locality.  Secondly, restricting the permitted development rights for the proposal would 
ensure that the site would not become overdeveloped and would not encroach into and harm 
the openness of the Green Belt in the future. It should be noted that there are no such conditions 
restricting permitted development rights on the current lawful horticultural nursery use of the 
site. Therefore, additional extensions / outbuildings could potentially be added to the site were 
it to be used as a nursery, which would impact upon the openness of the Green Belt.  I am of 
the opinion that the removal of PD rights from the site in relation to the proposed car and light 
goods vehicle storage use and the subsequent ability to control development at the site would 
be a significant benefit of the scheme.  
 
(34) Overall, I consider that the proposed re-use of the existing buildings on site would not 
harm the character and appearance of the Green Belt or wider area. Furthermore, subject to 
the imposition of conditions, I believe that the proposal would actually improve the appearance 
of the site, which is a benefit of the scheme.  
 
Impact on the amenity of neighbours 
 
(35) Policy DP22 (3) highlights that it is important to consider the extent of any intensification 
of use at the site and any potential impact from increased activity and disturbance resulting 
from the proposal on the locality. Policy DP5 further highlights that development should only be 
permitted where it doesn't harm any adjoining residential amenity. As this change of use 
application would not result in the creation of any new buildings or external car storage areas, 
it would be reasonable to conclude that the proposal would not affect any residential outlook or 
privacy.  
 



(36) Concerns have been raised by objectors as to the potential noise and disturbance from 
the proposal. The scheme was originally proposed to comprise of dry goods storage, storage 
for scaffolding / plant / machinery and storage for cars and light goods vehicles. However, taking 
into account the concerns of objectors and the Council, the applicant has revised the proposal 
from what as originally submitted. In order to minimise the intensity of operations on the site 
and potential impacts on the amenities of the adjoining occupiers, the proposal would now only 
provide car and light goods vehicle storage.  It should also be noted that there would be a 
maximum of two operators on site at any one time, which further reduces the intensity of the 
said storage use at the site. The management of the operators on site will form part of the 
management plan to be secured by way of a condition (Condition 3). 
 
(37) The said car and light goods vehicle storage use would not involve any noisy operations 
such as the repair or breaking of cars on the site. Nor would they involve any car sales 
operations on site, which could attract more people to the site. Restrictive conditions should be 
placed upon the approval ensuring that such unacceptable operations do not take place at the 
site at any time (Conditions 14 and 15). I am of the opinion that well managed car and light 
goods vehicle storage operations are not noisy or disruptive uses.  
 
(38) Objectors have stated that existing  unauthorised vehicle storage uses which are on 
site or which have previously been on the site have resulted in disturbance with vehicles being 
delivered at all times of the day and night. The said out of hours deliveries to the site were 
primarily as a consequence of a vehicle recovery firm which no longer operates at the site. The 
applicant has agreed to an hours of operation condition being placed upon the permission 
(Condition 11). This would ensure that any operations at the site (including deliveries to and 
from the site) will only be able to be carried out during normal working hours and not at all on 
Sundays and Bank Holidays. This would ensure that the proposal would not have any 
detrimental impact on adjoining occupiers during times when residents can reasonably expect 
to enjoy peace and quiet.  
 
(39) I would like to point out at this stage that the current lawful use of the site as a large 
horticultural nursery is not subject to any limitations on operating hours or days and could 
therefore operate at unsociable hours with numerous HGV deliveries coming to the site 
throughout the night from the continent and elsewhere. Consequently, I am of the opinion that 
the proposal would create less noise and disturbance than the lawful use on site could generate.  
 
(40) The applicant has stated that the proposal would likely generate at most between 20 - 
30 vehicle movements per day, with the maximum number of HGV vehicle transporters 
accessing / egressing the site being no more than 6 per day. The impact of the proposal on 
highway safety and amenity issues will be addressed later in the report. However, I consider it 
important to note with regards to amenity, such vehicle movement numbers would in my opinion 
be similar to what a large commercial horticultural nursery (such as the lawful use) could 
generate. Therefore, I do not consider that the trip generation resulting from the proposal would 
be excessive for this commercial site and would not create undue disruption for adjoining 
occupiers.  
 
(41) In addition to controlling the hours of operation, the applicant has agreed to a 
management plan for operating the site, the details of which would be secured by way of a 
condition (Condition 3). The said management plan would include details relating to security 
and maintenance of the site; and details of the day-to-day running of the proposal including 
ensuring that all HGV vehicle transporters are safely loaded / unloaded within the application 
site, and deliveries to the site are carefully planned to ensure that such deliveries do not overlap 
each other and do not arrive outside of the proposed operating times. This would ensure that 
no deliveries arrive at unacceptable times and that no deliveries wait out on the highway 
causing potential congestion and amenity issues for local residents.  
 
(42) The proposal would not involve the installation of any plant or machinery at the site, 
which would further reduce any potential for noise breakout at the site. A condition should be 
placed upon the approval ensuring that no plant or machinery is installed at the site without the 
prior approval of a planning application in order to protect the amenities of local residents 
(Condition 9).  



(43) Objectors have also stated that operators at the site have used external lighting to 
illuminate their operations at night time. I believe that some small scale and low level external 
lighting may be appropriate at the site, and I consider this application provides the opportunity 
to control such lighting. Details of all external lighting at the site will have to be agreed by way 
of a condition (Condition 7). Any unacceptable existing lighting would have to be removed and 
only approved lighting allowed at the site. This would further reduce the visual impact of the 
scheme during the hours of darkness and would ensure that the proposal would not 
detrimentally impact adjoining occupiers in terms of light pollution.  
 
(44) Given the limited intensity of the proposed car and lights good vehicle storage use, 
combined with the restrictive conditions (highlighted above), I consider that the proposal would 
not result in undue noise and disturbance to adjoining properties and would not harm any 
residential amenity in accordance with policy DP5.    
 
Highway safety/amenity 
 
(45) Use Class B8 storage uses vary significantly in their potential parking demand 
depending upon the exact nature of the operation proposed. Dartford's Parking Standards SPD 
highlights that developments over 2,500 square metres such as this current proposal, should 
have a parking provision in accordance with a site specific transport assessment. The 
applicant's initial transport statement didn't address the issue of parking. However, 
subsequently, the proposal has been revised and now provides 4 staff car parking spaces, one 
for each of the 4 members of staff the applicant states could be on site at any one time. In 
addition to this the applicant highlights that this particular car and light goods vehicle storage 
use would actually generate very little parking demand as there would be no visiting members 
of the public coming to the site. This should be secured as part of the management plan 
condition (Condition 3).  
 
(46) I am of the opinion that the limited intensity of the proposed car and light goods vehicle 
storage use with no members of the public or clients visiting the site and low levels of staff 
required on site at any one time, would ensure that in this particular instance the level of staff 
parking provision would be sufficient to ensure that the proposal would not result in any on 
street parking or congestion issues in the surrounding highway network.  
 
(47) The proposal would also provide two off street HGV vehicle transporter parking spaces 
to allow for them to load / unload vehicles within the application site. The applicant has provided 
a vehicle swept path analysis showing that the site has sufficient space to allow the said vehicle 
transporters to successfully enter and egress the site in a forward gear, thereby ensuring that 
deliveries to and from the site would not result in any highway safety issues. KCC Highways 
have assessed the swept path analysis within the site and consider it to be acceptable. The 
said manoeuvring areas within the site should be maintained free of obstacles and maintained 
for such use at all times. This should be secured by way of a condition (Condition 8). The 
applicant has also demonstrated to the satisfaction of KCC Highways that the said HGV vehicle 
transporters would be able to safely manoeuvre within the adjacent highways to access / egress 
the site. Therefore, I do not consider that deliveries to and from the site would cause highway 
safety or amenity issues.  
 
(48) With regard to the potential number of journeys to and from the site, I have highlighted 
previously that the proposal would have a trip generation of between 20 - 30 vehicle movements 
per day, with the maximum number of HGV vehicle transporters accessing / egressing the site 
being no more than 6 per day. Considering that the proposal would not be selling vehicles on 
site and would not be open to visiting members of the public, KCC Highways are of the opinion 
that the suggested trip generation is a realistic figure for this particular proposal and they also 
advise that this degree of trip generation would not detrimentally impact on the flow and 
functioning of the adjacent highway network. I consider that such vehicle movement numbers 
would be similar to what a large commercial horticultural nursery (such as the lawful use) could 
generate. Therefore, I do not consider that the trip generation resulting from the proposal would 
be excessive for this commercial site and would not create congestion, or highway safety and 
amenity issues. I consider it important to note that other Use Class B8 storage uses could 



generate increased trip generation (such as those with trade counters). Consequently, it should 
be conditioned that the no other storage use should operate at the site (Condition 13).  
 
(49) I consider that the limited intensity of the proposed car and light goods vehicle storage 
use, combined with the on site management of the parking and manoeuvring areas in the 
application site, would ensure that the proposal would create any congestion or highway safety 
and amenity issues.  
  
Any other issues 
 
Ecology 
 
(50) KCC Biodiversity advise that the buildings have limited potential for bat roosting, and it 
is considered that the proposal (including any possible future structural works or maintenance 
to the said buildings) would not harm any bat populations.  
 
(51) Although the proposal itself would not result in any new development. It should be noted 
that those areas of the application site which have been used as somewhat as dumping grounds 
(i.e. the area of scrubland interspersed with debris from a former glasshouse located to the 
south of buildings 4 and 5, and the area immediately to the east of building number 1), have 
the potential to be utilised by reptiles. This is as a result of the fact that the areas surrounding 
the application site (including the hedges and small wooded areas) provide suitable habitat for 
reptiles. The proposal would improve these 'dumping ground' elements of the site via clearing 
away the rubbish and re-landscaping them with appropriate landscaping to be agreed with the 
Council (Condition 5). KCC Biodiversity advise that the applicant should adopt a precautionary 
mitigation approach to addressing these problem areas (i.e. clearing any rubble by hand and 
cutting any vegetation in two stages to allow reptiles to move back into the adjacent retained 
habitat, and carrying out said works in suitable weather conditions to make sure reptiles are 
active). I consider that such details could be secured by way of a condition (Condition 4). 
 
(52) I believe that the proposal would provide an opportunity to improve the biodiversity of 
the site, which would be a benefit of the scheme. This could take the opportunity or planting 
native species and providing hibernaculums around the site. Such biodiversity enhancements 
could be secured by way of a condition (Condition 6).  
 
FINANCIAL BENEFITS  
 
(53) 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. 
 
(54) In this particular case there are no financial benefits which I am aware of.  
 
HUMAN RIGHTS IMPLICATIONS 
 
(55) The application has been considered 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 
 
(56) Due regard has been had to the Public Sector Equality Duty, as set out in Section 149 
of the Equality Act 2010. It is considered that the application proposals would not undermine 
objectives of the Duty. 
 
 
 



CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(57) The proposed re-use of substantive and permanent buildings on the site with the 
proposed car and light goods vehicle storage use would not be inappropriate development 
within the Green Belt and would not have a harmful impact on its openness. I consider that 
subject to the imposition of conditions relating to the management of the site and hours of 
operation, the proposal would not detrimentally impact the amenities of nearby local residents. 
The proposal would not result in any external development, but would provide the opportunity 
to improve the appearance and ecology of the site with the clearing of debris and appropriate 
new landscaping in sections of the site. The limited intensity of the proposed use would ensure 
that the proposal would afford adequate on site car parking and HGV vehicle transporter parking 
within the site. As well as ensuring that the site could afford adequate manoeuvring space for 
all vehicles within the site. KCC Highways are also satisfied that the proposed use would not 
generate unacceptable levels of trip generation to the site. Therefore, I am satisfied that the 
proposal would create any detrimental congestion or highway safety and amenity issues. I 
therefore consider that the application should be approved subject to the conditions set out 
below. 
 
RECOMMENDATION: 
 
Grant planning permission for the reasons set out in the report and subject to the following 
conditions: 
 
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: Site Location Plan; 002.17 (Proposed Site Layout and Roof Plan); 003.07 
(Existing Structure 1 Floor Plan); 004.05 (Existing Structure 1 Elevations); 005.07 
(Existing Structure 2 Floor Plan); 006.05 (Existing Structure 2 Elevations); 007.06 
(Existing Structure 3 Plan and Elevations); 008.06 (Existing Structure 4 Plan and 
Elevations); 009.06 (Existing Structure 5 Plan and Elevations); 182091-004 Revision C 
(Car Transporter Tracking Plan); and e-mails from the applicant's agent dated 22nd 
October 2020, 5th January 2021, and 24th March 2021.  

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Within two months of the date of this permission, details of the management for the B8 

Use Class car and light goods vehicle storage use including but not limited to measures 
to ensure that a maximum two operators will operate form the site at any one time; details 
of the management of deliveries of vehicles to and from the site (including delivery routes 
and ensuring HGV's are not permanently parked at the site); ensuring that visiting 
members of the public do not attend the site; details of any internal screening within the 
glasshouses; and ensuring that measures are taken to prevent and combat any anti-
social behaviour shall be submitted to and approved in writing by the Local Planning 
Authority. The Use Class B8 car and light goods storage use at the site shall be 
maintained in accordance with the approved details thereafter.  

 
03 In the interests of the amenities of the area and Highway safety and amenity in 

accordance with Policies DP2, DP4, DP5 and DP22 of the adopted Dartford Local Plan. 
 
04 Notwithstanding the approved plans, a detailed methodology and timescale for clearing 

and disposing of the hardstanding area in the south east section of the site and any other 
debris within the site (including details of a precautionary reptile mitigation approach 
where necessary), shall be submitted to the Local Planning Authority within two months 



of the date of this permission, and shall be carried out in accordance with the approved 
details and timetable for works. 

 
04 In the interests of the visual amenities of the Green Belt and wider locality in accordance 

with Policies DP2, DP5 and DP22 of the adopted Dartford Local Plan. 
 
05 Within 2 months of the date of this permission, a landscaping scheme for the site, 

including details of trees / shrubs to be planted to the south of buildings 4 and 5 and to 
the east of building 1 as shown on the approved plans, and landscaping details for the 
area of hardstanding to be removed in the south east section of the site, shall be 
submitted to the Local Planning Authority and shall be implemented in accordance with 
the approved details at the first opportunity during the earliest planting season (between 
October and March inclusive) from the date of Local Planning Authority approving the 
said landscaping details. The approved landscaping shall be maintained thereafter.  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. 

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

DP25 of the adopted Dartford Local Plan. 
 
06 Within 2 months of the date of this permission, details of how the development will 

enhance biodiversity within the site shall be submitted to the Local Planning Authority. 
The approved details will be implemented in accordance with a timetable to be agreed 
with the Local Planning Authority and thereafter retained. 

 
06 In the interests of protecting and enhancing ecology and biodiversity in accordance with 

Policy DP25 of the adopted Local Plan. 
 
07 Within two months of the date of this permission, details of any proposed external lighting 

to be attached to the buildings or erected within the car park or other external areas within 
the site, shall be submitted to the Local Planning Authority and installed, maintained and 
operated in accordance with the approved details thereafter. Such details shall include 
siting, angles, levels of illumination and any shields. No additions or alterations to the 
approved external lighting scheme shall take place without prior agreement in writing 
from the Local Planning Authority.  

 
07 To protect the amenities of the area in accordance with Policies DP2 and DP5 of the 

adopted Dartford Local Plan. 
 
08 The areas shown on the submitted plans as car parking, turning and loading/unloading 

space shall be kept available for such use at all times and no permanent development or 
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, shall be carried out on the land so or in such a position as to preclude 
vehicular access thereto. 

 
08 To ensure the permanent retention of satisfactory car parking facilities in accordance 

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

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

above the roof or on external walls of the buildings on site without the prior approval 
being given in writing by or on behalf of the Local Planning Authority which shall only be 
given if it can be demonstrated that there would be no visual impact and no disturbance 
to local residents by virtue of noise, odour or vibration. 

 
09 In order not to prejudice the visual appearance of the locality, or the amenity of adjacent 

properties in accordance with Policy DP2, DP5 and DP22 of the adopted Dartford Local 
Plan. 



10 The number of staff employed at the site at any one time shall be restricted to a maximum 
number of 4 people and shall subsequently be maintained as such unless otherwise 
agreed in writing by the Local Planning Authority. 

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

adopted Dartford Local Plan. 
 
11 The use hereby approved shall not be carried on outside the hours of 8.00 a.m. to 6.00 

p.m. Mondays to Fridays, 8.00 a.m. to 1.00 p.m. on Saturdays, and with no working on 
Sundays or Bank Holidays unless otherwise agreed in writing by or on behalf of the Local 
Planning Authority. 

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

properties contrary to Policy DP5 of the adopted Dartford Local Plan. 
 
12 Notwithstanding the provisions of Schedule 2, Part 7, Classes H and J of the Town and 

Country Planning (General Permitted Development) (England) Order 2015 (or any order 
revoking and re-enacting that Order), no extensions, alterations or other form of 
enlargement to the buildings shown as buildings 1 - 5 on the approved plans, and no 
outbuildings, storage tanks or hard standings, shall take place without the prior written 
permission of the Local Planning Authority. 

 
12 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 the need 
to protect the character and appearance of this site and ensure the site does not become 
overdeveloped, in accordance with Policies DP2 of the adopted Dartford Local Plan. 

 
13 The buildings hereby permitted shall be used only for the storage of cars and light goods 

vehicles / vans and for no other uses including: 
 

- those falling within Class B8 of the Schedule to the Town and Country Planning 
(Use Classes) Order 1987, (or for any order amending, revoking and re-
enacting that Order); and 

- those permitted by Schedule 2, Part 3, Classes I and P of the Town and 
Country Planning (General Permitted Development) (England) Order 2015 (as 
amended) (or any order revoking or re-enacting that Order)  

 
13 In the interests of residential amenities and highway safety and amenity in accordance 

with Policies DP3, DP4, DP5 and DP22 of the adopted Dartford Local Plan. 
 
14 There shall be no breaking or repair of vehicles carried out within the application site at 

any time.  
 
14 In the interests of residential amenities and highway safety and amenity in accordance 

with Policies DP3, DP4, DP5 and DP22 of the adopted Dartford Local Plan. 
15 There shall be no car sales or general trade counter sales / operations carried out within 

the application site at any time.  
 
15 In the interests of residential amenities and highway safety and amenity in accordance 

with Policies DP3, DP4, DP5 and DP22 of the adopted Dartford Local Plan. 
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