
           
   DEVELOPMENT CONTROL BOARD 
 
    16 December 2021 
 
Reference: 18/01640/OUT    Officer: Matthew Apperley 
 
Location: Blackshole Farm 

Watling Street 
Dartford 
Kent 
DA2 8DE 

 
Proposal: Outline application for demolition of existing buildings and hard standing and 

redevelopment of the site to provide: a building comprising a care home (Use 
Class C2) comprising up to 5,469sqm of ground to second floor space and a 
20 bed hospital ward (Use Class C2) with associated parking; a multi-storey 
car park comprising up to 12,181sqm of floor space; and associated works, 
with all matters except for access reserved for later determination 

 
Applicant: Blackshole Farm (Dartford) Development Limited 
 

 
Agent:  Quod/Mrs Sue Willcox 

 
 
Parish / Ward: Darenth / Bean & Village Park 
 
RECOMMENDATION: 
 
Approval of Outline Permission. 
 
SITE DESCRIPTION 
 
(1) The application site is located directly north of the Darent Valley Hospital site with the 
two sites only being separated by a road dedicated for use by local buses only. The site falls 
within the Green Belt, as does the adjacent hospital. The rectangular application site is located 
on the southern side of Watling Street and occupies an area of approximately 1.59 hectares. 
The central section of the application site contains a ramshackle collection of vacant and 
derelict single storey and two storey high former farm buildings. The said buildings which are 
now dilapidated, appear to have been used for commercial storage and stabling / storage 
associated with the adjacent paddocks. This section of the site also contains a number of 
caravans / mobile homes and trailers. The remainder of the application site comprises paddocks 
on either side of this untidy and dilapidated group of buildings.  
 
(2) The site is currently accessed via two existing vehicular accesses off Watling Street, 
serving the above mentioned group of derelict buildings in the centre of the application site.  
 
(3) The closest part of the adjacent Darent Valley Hospital to the application site are the 
various staff and visitor car parks. Beyond these car parks is the main hospital building complex, 
which commands an elevated position in comparison with the application site, and which has a 
variety of building heights up to four storeys in height. To the west of the application site is the 
complex interchange of Gore Road, Watling Street, and Princes Road and beyond that is the 
residential Fleet Estate. To the east of the application site is the Fastrack route access road to 
serve the hospital which leads into the roundabout at the junction of Watling Street with St 
James Lane and Darenth Wood Road. On the opposite side of Watling Street from the site, 
outline planning permission has been granted for the redevelopment of Stone Pit 2 (St James 
Pit) where earthworks including filling have recently finished. This permission (reference 
DA/19/01280/VCON) is for the development of up to 870 dwellings and in addition up to 1,200 
sq metres of built floorspace (in total) for: business premises (B1(a) (b) and (c)); community 



and social facilities (D1 and D2); and provision of a primary school site and supporting retail 
(A1, A2, A3, A4 and A5).  
 
PROPOSAL 
 
(4) Outline planning permission is sought for the demolition of the existing buildings on the 
site and the redevelopment of the site to provide: a building comprising a care home (Use Class 
C2) comprising up to 5,469sqm of ground to second floor space and a 20 bed hospital ward 
(Use Class C2) with associated parking; a multi-storey car park comprising up to 12,181sqm of 
floor space; and associated works. Matters relating to the layout, scale and appearance of the 
building(s) and the landscaping of the site (hereinafter called "the reserved matters") are 
reserved for future consideration and the only detail this application is seeking permission for 
is access.  
 
(5) The indicative layout plans show that the proposed care home and 20 bed hospital 
ward building would be located in the western section of the application site and the proposed 
multi-storey car park would be located in the eastern section of the application site. In between 
these buildings would be the access road from Watling Street and internal roads and surface 
car parking for the proposed care home and hospital ward building.   
 
(6) The application as originally submitted proposed an indicative 90 bed care home 
building. However, following discussions with the Local Planning Authority and Darent Valley 
Hospital, the application now proposes a mixed care home and hospital ward building. The 
building is now shown indicatively to comprise of a 70 bed care home facility providing 
residential care, nursing care and care for people suffering with dementia, and a 20 bed hospital 
ward specifically for use by hospital patients only and the description of development for which 
approval is sought has been amended to reflect this change. As this is an outline planning 
permission with no details provided for approval of the design of the building, parameters have 
been submitted relating to height and floor area. Maximum heights of the care home and 
hospital ward building are shown as being 3 storeys (up to 14.97m high). The indicative plan 
also shows a car park with 45 spaces for staff and visitors for the care home and hospital ward.  
 
(7) The second main element of this development relates to the proposed multi-storey car 
park. The set parameters for the said car park show a maximum of 4 split level floors with a 
maximum height of 18.015m, and a maximum floorspace of up to 12,181sqm. The indicative 
plans show that the said multi storey car park would accommodate 329 car parking spaces - 
although this is indicative only at this stage as the outline planning permission does not seek 
approval of the layout. The applicant has confirmed that a minimum of 175 spaces or 50% of 
the total number of spaces (whichever is the greater) of the said multi storey car park provision 
would be for use solely by hospital staff at a discounted rate of £1 a day. The applicant and the 
hospital are to enter into a S106 legal agreement to secure the said staff parking. The remainder 
of the multi-storey car parking provision would be for general use (i.e. pay and display parking). 
 
(8) The proposal seeks approval for a single access point off Watling Street to the centre 
of the site, with the in and out lanes being separated by a landscaped reservation.  The 
proposed access would be a left in left out only junction (i.e. only allowed to turn left out of the 
exit / and only allowed to turn left into the entrance). 
 
RELEVANT HISTORY 
 
(9) The site was once part of a farmstead, and there are several old dilapidated buildings 
on site which appear to once have been related to the original farm. The only planning history 
for this site relates to the construction of buildings (including a cart shed and barns) in January 
1941 (planning references DA/41/03251/XXOLD and DA/41/04018/XXOLD).  
 
COMMENTS FROM ORGANISATIONS 
 
(10) Environmental Health: Advise that they have no objections to the application subject to 
the imposition of conditions relating to the provision of a comprehensive air quality mitigation 
strategy; a phase 2 contaminated land assessment (including a remediation strategy if 



necessary) and a verification report submitted prior to first use of the approved development; 
and a noise impact assessment relating firstly to the amenities of future occupiers of the care 
home / hospital ward building and secondly to the potential noise / disturbance which could be 
generated by the proposal. They would also require details of any extraction equipment for the 
proposed care home / hospital ward building.  
 
(11) Kent Highway Services: Advise that they have no objections to the proposal subject to 
the imposition of conditions relating to the provision of visibility splays at the new access and 
egress points onto the highway; submission and approval of a construction management plan; 
submission and approval of a car park management plan; provision of electric vehicle charging 
points; appropriate cycle storage; submission and approval of a travel plan for the care home 
facility prior to occupation; and provision of appropriate car parking for the care home facility.  
 
(12) Thames Water: Advise that as long as the developer follows the sequential approach 
to the disposal of surface water then they would have no objections with regard to surface water 
drainage. In relation to sewerage infrastructure capacity, they would not have any objection to 
the above planning application. On the basis of information provided, Thames Water state that 
with regard to water infrastructure capacity, they would not have any objection to the above 
planning application. They suggest adding informatives upon any permission relating to water 
pressure for the proposed scheme.   
 
(13) Environment Agency: Advise that the previous use of the development site presents a 
medium risk of made ground and contamination possibly being mobilised during construction 
which could potentially pollute controlled waters. In particular the principle aquifer below the 
site. However, they are confident that it would be possible to suitably manage the risk posed to 
controlled waters by this development. Therefore, in order to ensure that the proposal would 
not result in any contamination, they request that conditions relating to contamination, surface 
water infiltration and piling / penetrative foundation designs, are imposed upon any permission.  
 
(14) KCC SUDS: Advise that they are satisfied that any future drainage system could utilise 
infiltration subject to soakage tests. They also highlight that given the fact that the site is located 
in groundwater source protection zone 3, sufficient pollution control measures would need to 
be included within any final drainage scheme. They advise that at the detailed design stage 
they would expect to see drainage design details. However, at this stage they have no 
objections subject to the imposition of conditions upon any permission relating to the detailed 
design and maintenance of a sustainable surface water drainage scheme.   
 
(15) KCC Heritage:  They advise that the application site lies within an area of multi-period 
archaeological potential to the south of the line of Roman Watling Street and includes parts of 
an historic farmstead which may have medieval origins. The Tithe map of the early 19th century 
depicts five former buildings around a central farmyard with a pond immediately to the west. A 
farmhouse may have stood on the eastern side of the farmyard. The available evidence 
indicates that of the five buildings which stood in the mid-19th century, three, including the 
probable farmhouse, were demolished sometime after 1950. The form and materials of the two 
surviving barns, which have been altered and added to, suggests that they are largely of 19th 
century date and both appear to be much altered and now in very poor condition.  KCC Heritage 
do not object to the proposal, but they request the imposition of conditions upon any permission 
relating to building recording and a comprehensive programme of archaeological work.  
 
(16) Kent Fire & Rescue Service: Confirm that the proposed means of access is considered 
satisfactory.  
 
(17) KCC Biodiversity: Advise that having assessed the submitted ecological information, 
they have no objections to the proposal subject to the imposition of conditions relating to a 
reptile survey, external lighting, and biodiversity enhancements. They also request the addition 
of an informative relating to nesting birds.  
 
(18) Council's Tree Consultant: The Council's tree consultant confirms that he has no 
objections to the proposed development, subject to sufficient tree and landscaping planting in 
the future.  



 
(19) ESSO: Advise that they have no objections to the proposal as long as the proposal 
does not affect any of their apparatus nearby (protected by covenants).  
 
(20) Darenth Parish Council: The Parish Council notes that the site lies within the Green 
Belt and that the applicant seeks to make a case that 'very special circumstances' exist to 
outweigh the basic premise that any development within an area so designated is 
'inappropriate'. The Parish Council also accepts that the site lies at the northern edge of the 
Green Belt and has lost some of the purpose of being so defined due to the surrounding 
developments that have occurred over time.  
 
The Parish Council noted several benefits of the scheme (as originally submitted) including (1) 
the improvement to the street scene as a result of the proposed demolition of the existing 
buildings which are accepted as being in a poor state of repair; (2) the provision of much needed 
additional parking to serve Darent Valley Hospital and (3) the provision of a care home facility.  
 
The Parish Council consider that subject to design and impact being carefully considered, there 
could be a case to be made of the existence of 'very special circumstances' in respect of the 
car park and care home; however, the Parish Council cannot accept that such a case could be 
made for the proposed inappropriate 'coffee shop with drive-thru facilities' to outweigh the 
Green Belt considerations.  
 
NEIGHBOUR NOTIFICATION 
 
(21) A total of 49 letters of objection have been received from 43 addresses, and 7 letters 
of support have been received from 7 addresses in relation to the proposal as originally 
submitted (which included a 90 bed care home, a new Coffee shop and drive thru facility, and 
a multi-storey car park). A letter of objection was also received from Councillor Rosanna 
Currans in relation to the proposal as originally submitted.  
 
(22) Councillor Rosanna Currans letter of objection raised the following issues: 
 
- Unacceptable development on Green Belt land.  
- Unless the proposed car park is free it won't stop people (both staff and visitors to the 
 hospital) parking on the adjacent Fleet estate, where it is free to park. Congestion is 
 already a problem in the Fleet Estate and the proposal would not make it any better.  
- Some residents are worried about extra traffic being put on to Watling Street, which will 
 be problematic when traffic is bad in the area.  
 
(23) The letters of objection comprised of 38 letters of objection from residents of the Fleet 
Estate with the remaining 11 letters of objection coming from other local residents. The letters 
of objection raised in summary the following issues: 
 
- The Fleet Estate already suffers from parking and congestion issues with indiscriminate 
 parking being generated by staff and visitors to the hospital. There is a long waiting list 
 for staff parking permits at the hospital, and the proposal would exacerbate the parking 
 issues in the area.  
- The proposal would make the parking issues at the Fleet Estate worse.  
- Increased congestion in the Fleet Estate would make it difficult for refuse vehicles and 
 emergency services to access addresses within the estate.  
- The proposal would make pollution worse in the area.  
- The proposal would in combination with all the other development going on in the area, 
 result in a detrimental impact on local infrastructure.  
- The proposed multi-storey car park would have to be used to 'get hospital parking under 
 control' and address parking / congestion issues in the Fleet Estate.  
- People won't pay to park in the proposed car park, rather they will continue to park in 
 the adjacent streets in the Fleet Estate for free. This would include hospital staff.  
- Darent Valley Hospital staff should be allowed to park in part of the multi-storey car 
 park for a 'peppercorn' rent.  
- The proposal would make traffic congestion worse in the area. 



- People using the coffee shop / drive thru facility would add to congestion problems in 
the area. (It is important to note that the Coffee shop and drive thru facility no longer forms part 
of the current application). 
- The proposal would create congestion issues during any future construction period.  
- A single access onto Princes Road would not be sufficient for the traffic that would be 
 generated.  
- The proposed care home would be a private use and not be affiliated with the hospital. 
 Therefore it would not benefit the hospital.  
- The scheme would reduce the amount of pleasant open green space within the Green 
 Belt / locality.   
- This Green Belt site should not be developed beyond what is already there.  
- The proposal would remove Green Belt land which is constantly in use by the whole 
 community.  
- The proposed multi-storey car park would appear unsightly. To the detriment of the 
 Green Belt and the wider locality.  
- The proposed three storey care home would appear overbearing in this location.  
- There is no need for another Coffee shop in the area. (It is important to note that the 
 Coffee shop no longer forms part of the current application).  
- The proposal would create environmental waste issues from the café and the care 
 home. (It is important to note that the Coffee shop no longer forms part of the current 
 application).  
- The proposed care home would create noise and disturbance.  
- There is no need for another care home in Dartford.  
- The needed care home should be built elsewhere (i.e. in Dartford Town Centre).  
- Is the care home going to be a 'bed release' for Darent Valley Hospital? 
- The site adjoins the hospital and should only be used to allow hospital development 
 expansion, which could then constitute 'very special circumstances.' 
- How would the proposal affect wildlife and the environment?  
 
 
(24) The letters of support comprised of 4 letters of support from residents of the Fleet 
Estate with the remaining 3 letters of support coming from other residents. The letters of support 
raised in summary the following points: 
 
- The proposed multi-storey car park would increase dedicated parking provision for the 
 hospital and free up on street parking provision in the Fleet Estate.  
- Parking provision should be made in the multi-storey car park for Darent Valley Hospital 
 staff.  
- Parking provision at Darent Valley Hospital is terrible and the proposal is an excellent 
 way of improving parking and access issues for the hospital.   
- The proposed care home would provide a much needed resource for the area, which 
 would be a positive thing for the community.  
- The existing site is an eyesore and needs an 'overhaul' and tidying up. The proposal is 
 a great use of this land.  
 
(25) Following on from discussions with the Local Planning Authority and taking into account 
the comments of the objectors summarised above, the applicant has amended the scheme as 
originally submitted by removing the Coffee shop and drive thru from the scheme entirely. As 
well as changing the proposed care home building into a mixed care home and hospital ward 
building, and ensuring 50% of the car parking spaces (set at a minimum  of 175 spaces) within 
the multi storey car park are provided only for Darent Valley Hospital staff at a reduced rate of 
a pound a day. The revised scheme has been re-consulted upon and up to the date which this 
report went to print there had been 2 letters of objection received in relation to the amended 
scheme. The 2 letters of objection are from the same household in the Fleet Estate and raise 
in summary the following issues: 
 
- Unlike the small farm currently on site, the proposal would be out of keeping with the 
 area.  
- The proposal would create extra traffic and footfall.  
- The care home and car park are they solely there to make profit.  



- The proposal would cause disruption to traffic, especially with only one entry and one 
 exit.  
 
(26) Any further representations received within the re-consultation period will be reported 
in the update report to the Development Control Board.  
 
RELEVANT POLICIES  
 
(27) 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. 
 
(28) Adopted Dartford Core Strategy 2011 
 
CS1: Spatial Pattern of Development 
CS13: Green Belt 
CS14: Green Space 
CS15: Managing Transport Demand 
CS21: Community Services 
CS23: Minimising Carbon Emissions 
CS24: Flood Risk 
 
(29) 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 
DP12: Historic Environment Strategy and non-designated heritage assets 
DP21: Securing Community Facilities 
DP22: Green Belt in the Borough 
DP24: Open Space 
DP25: Nature Conservation and Enhancement 
 
(30) Dartford Local Plan to 2037 - Pre-Submission (Publication) Document September 
2021. It is expected by the time of the Development Control Board the draft Local Plan will have 
been formally submitted to the Planning Inspectorate. The policies in the Pre-Submission 
Document Local Plan September 2021 are now a material consideration in the determination 
of planning applications but currently carry only limited weight).  The relevant Polices are: S1 
(Borough Spatial Strategy); M1 (Good Design); M2 (Environmental and Amenity Protection); 
M3 (Sustainable Technology, Construction and Performance); M13 (Green Belt in the 
Borough); M15 (Biodiversity and Landscape); M16 (Travel Management); M17 (Active Travel, 
Access and Parking) and M18 (Community Uses). 
 
(31) The adopted Dartford Parking Standards Supplementary Planning Document (2012) 
 
(32) The National Planning Policy Framework (NPPF) is also a material consideration 
 
COMMENT 
 
Key Issues 
 
(33) The key issues with respect to this proposal are the Green Belt policy considerations; 
the health care and parking provision benefits to the hospital and whether these can be 
considered to be 'very special circumstances'; the transport impacts; the impact on the 
amenities of the adjoining occupiers; impact on the biodiversity of the area; and any other 
issues.  
 



Green Belt  
 
(34) The application site is located within the Green Belt, as is the Darent Valley Hospital 
site to the south of the application site. Paragraph 137 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.' 
 
(35) The NPPF advises that inappropriate development is, by definition, harmful to the 
Green Belt and should not be approved except in very special circumstances. The NPPF and 
Local Plan Policies CS13 and DP22 advise that the construction of new buildings should be 
regarded as inappropriate development. Policy DP22 advises that inappropriate development 
should be resisted in accordance with national policy. This means that the proposed 
development will be unacceptable in principle, unless there are very special circumstances 
sufficient to clearly outweigh the in principle harm caused together with any other Green Belt 
harm, and only in this eventuality can planning permission be granted.  
 
(36) Paragraph 149 of the NPPF sets out some exceptions to new buildings being 
inappropriate development within the Green Belt. However, the proposal does not relate to 
agriculture or forestry; does not relate to outdoor sport, recreation, cemeteries / burial grounds 
or allotments; does not relate to the extension or alteration or replacement of a building; does 
not relate to the infilling of a village; and does not relate to affordable housing provision. 
Paragraph 149 (g) of the NPPF allows for the limited infilling or partial or complete 
redevelopment of previously developed land but only where the proposal would not have a 
greater impact on the openness of the Green belt than the existing development or would not 
cause substantial harm to the openness of the Green Belt, where the proposal would re-use 
previously developed land and contribute to an identified affordable housing need. Since the 
development is not for solely affordable housing the latter does not apply. 
 
(37) The definition of previously developed land (PDL) in the NPPF includes land which is 
occupied by a permanent structure including the curtilage of the developed land (although it 
advises that it should not be assumed the whole curtilage should be developed) and any 
associated fixed infrastructure. As the application site is occupied partially by buildings, which 
have not been in agricultural use for some time, I consider that it does fall within the definition 
of previously developed land. It therefore needs to be considered in terms of its impact on the 
openness of the Green Belt compared to the existing development. 
 
(38) In respect of openness, the National Planning Policy Guidance states: 
 
Assessing the impact of a proposal on the openness of the Green Belt, where it is relevant to 
do so, requires a judgement based on the circumstances of the case. By way of example, the 
courts have identified a number of matters which may need to be taken into account in making 
this assessment. These include, but are not limited to: 
- Openness is capable of having both spatial and visual aspects - in other words, the 
 visual impact of the proposal may be relevant, as could its volume; 
- The duration of the development, and its remediability - taking into account any 
 provisions to return land to its original state or to an equivalent (or improved) state of 
 openness; and 
- The degree of activity likely to be generated, such as traffic generation. 
 
Paragraph: 001 Reference ID: 64-001-20190722 
 
(39) It is important to recognise that the central part of the application site does contain a 
mix of dilapidated single storey and two storey buildings, with associated parking, areas of 
hardstanding and areas of spoil / external material storage. All of which provide little contribution 
to the openness and quality of the Green Belt although it should be noted that the buildings 
display a rural character which is typically expected within the Green Belt. However, the majority 
of the remainder of the eastern and western sections of the application site comprise of open 
grass paddocks that contribute to the openness of the Green Belt. I do not consider therefore 
that the proposal would comply with the exception test relating to new buildings as set out in 



the NPPF, as the proposed scheme would extend further to the east and west than the current 
buildings on site and would thus have a greater impact on the openness of the Green Belt than 
the existing development. Therefore, I am satisfied that the proposal should be considered to 
be inappropriate development within the Green Belt. It is clear that the loss of the open Green 
Belt land would be permanent given that the application site is presently largely open. This is 
the spatial element of openness. 
 
(40)  Harm to the openness of the Green Belt is considered to exist, and as a matter of 
planning judgement, the harm is significant. 
 
(41) In order to assess the harm to the Green Belt by inappropriateness I have considered 
the proposal against the five purposes of the Green Belt next. The purposes of the Green Belt 
are: 
a) to check the unrestricted sprawl of large built-up areas;  
b) to prevent neighbouring towns merging into one another;  
c) to assist in safeguarding the countryside from encroachment;  
d) to preserve the setting and special character of historic towns; and  
e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land.  
 
(42) a) to check the unrestricted sprawl of large built-up areas;  
The application site is in reality located within an area which has a relatively urban character 
within Dartford Borough, as it is surrounded by large roads, Darent Valley Hospital, Bluewater 
and large residential areas (including the large Stone Pit 2 site to the north of the site, which 
has planning permission). I consider that the open agricultural fields further to the east of the 
site (beyond the eastern side of Darenth Wood Road) and the open fields / paddocks and 
Darenth Country Park to the south of the Fleet Estate and to the south of the residential estate 
to the south of the hospital site better fulfil the Green Belt purpose of checking the unrestricted 
sprawl of built up areas than the application site due to its location between a major road and 
the hospital complex.  
 
b) to prevent neighbouring towns merging into one another;  
I do not consider that the application site serves the Green Belt purpose of preventing 
neighbouring towns merging. 
 
c) to assist in safeguarding the countryside from encroachment;  
I believe the proposal will not result in encroachment into the countryside as the site is 
surrounded by urban roads on 3 sides and the hospital complex on the fourth, and residential 
development further to the south west / west and proposed to the north. Therefore, I am of the 
opinion that the application site is already separate and distinct from open countryside. In 
addition none of its boundaries are open countryside. The proposal will have no impact on this 
purpose of the Green Belt in my opinion. 
 
d) to preserve the setting and special character of historic towns;  
I do not consider that the application site has a role in protecting the setting or character of any 
historic towns or serves this Green belt purpose. 
 
e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 
land. 
The proposal has integral ties with Darent Valley Hospital and therefore could not be provided 
on another brownfield site. The applicant has looked for alternatives sites in the urban area and 
there are none available for a care home, development of this site for a care home and car park 
will not therefore delay the redevelopment of urban brownfield land in the Borough. There is 
little derelict land within the urban area within the Borough on this scale. The Council has 
granted planning permission for development on the majority of those sites in the Borough 
which are brownfield and identified for development and many of these are coming forward or 
have been built. It is not considered that the current proposal would delay these other sites 
coming forward.  
 
(43) I am satisfied therefore that the proposal would not result in harm to the Green Belt in 
terms of its purposes. In terms of openness of the Green Belt, as set out above the concept of 



"openness" is generally considered to be land free of built development (this is distinguished 
from visual impact of the proposal (considered below)).  I consider it important to recognise that 
part of the application site is already built upon with buildings and contains car parking and the 
proposal will result in rebuilding on this land. Not all of the application site will therefore have 
an impact on the openness. However, the proposed development will constitute built 
development where there is none currently and therefore there will be a loss of openness. As 
the aim of Green Belt policy is to keep land permanently open I consider that the harm resulting 
in the loss of open land must be considered significant and given substantial weight.  
 
(44) Paragraph 148 of the NPPF advises that when considering any planning application 
local planning authorities should ensure that substantial weight is given to any harm to the 
Green Belt, and that 'very special circumstances' will not exist unless the potential harm to the 
Green Belt by reason of inappropriateness, and any other harm, is clearly outweighed by other 
considerations. Having identified that the definitional harm to the Green Belt would be caused 
overall by the proposed redevelopment of the site in terms of the impact on the loss of 
openness, it is necessary to consider whether 'very special circumstances' exist that will 
outweigh this harm to the Green Belt, and any other potential harms that may be identified in 
this report.  
 
(45) The applicant suggests that the following factors should be considered as 'very special 
circumstances' for allowing this development within the Green Belt: 
 
- The proposed care home element of the scheme would provide much needed nursing 
 and dementia care provision within the Borough.  
- The proposal would provide a 20 bed hospital ward for use solely by hospital patients 
 as an outreach facility which would free up space within the main hospital. This needs 
 to be located adjacent to the hospital and not on any other sites which might be 
 available. 
- A minimum of 175 spaces or 50% of the total number of spaces (whichever is the 
 greater) of the said multi storey car park provision would be for use solely by hospital 
 staff at a discounted rate of £1 a day.  
 
Health care / hospital benefits and Very Special Circumstances 
 
(46) The applicant has confirmed that the care home element of the scheme would provide 
care for residents with dementia, those with a nursing need and those with a residential care 
need. The Dartford, Gravesham and Swanley Clinical Commissioning Group (CCG) have 
confirmed that such additional care home beds are urgently needed in the local area. The 
Darent Valley Hospital trust also highlights that locating a nursing / dementia care home so 
close the hospital would be advantageous to help relocate patients from the hospital itself to 
the care home facility. Thereby, helping to free up more bed spaces within the hospital.  
 
(47)  Whilst I consider the provision of a much needed care home to be a significant benefit 
of the scheme and for the local community. I am not convinced that care home provision, itself, 
would justify 'very special circumstances' for locating the care home facility within the Green 
Belt, as there could potentially be alternate sites elsewhere in the borough that may be able to 
accommodate such a care home facility.  
 
(48) Bearing this in mind the applicant has worked with the Darent Valley Hospital trust and 
the Local Planning Authority to ensure that the current scheme before Members has much 
closer tie-ins with Darent Valley Hospital itself. The application is immediately adjacent to the 
Darent Valley Hospital site and lends itself to improvements to the hospital site provisions. The 
applicant and the hospital trust have agreed to enter into a S106 legal agreement to provide 
and maintain a hospital ward with 20 self-contained beds in the same building as the proposed 
care home (at no capital cost to the hospital trust). Such beds would be used solely by the 
hospital to decant patients currently in the main hospital. Thereby, allowing an extension of 
hospital facilities and freeing up more beds within the hospital for more critical care patients. 
The hospital patients located within the proposed ward would continue to be treated under 
supervision of the hospital. This arrangement would need to be secured through an 



appropriately worded legal agreement to ensure this provision is provided and retained in 
perpetuity.  
 
(49) As a result of the Covid 19 pandemic there is an undeniable health care emergency in 
the borough and country as a whole. Added to this increased residential development within 
Dartford Borough and surrounding boroughs has led to increased demand for hospital services, 
facilities and beds. As a consequence Darent Valley Hospital desperately requires the 
additional beds provided by the proposed ward, to provide urgent healthcare for patients within 
the hospital. In this particular instance I believe that the significant increased public health 
benefit from the proposal (especially from the inclusion of the 20 bed hospital ward) represents 
'very special circumstances' which outweigh the harm by reason of inappropriateness and the 
harm to the openness of the Green Belt. 
 
(50) The applicant has also confirmed that the proposed care home would place student 
nurses from the Hospital at the care home for training (specifically in relation to dementia care) 
to allow the hospital to increase its capacity for training. In this regard the applicant and the 
hospital trust have also agreed that in addition to the 20 bed hospital ward provision, a 
maximum of 10 student nurses would be placed at the care home. I consider that this further 
strengthens the link between the proposal and the hospital and the case for very special 
circumstances in allowing this proposal. This arrangement would need to be secured through 
an appropriately worded legal agreement to ensure this provision is provided and retained in 
perpetuity.  
 
(51) The indicative floor plans of the multi-storey car park suggest the number of parking 
spaces would be 329 parking spaces. However, the exact number of parking spaces would be 
agreed at a reserved matters stage, but they would be limited by the set building height and 
floor area parameters. Following discussions with the Local Planning Authority, both the 
applicant and the hospital trust are willing to enter into a S106 legal agreement to ensure that 
a minimum of 175 car parking spaces or 50% of the total number of parking spaces (whichever 
is the greater) would be allocated to hospital staff only at a charge of £1 a day. The remainder 
of the multi-storey car parking provision would be for general use (i.e. pay and display parking). 
The applicant has indicated that the general use parking provision would be available to the 
hospital but this is not enforceable so cannot be relied on as a 'very special circumstance'. I 
consider that the additional hospital staff car parking provision also represents 'very special 
circumstances' which outweigh the harm the proposal has on the openness of the Green Belt. 
 
(52) Objection letters in relation to the scheme as originally submitted highlighted that it 
appears that hospital staff and visitors to the hospital park in the adjacent Fleet Estate, which 
results in parking congestion. The hospital trust have confirmed that at present they have 
approximately 600 staff on the waiting list for permits to park on site. This clearly highlights that 
there is a demand for additional parking at the hospital. The hospital trust has advised that the 
proposed 175 staff parking spaces in the proposed multi-storey car park would allow them to 
issue permits to another 438 - 440 staff, based on a rough ratio of 2.5 permits per space. The 
applicant has confirmed that it would not be viable to provide a greater number of parking 
spaces for staff at £1 a day. However, the provision of 175 parking spaces would allow for the 
provision of additional parking spaces for hospital staff which could relieve parking pressures 
on streets in the area. The hospital is served by Fastrack and is well served by public transport 
but I acknowledge that the shift patterns of hospital staff mean that this is currently not such a 
good option for them and many will therefore choose to travel by private car. I consider the 
additional staff parking provision to be a significant benefit of the scheme. This arrangement 
would need to be secured through an appropriately worded legal agreement to ensure this 
provision is provided and retained in perpetuity.  
 
(53) In relation to visitor parking provision at the adjacent Darent Valley Hospital site, the 
hospital has 4 visitor / patient car parks, which between them provide a total parking provision 
of 536 parking spaces (including 61 disabled parking spaces). The hospital trust have provided 
car parking data for the year 2019. I consider that the 2019 parking data to be most 
representative of typical visitor parking at the hospital site, as parking figures for 2020 and 2021 
have been affected / skewed by the Covid pandemic. The pre-Covid parking figures provided 
by the hospital show that for the vast majority of the time all of the said visitor car parks were 



almost entirely full (with less than 30 visitor parking spaces available for the entire hospital site 
at peak times). I consider this highlights that the hospital visitor car parking has been and will 
likely be operating in the future at almost complete capacity. Especially with an ever-growing 
population using Darent Valley Hospital. I am of the opinion that the provision of additional car 
parking spaces for hospital visitors could be considered a significant benefit of the scheme 
although I acknowledge this could result in more car bourne trips to the site.   
 
(54) Objectors suggest that staff and visitors would not be willing to pay the required parking 
fees for utilising the additional parking in the multi storey car park, and would rather park in the 
Fleet Estate. However, if the parking spaces for hospital staff are subsidised as suggested and 
given the substantial staff permit waiting list, I am of the opinion that the proposed parking 
provision would likely be taken up by staff. As well as the fact that even with visitor car parking 
fees, visitor car parking provision was almost at (if not already reaching) capacity at times during 
the day, additional car parking in close proximity to the hospital might be attractive to visitors. If 
designed appropriately, with good lighting and safe direct pedestrian accesses the proposed 
multi storey car parking could provide a much safer option for both staff and visitors to park in, 
especially during the hours of darkness.  
 
(55) The applicant has also indicated that they would be willing to contribute to the 
consultation and implementation costs associated with the establishment of a Traffic Regulation 
Order (TRO) which would allow for the introduction of further parking controls on Fleet Estate. 
Such parking controls would of course be subject to consultation with residents, and are unlikely 
to be implemented if residents do not support the introduction of further controls so the 
implementation of a TRO itself cannot be an obligation on the developer. Such contributions 
can be secured by way of a S106 legal agreement.   
 
(56) Overall I am of the opinion that the significant linkages of the proposal with the adjacent 
hospital site (the medical care gain and the provision of additional hospital parking as detailed 
previously within this report), would provide the 'very special circumstances' required for 
allowing this proposal in this Green Belt location in this particular instance. I have set out the 
details of the above referenced tie-ins between the development and the Darent Valley Hospital 
site within the heads of terms section of this report.  
 
Consideration of other harms 
 
(57) With regard to the 'other harms' Policy DP22(3) sets out criteria for assessing these: a) 
the extent of intensification of the use of the site; b) the impact of increased activity and 
disturbance resulting from the development, both on and off site, including traffic movement 
and parking, light pollution and noise; c) the impact on biodiversity and wildlife; d) the impact 
on visual amenity or character taking into account the extent of screening required; and e) 
impacts arising from infrastructure required by the development. 
 
(58) I will assess these issues throughout the report and at the end will consider the planning 
balance to determine whether the harm to the Green Belt and other harms identified can be 
outweighed by the very special circumstances and other considerations. 
 
Landscape character and visual amenity 
 
(59) Details of the appearance, layout (including siting) and scale of the mixed care home 
and hospital ward building and multi storey car park, and hard and soft landscaping are 
reserved for future consideration in the current application which means that a detailed 
application setting out this information will need to be submitted pursuant to the outline planning 
permission if granted.  As such, a detailed assessment of the impact on visual amenities will 
take place at that stage but the visual impact of the scale of proposal as set out in the 
parameters has taken place (see below).    
 
(60) As highlighted earlier within the report, the central part of the application site comprises 
of dilapidated and derelict single storey and two storey buildings, and a collection of 
unauthorised single storey structures, mobile homes, caravans and significant evidence of 
external storage of materials and spoil / aggregate. Whereas the eastern and western sections 



of the application site are paddocks and provide these elements of the site with a more open 
and natural appearance. The majority of the boundary of the site onto Watling Street (except 
for the north west corner) is dominated by mature/semi-mature trees and scrub. As is the 
eastern and southern boundaries of the site, facing out onto the bus lane and the adjacent 
hospital site. The indicative layout indicates the retention of landscape strips around the site 
and indeed much of the landscaping around the application site falls outside of the red line 
boundary and is highways landscaping and so will not be impacted by the proposal.   
 
(61) The application is accompanied by a Landscape and Visual Appraisal report.  This 
concludes that Blackshole Farm has a relatively constrained visual envelope as a result of the 
topography of the area (with the hospital site to the south having a higher ground level than the 
application site), density of surrounding built form (with the large hospital building complex to 
the south and dense residential built for to the south west and west) and tree cover within and 
around the site. However, there are relatively close range views of the site along its northern 
boundary with Watling Street and to the north east and west of the site along Watling Street. 
As well as close range views to the south from within the hospital site. The Landscape and 
Visual Appraisal notes that the proposed development will give rise to an increase in built form 
on the site, but that a well-designed scheme would actually be beneficial to the landscape 
character and visual amenity perspective, as it would regenerate a dilapidated, unsightly small 
holding that is totally incongruous in its setting. The appraisal also notes that the proposed 
scheme could be screened or filtered by vegetation to some extent. The appraisal advises that 
the proposed development should be enhanced by retaining existing boundary landscaping and 
providing new landscaping which will improve the appearance of the public realm along Watling 
Street. These details will come forward at reserved matters stage. 
 
(62) It is my strong view that the vegetation screening around the boundaries of the 
application site should be retained where possible and enhanced. In particular new planting 
should be provided in the western section of the site (to the west of the proposed care home 
and hospital ward building) and abutting the eastern boundary of the application site. It is also 
important to note that the existing off site landscaping abutting the northern and southern 
boundaries of the application site are to be retained. This not only has benefits in terms of the 
visual impact of the proposal but is essential for wildlife (mainly bats, reptiles and birds) and 
provides a strong buffer from Watling Street to minimise noise and air pollution effects. Any 
future detailed scheme will need to factor this in and I therefore recommend that the 
landscaping condition specifically mentions the retention of the existing trees as well as the 
planting of new trees along the site boundaries (Condition 15).   
 
(63) The design of the proposed care home and hospital ward building and multi-storey car 
park will be considered at the detailed design stage/reserved matters stage.  However, the 
application includes set parameters for the site, which indicate the approximate location of both 
the care home and hospital ward building (to be located in the west of the site) and the multi-
storey car park (to be located in the east of the site). Given the degree of separation of the 
application site from housing in the locality and the fact that the site is located approximately 
177m to the north of the main hospital buildings, I am of the opinion that the proposed care 
home and hospital ward building and multi-storey car park would be largely viewed as stand-
alone structures within the immediate landscape. Although given the higher ground level of the 
hospital site and large bulk and size of the main Darent Valley Hospital buildings, there would 
be several viewpoints where there would be joint views with the existing hospital buildings. I 
consider that where the proposal would be viewed in the context of the existing hospital 
buildings, it would provide the proposed scheme with more of a sense of place.  
 
(64) The proposed care home and hospital ward building would be a maximum of three 
storeys high with a maximum height of up to 14.97m. With regard to the proposed multi storey 
car park, this would have a maximum of 4 split level floors with a maximum height of up to 
18.015m. The ground level of the proposed buildings is likely to be similar to that of Watling 
Street. However, the 'island' nature of the application site surrounded by roads and with two 
roundabouts at either end (to the north west and north east of the site), means that the proposed 
development would command a prominent location within the immediate street scene. As such, 
it is likely that the proposed care home and hospital ward building and the multi-storey car park 
would be  imposing buildings in the immediate locality, that have the potential to contribute 



significantly to the character and appearance of the area.  I consider therefore that the proposed 
development must be well designed and therefore have recommended conditions requiring 
details of the scale, appearance, materials, landscaping, and green wall / roof details 
(Conditions 1, 14, 15 and 16 respectively). Of particular interest are the indicated green wall 
elements shown on the proposed multi storey car park. I consider that it would be advantageous 
for both elements of this scheme to incorporate green wall elements into the designs. These 
issues can be adequately considered at the reserved matters stage. 
 
(65) Any proposed development will likely require the provision of security fencing around 
the boundaries of the site.  It is important that the details of this fencing are provided at the 
reserved matters stage so that the visual impact can be assessed.  I am of the strong view that 
any such fencing should be positioned behind reinforced planting along the site boundaries. If 
this is not achieved, any such security fencing will become a very prominent and imposing 
feature within the street scene which could detract from the appearance of the area. Again I 
have suggested condition 21 to require the approval of this boundary treatment.  
 
(66) Overall, based in the information provided, I consider that the impact of the 
development on visual amenities and landscape character is not likely to result in significant 
harm to the street scene or the character of the immediate area.  Further details will be 
considered at the reserved matters stage for each separate element of the development.   
 
Highway safety and amenity 
 
(67) Policies DP3 and 4 of the Dartford Development Policies Plan advise that development 
will only be permitted where it is appropriately located and minimises and manages transport 
impacts. I have discussed the location of the site earlier in the report. KCC Highways have 
considered the impact of the proposal and the detail of the Transport Assessment(s) submitted. 
 
(68) The trip generation calculations included within the updated submitted transport 
assessment highlight that the proposed care home is likely to give rise to 14 vehicle movements 
(8 arrivals and 6 departures) in the morning peak between 8 am and 9 am, and 17 vehicle 
movements (6 arrivals and 11 departures) in the evening peak between 5 pm and 6 pm. With 
regard to the potential trip generation associated with the proposed multi storey car park, the 
applicant has treated the scheme as if it would create new trip generation unrelated to the 
hospital as a worst case scenario. However, it is worth noting that as some of the proposed 
parking spaces within the multi-storey car park will be controlled for staff use and others are 
likely to be used by visitors to the hospital, some of the proposed trip generation associated 
with the proposed multi storey car park may already be happening with staff and visitors parking 
in the Fleet Estate. I am satisfied therefore that this is a robust worst case scenario. KCC 
Highways have confirmed that they agree with the proposed trip generation figures in the 
submitted transport assessment(s). They also suggest that the proposed multi storey car park 
may reduce overspill parking from the hospital site in the Fleet Estate. Therefore, they would 
encourage the Local Planning Authority seek a financial contribution to investigate and 
implement if appropriate a traffic regulation order within the Fleet Estate. As suggested earlier 
in this report, such a contribution towards the costs of consulting on and implementing a traffic 
regulation order in the Fleet Estate is recommended to form part of the S106 legal agreement. 
The applicant has also undertaken junction capacity assessments on the surrounding junctions 
(including the nearby roundabout junctions). KCC Highways have also confirmed that they 
agree with the said capacity surveys.  
 
(69) KCC Highways do not consider that the proposed trip generation resulting from both 
the care home and hospital ward building and the multi storey car park would detrimentally 
impact on the operational capacity of Watling Street and the surrounding highway network 
(including the nearby roundabout junctions) and would not therefore lead to congestion either 
at the access to the application site or in the surrounding highway network.  
 
(70)  The only matter which is subject to detailed considerations in this outline application is 
the vehicular access. The applicant is proposing introducing an access off Watling Street with 
each carriageway (in and out) approximately 10m apart, with one being a dedicated entry to 
the site and one being a dedicated exit from the site. The accesses will be left in and left out 



with vehicles having to use the roundabouts to turn. The applicant is also proposing the creation 
of a 21m long traffic island in the middle of Watling Street. The traffic island would stop motorists 
trying to turn right into the site when travelling eastwards on Watling Street, and it would stop 
motorists trying to turn right out of the site. This would reduce the likelihood of congestion 
resulting from motorists waiting to cross the road in order to enter and / or leave the site. I 
consider it important to note that the updated transport assessment provides a swept path 
analysis which demonstrates that a 10m long rigid goods vehicle, such as that which would 
provide deliveries to the care home facility, would be able to enter and egress the site with the 
proposed traffic island in situ. KCC Highways consider the design of the proposed access / 
egress from the site to be acceptable subject to conditioning that the shown visibility splays of 
2.4m by 120m are provided (Condition 27). The proposed S278 highway works (i.e. the traffic 
island) would need to be secured by way of a Grampian condition before the access is used for 
traffic associated with the care home and hospital ward building and the multi-storey car park 
(Condition 26). I would also note that KCC Highways do not object to the proposed access road 
and egress road as shown within the application site.  
 
(71) In order to improve the sustainability of the proposed care home and hospital ward 
building the applicant proposes improving the links from the site to the adjacent bus stops in 
Watling Street. In this regard the scheme would extend the footpath on the southern side of 
Watling Street so that it would provide access to the said existing bus stop and also provide a 
pedestrian access to the site from Watling Street. In order to ensure that pedestrians using the 
site would be able to access the site from the bus stop and footpath / cycle lane on the northern 
side of Watling Street, the applicant has revised the proposed traffic island so that it would 
provide a pedestrian crossing across Watling Street. This would form part of the S278 works to 
be funded / provided by the applicant and secured by way of a Grampian planning condition 
(Condition 26).  
 
Parking provision 
 
(72) In terms of parking for the proposed uses, the care home and hospital ward building 
will be expected to meet the requirements of the Parking Standards SPD.  This would be fully 
considered at the reserved matters stage.  I have not identified any issues at this outline stage 
which indicate that these parking standards could not be met.  The applicant has provided an 
indicative plan showing that 45 car parking spaces (including 5 disabled parking spaces) can 
be provided within the site for use by the care home and hospital ward building. At this outline 
stage, this provides comfort that it is possible to achieve this number of spaces along with the 
care home and hospital ward building and the multi storey car park and the access roads and 
landscaping. In terms of the adequacy of the 45 parking spaces, the applicant has sought to 
demonstrate that this would be sufficient to cater for the needs of staff and visitors.  In relation 
to parking provision for care home facilities, the Parking Standards SPD requires 1 space per 
2 staff for employee parking and 1 space per 6 beds / residents for visitor parking. The applicant 
has suggested that the indicative 70 bed care home facility would employ 70 full time members 
of staff working on a shift basis. On a day time shift (8am to 8pm) the applicant advises that 
around 30 care home staff would be working at the site. On a night time shift (8pm to 8am) the 
applicant advises that circa 15 staff would be working on site. Therefore, the applicant has 
indicated that the parking demand that would be generated for the shown indicative care home 
facility would be 27 spaces during the day time and 20 spaces at night time. Based on the 
suggested parking demand generated by the care home facility, it is likely that the site could 
provide sufficient parking for the care home.  
 
(73) In relation to parking provision for the 20 bed hospital ward facility, the Parking 
Standards SPD requires 1 space per 2 staff for employee parking and 2 spaces per 3 beds for 
visitor parking. The exact number / ratio of staff for the proposed hospital ward is unknown at 
present, however, the indicative site plans for the proposal suggest that the care home and 
hospital ward building car park would be able to provide the hospital ward with at least 18 
parking spaces. I am of the opinion that this would likely be sufficient dedicated parking 
provision for the new hospital ward, especially when taking into account the parking provision 
being provided by the multi-storey car park. I consider that a parking management condition 
relating to parking provision at the proposed care home and hospital ward should be imposed 
upon any permission (Condition 30).   



 
(74) Cycle parking would need to be provided in relation to the care home and hospital ward 
element of the development and the adequacy of this cycle parking would be considered at the 
reserved matters stage.  
 
(75) An important part of the highway mitigation package is securing a robust Travel Plan.  
KCC Highways have asked that a Travel Plan is provided in relation to the care home facility. 
Travel Plans seek to promote the use of public transport, walking and cycling and discourage 
the use of the car.  In order for Travel Plans to be effective and have a meaningful impact in 
terms of reducing car trips to and from the site, they need to be well monitored.  I have 
recommended a condition to secure the submission of a Travel Plan for the care home facility 
(Condition 29).  The Section 106 agreement will also secure a Travel Plan monitoring fee which 
will be used to ensure that the Travel Plan is being implemented at the site and to monitor its 
effectiveness.   
 
(76) Overall, I consider that, with the mitigation measures set out above, the development 
would not have a harmful impact on highway safety or amenity. 
 
(77) I consider therefore that the proposal complies with Policies DP3 and 4 and would not 
result in harm to the surrounding road network. I consider therefore that the traffic impacts of 
the development are neutral in the planning balance.   
 
Impact on adjoining occupiers 
 
(78) The Darent Valley Hospital site lies to the south of the application site, with main roads 
to the north, east and west of the application site. The nearest adjoining residential properties 
are located to the south west of the site on the western side of Gore Road. The indicatively 
shown three storey care home and hospital ward building would be located approximately 54m 
away from the said properties in Gore Road. I would also note that the indicative drawing shows 
that the proposed care home and hospital ward building would enjoy an oblique relationship 
with the houses in Gore Road, so that there would be no direct views. The exact design and 
location of the care home and hospital ward building and issues relating to windows will be 
addressed at reserved matters stage, if Members consider this outline application to be 
acceptable. However, I am of the opinion that, given the separation distance involved, the 
proposal would unlikely detrimentally affect the amenities of residents living in Gore Road or 
any other residential amenity of existing properties further afield. In relation to the proposed 
residential properties which will be built out on the Stone Pit Site on the other side of Watling 
Street (under application reference DA/19/01280/VCON), the indicative drawings show the care 
home and hospital ward building and multi-storey car park would be located approximately 25m 
away from any residential properties on the opposite site. Although the exact design and layout 
of the proposal would need to be assessed at a reserved matters stage, I consider that this 
degree of separation, combined with the limited height of the proposed buildings, the existing / 
proposed vegetation screening at and adjacent to the application site and the fact that the two 
sites would be separated by a large main road, would result in this scheme not detrimentally 
affecting the amenities of any future resident of the Stone Pit 2 site. It should be noted that the 
detailed design of the residential development at Stone Pit 2 has also not been submitted yet. 
I am satisfied therefore that any overlooking or loss of privacy can be designed out. 
 
(79) I do not consider that the proposed care home and hospital ward building and the multi-
storey car park to be particularly noisy uses. However, I recognise that there could be a degree 
of noise and activity emanating from the multi-storey car park and from deliveries to the care 
home and hospital ward building, that may be discernible from residential properties close by 
(in particular those future properties on the opposite side of Watling Street). I therefore 
recommend that a Noise Assessment is required to be submitted with the detailed design 
submission at the reserved matters stage to consider the exact layout and design of the 
proposal in relation to the existing residential properties to the west and the proposed residential 
properties to the north. The Council's Environmental Health Officer has also recommended that 
a future noise impact assessment would also need to take into account the amenities of future 
occupiers of the care home / hospital ward building. Therefore, a condition requiring the 
submission of a noise assessment should be imposed upon any permission (Condition 13).  



 
(80) Details of lighting for the proposal are not provided at this outline stage.  I have 
recommended a condition to secure details of the lighting across the site which will consider 
the impact on local residents as well as the visual impact and wildlife (Condition 34).   
 
(81) Overall, I consider that the proposed development would not harm the residential 
amenities of existing and future residents of the area and future residents of the scheme.   
 
Heritage Assets 
 
(82) Policy DP12 (7) and paragraph 197 of the NPPF highlight that the effects of proposals 
on the significance of non-designated heritage assets should be taken into account when 
determining applications. 
 
(83) The application site lies within an area of multi-period archaeological potential to the 
south of the line of Roman Watling Street and includes parts of an historic farmstead which may 
have medieval origins. The Tithe map of the early 19th century depicts five former buildings 
around a central farmyard with a pond immediately to the west. A farmhouse may have stood 
on the eastern side of the farmyard. The available evidence indicates that of the five buildings 
which stood in the mid-19th century, three, including the probable farmhouse, were demolished 
sometime after 1950. The form and materials of the two surviving barns, which have been 
altered and added to, suggests that they are largely of 19th century date and both appear to be 
much altered and now in very poor condition.   
  
(84) KCC Heritage do not object to the proposal, but they have requested that the heritage 
interest of the former farm site is preserved by record. This would require detailed historic 
building recording before and during demolition and supported by a comprehensive programme 
of archaeological work which would address questions about the origins and history of the 
farmstead as well understanding the wider, earlier archaeological interest of the whole 
development site, about which little is presently known. 
 
(85) Consequently, in line with the comments of KCC Heritage, I believe that subject to 
conditions relating to building recording and securing further archaeological work across the 
site (Conditions 5 and 4 respectively), the proposed development would have an acceptable 
impact on potential archaeology.  
 
Ecology 
 
(86) Policy DP25 advises that proposals should seek to avoid any significant impact on 
existing biodiversity features and proposals will be expected to preserve and where possible 
enhance existing habitats. 
  
(87) Following submission of the initial ecology report, further details have been provided 
with regard to bats in the form of bat emergence surveys.  KCC Biodiversity are satisfied that 
the demolition of the buildings on site would not result in the loss of bat roosts. However, they 
do highlight that bats were recorded foraging and commuting over and around the site. 
Consequently they recommend the imposition of a condition (Condition 34) in relation to 
securing external lighting details, in order to mitigate against potential adverse effects on bats 
from any external lighting.  
 
(88) The original ecology report states "Suitable reptile habitat is present within the site and 
records of slow worm within the site have been returned". As such, the report recommended a 
further survey for reptiles. However, upon further examination KCC Biodiversity consider that 
due to the small amount of suitable reptile habitat on-site, and because most of the boundary 
vegetation is due to be retained (likely where reptiles would be found), they are satisfied that a 
reptile survey of the site can be conditioned on this occasion. Such reptile surveys would have 
to be provided as part of any future reserved matters application. I have added the suggested 
condition should Members be minded to grant permission (Condition 10).  
 



(89) The site boundaries contain a number of mature trees and shrubs, and being this in 
mind KCC Biodiversity also highlight that any work to vegetation/structures that may provide 
suitable nesting habitats should be carried out outside of the bird breeding season (March to 
August) to avoid destroying or damaging bird nests in use or being built. If vegetation/structures 
need to be removed during the breeding season, mitigation measures need to be implemented 
during construction. This includes examination by an experienced ecologist prior to starting 
work and if any nesting birds are found, development must cease until after the juveniles have 
fledged. Habitats that are present on and around the site that provide opportunities for breeding 
birds. Therefore, an informative relating to nesting birds should be added to any permission.  
 
(90) Policy DP25 and paragraph 180 of the NPPF (2021), highlight that biodiversity must be 
maintained and enhanced through the planning system. KCC Biodiversity highlight that the 
indicative design shows a sizeable amount of 'green space' that will be replaced with buildings 
and hardstanding. In the absence of compensatory measures, it is likely that there will be a loss 
of biodiversity, which is not acceptable. Therefore, on the advice of KCC Biodiversity, I believe 
that an 'Ecological Design Strategy' (EDS) and a 'Landscape and Ecological Management Plan' 
(LEMP) are produced and submitted with the first detailed reserved mattes application. The 
EDS should include measures such as:  
 
- The provision of 'living' roofs and walls wherever possible.  
- Native species-only landscaping.  
- Wildflower meadow grassland creation.  
- Wildlife pond creation.  
- Integrated bird nest bricks (especially for declining species like Swifts).  
  
(91) In addition to the general details of the management of any agreed ecological 
enhancements, the LEMP would also need to include details of the legal and funding 
mechanism(s) by which the long-term implementation of the plan will be secured by the 
developer with the management body(ies) responsible for its delivery. It is considered that it 
would be appropriate to condition the future submission of details relating to the provision of a 
suitable EDS and LEMP (Conditions 11 and 12 respectively).  
 
(92) I therefore consider that the ecological harm on this site is limited and can be 
satisfactorily mitigated and that enhancements can be achieved which would weigh against 
these harms. I consider that the ecological harms are therefore neutral in the planning balance. 
 
Trees / Hedges 
 
(93) The Council's tree consultant agrees with the findings of the Tree Survey and Report 
that the tree stock on site is generally poor and apart from the southern boundary hedge, which 
is located partly within the application site and partly outside the application site, not 
arboriculturally worthy of protection and retention. Trees and vegetation at the application site 
are concentrated around the boundaries of the application site, and just outside the application 
site. The report highlights that the southern boundary hedge is of a better quality and also plays 
a role in providing screening of the site. Whilst the submitted Tree Survey and Report notes 
that the hedge on the northern boundary with Watling Street is rather poor in arboricultural 
quality terms but does provide the site with a level of amenity screening provision.  
 
(94) The submitted Tree Survey and Report suggests that tree protection fencing should be 
put in place along the southern boundary of the site to protect the existing southern boundary 
hedge. Whilst I agree that the southern boundary hedge / vegetation should be protected, I also 
value the retention of the hedge / vegetation abutting the northern boundary of the site as well 
(both inside and outside of the application site). Therefore, I consider that appropriate tree 
protection details should be secured by way of a condition (Condition 8).  
 
(95) The Councils tree consultant states that the proposal would provide an opportunity to 
improve the quality and appearance of tree provision and landscaping at the site. I agree with 
this opinion and consider that a landscaping condition be imposed upon any permission 
(Condition 15).  
 



(96) On balance given the removal of some non-descript trees within the site, but the 
maintenance of the existing and the new succession planting I consider that the weight to be 
given to trees on the site is positive. 
 
Air quality 
 
(97) Paragraph 186 of the NPPF highlights that:  "Planning policies and decisions should 
sustain and contribute towards compliance with relevant limit values or national objectives for 
pollutants, taking into account the presence of Air Quality Management Areas and Clean Air 
Zones, and the cumulative impacts from individual sites in local areas. Opportunities to improve 
air quality or mitigate impacts should be identified, such as through traffic and travel 
management, and green infrastructure provision and enhancement. So far as possible these 
opportunities should be considered at the plan-making stage, to ensure a strategic approach 
and limit the need for issues to be reconsidered when determining individual applications. 
Planning decisions should ensure that any new development in Air Quality Management Areas 
and Clean Air Zones is consistent with the local air quality action plan." Given that the proposal 
will generate a degree of traffic, the main impact on air quality will be from traffic associated 
with the care home and hospital ward building and the multi storey car park.   
 
(98) The applicant has submitted an Air Quality Mitigation Statement, which suggests 
various mitigation measures during any future construction process, as well as a variety of 
future measures during the operation of the new development proposed (such as electrical 
vehicle charging points in 10% of parking spaces, a travel plan for the care home and hospital 
ward building, provision of cycle storage and increased green infrastructure on the site). The 
Council's Environmental officer has not raised any objections to the proposal on the grounds of 
air quality. However, he does suggest that a more comprehensive air mitigation strategy be 
secured by way of a condition (Condition 24). I consider that more comprehensive mitigation 
measures will provide a meaningful way of reducing the air quality impact from the 
development. 
 
(99) The submitted Air Quality Mitigation Statement does not appear to consider the issue 
of existing air quality on future occupiers of the care home and hospital ward building. This 
issue needs to be addressed as part of any future reserved matters application, and I consider 
it appropriate to add a condition (Condition 24) in relation to carrying out an air quality 
assessment and a fully comprehensive air mitigation strategy.  
 
Other issues 
 
Land Contamination 
 
(100) In accordance with Environment Agency and Environmental Health comments, I would 
recommend that conditions related to remediation of any contamination on the land and a 
subsequent verification report be imposed should Members be minded to grant planning 
permission (Conditions 7 and 32). I am satisfied that should there be any localised 
contamination arising on the site this can be mitigated. 
 
Flooding / Drainage 
 
(101) A Flood Risk Assessment (FRA) for the site is submitted with this application. The FRA 
has demonstrated that Blackshole Farm is located in Flood Zone 1 as defined by the 
Environment Agency, and that the site is at little risk from flooding. In order to ensure that the 
proposal would not create issues relating to surface water flooding form the site, a surface water 
drainage strategy will need to be clearly developed for the scheme.  
 
(102) The site is located within a groundwater source protection zone 3 and above a principle 
aquifer, as such the applicant needs to demonstrate that surface water can be disposed of 
without creating any contamination issues. The Environment Agency advises that the use of 
infiltration surface water drainage (as suggested by the applicant) may be acceptable but they 
need to see more details with regard to design and contamination before they can confirm that 
this is appropriate. They have therefore requested a condition that there is no infiltration of 



surface water drainage into the ground other than with the prior consent of the Local Planning 
Authority (Condition 33). KCC SUDS have not objected to the principle of the proposal subject 
to a further details being provided relating to the detailed design and maintenance of a 
sustainable surface water drainage scheme. I would suggest therefore that a condition is 
imposed requesting further details of the surface water drainage system to be agreed 
(Conditions 9 and 25) and a condition to prevent any infiltration of the ground in the future 
without details being agreed (Condition 33).  
 
(103) Thames Water do not object to the proposal on either surface water drainage or foul 
water drainage grounds. They advise that if soakaways prove unsuitable in this location, that 
as long as the applicant follows the sequential approach to the disposal of surface water they 
would have no objection to the scheme. This includes where necessary potentially disposing of 
some surface / ground water into the public sewage infrastructure. Consequently, I believe it to 
be acceptable to condition surface water details to be provided providing these details are 
agreed before any groundworks start (Condition 9). 
 
Energy Efficiency 
 
(104) Policy CS23 seeks to secure BREEAM 'Excellent' for non-residential development over 
1000 sqm or any future equivalent. The BREEAM certification is a sustainability assessment 
method for development as a way of minimising carbon emissions.  The Council has published 
the Pre-Submission version of the new Dartford Local Plan. Policy M3 of the Pre-Submission 
Plan also states that non-residential development over 1000 sqm must achieve the BREEAM 
excellent standard.  I have recommended a condition to secure this for the care home and 
hospital ward building (Condition 19). Water efficiency is also a key issue in Dartford and Policy 
DP11 seeks to secure a water efficiency level of 110 litres per person per day for all new 
dwellings.  
 
PLANNING OBLIGATION  
 
(105) Regulation 122(2) of the Community Infrastructure Levy Regulations 2010 provides 
that a planning obligation can only constitute a reason for granting consent if the obligation is: 
- necessary to make the development acceptable in planning terms; 
- directly related to the development; and 
- fairly and reasonably related in scale and kind to the development. 
All applications must clearly demonstrate that any planning obligation that is used to justify the 
grant of consent must meet these three tests. 
 
(106) If Members are minded to grant planning permission I would advise that a section 106 
legal agreement is also required to deal with the direct impacts of this development.  I consider 
that the following issues are required to mitigate the impacts of the development: 
i) The provision of a 20 bed hospital ward for use solely by hospital patients.  
 
ii) The proposed multi-storey car park would provide a minimum of 175 car parking spaces 
or 50% of the agreed number of provided parking spaces (whichever is the greater) to hospital 
staff only at a fee of £1 a day.  
 
iii) Payment of costs for the consultation and implementation costs associated with the 
introduction of a traffic regulation order in the Fleet Estate.   
 
iv) Secure a Travel Plan monitoring fee which will be used to ensure that the Travel Plan 
is being implemented at the site and to monitor its effectiveness.  
 
FINANCIAL BENEFITS  
 
(107) 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. 
 
(108) In this particular case the 'financial benefits' which I am aware of are those accruing 
from the S106 legal agreement as set out above.  
 
HUMAN RIGHTS IMPLICATIONS 
 
(109) 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 
 
(110) In determining the application regard has been had to the Public Sector Equality Duty 
(PSED) as set down in section 149 of the Equality Act 2010, in particular with regard to the 
need to: 
-Eliminate discrimination, harassment, victimisation and any other conduct that is prohibited 
under the Act; 
-Advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; and 
- Foster good relations between persons who share a relevant characteristic and persons who 
do not share it.  
 
It is considered that the application proposals would not conflict with the objectives of the Duty 
and would enhance the existing hospital facilities by providing a 20 bed outreach ward for 
people in need of case. 
 
PLANNING BALANCE AND CONCLUSIONS 
 
(111) The proposal is considered to be inappropriate development in the Green Belt which is 
harmful by definition. This harm is afforded substantial weight. However, I note that the 
application site is in reality located within an area which has an urban character within Dartford 
Borough, as it is surrounded by large roads, Darent Valley Hospital, Bluewater and large 
residential areas (including the large Stone Pit 2 site to the north of the site, which has planning 
permission). Therefore, I do not consider the proposal represents an encroachment into the 
countryside, and I do not believe that the proposal would result in the sprawl of development 
further into any other areas of Green Belt in the locality or to adjacent residential development. 
Therefore, I do not consider that the proposal would be contrary to the purposes of the Green 
Belt. The development would however result in a reduction of the openness of the site which is 
significant.   
 
(112) With regard to the 'other harms': Policy DP22(3) sets out criteria for assessing these: 
a) the extent of intensification of the use of the site; b) the impact of increased activity and 
disturbance resulting from the development, both on and off site, including traffic movement 
and parking, light pollution and noise; c) the impact on biodiversity and wildlife; d) the impact 
on visual amenity or character taking into account the extent of screening required; and e) 
impacts arising from infrastructure required by the development. I have assessed these issues 
and potential for other harms arising as well. 
 
(113) In terms of (a) the extent of intensification of the use of the site, this does not have any 
impact on impact on local amenity but is solely related to the increase in built development and 
the impact on character and visual amenity of the area. With regard to (d) the impact on visual 
amenity or character taking into account the extent of screening required: I have concluded that 
as the buildings on the site are dilapidated and the site appears as a somewhat incongruous 
piece of land within an urban setting, it provides limited benefit to the street scene or character 
of the immediate area. The proposed scheme would subject to the design being of a high 
standard, result in there being limited harm to the overall impact of the development on the 
landscape character and the visual impact of the proposal is limited. The site is not designated 
as having any specific landscape value in local plan policy and therefore I attribute low weight 



to any limited harm arising to visual amenity and character of the area. Care will need to be 
taken at the reserved matters stage to secure landscaped site boundaries at the site along 
Watling Street and the adjacent bus lane.  Care will also need to be taken in the design, height, 
scale and position of the care home and hospital ward building and multi storey car park to 
ensure that it is of a high standard that respects the surrounding environment. I consider 
therefore in the planning balance this is neutral. 
 
(114) With regard to b) the impact of increased activity and disturbance resulting from the 
development, both on and off site, including traffic movement and parking, light pollution and 
noise;  the proposal will not result in any harm to local amenity in terms of noise and disturbance 
and the assessment of the traffic impacts by the relevant Highways Authorities have concluded 
that the traffic can be accommodated on the local network and that where there is potential for 
traffic to queue to enter the site, this can be mitigated through off-site highway works which the 
developer has agreed to pay for. I am satisfied that there will be no harm arising from the 
increase activity. With regards to lighting, I have assessed this with regard to this impact on 
visual amenity. 
 
(115) With regard to c) the impact on biodiversity and wildlife; I am satisfied that the potential 
for ecological harm on this site is limited and can be satisfactorily mitigated and that 
enhancements can be achieved which would weigh against these harms. I consider therefore 
that the ecological harms are therefore neutral in the planning balance. 
 
(116) With regard to e) impacts arising from infrastructure required by the development, the 
impacts with regard to health, education and strategic transport infrastructure can be mitigated 
by proposals which are under consideration and which support funding from CIL will assist in 
delivering. I do not consider therefore there is any identifiable harm arising from the proposal 
with regard to infrastructure. I consider this is a moderate benefit of the scheme. 
 
(117) With consideration to other harms and impacts of the development, I am satisfied that 
the proposal would not create any heritage issues given the poor standard of the buildings 
currently on site, and would subject to details being provided in relation to contamination, 
drainage and air quality, not create any harms in relation to these issues either.   
 
(118) With regard to the loss of some trees on site, the Council's tree consultant confirms 
that there are no quality trees on the site. I am satisfied that the trees / hedges which are to be 
are retained within the site around the boundaries of the site and those trees / hedges which 
are outside the site, would in combination with the proposed landscaping yet to be agreed, help 
provide additional landscaped screening for the site. On balance therefore given the removal 
of some trees but the maintenance of the existing and the new succession planting I consider 
that the weight to be given to trees on the site is neutral. 
 
(119) There are two key aspects I consider which weigh heavily in favour of the development. 
Firstly I consider that very substantial weight should be given to the medical health benefits to 
Darent Valley Hospital and thereby the wider community arising from the provision of the 20 
bed hospital ward and associated nurse training facilities within the proposed care home. I 
consider therefore there is significant public benefit to the provision of this additional medical 
facility. Secondly I consider that the provision of all the car parking spaces in the multi storey 
car park for use by the hospital also weighs heavily in the planning balance. The provision of a 
minimum of 175 parking spaces for hospital staff and increased hospital visitor parking, would 
be a significant benefit for the hospital and in particular the hospital staff. The additional car 
parking proposed could also help to reduce parking congestion in the adjacent Fleet Estate.  
 
(120) In conclusion, I consider that the definitional harm to the Green Belt must be given very 
substantial weight in consideration of an application for inappropriate development. Significant 
harm by way of loss of openness would also result from the proposed development. Other 
matters assessed do not result in any harms arising and I consider that other planning policies 
have been complied with so these are neutral in the balance. I consider that the provision of 
high quality buildings / facilities for use to significant degree by Darent Valley Hospital and the 
removal of deteriorating buildings in what is an urban location can be given some weight. This, 
together with the additional substantial weight coming from the fact that the proposal would be 



intrinsically linked to the adjacent hospital site and would undoubtedly help in the running and 
performance of the hospital are, in my opinion, benefits which constitute Very Special 
Circumstances which outweigh the identified harm to the Green Belt. Accordingly it is 
recommended that planning permission should be granted subject to the completion of an 
appropriately worded S106 agreement and the conditions recommended below. 
 
ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS 
 
(121) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is Schedule 2 development. A screening opinion has been 
adopted which concludes that the proposal is not EIA development'. 
 
REFERRAL TO SECRETARY OF STATE 
 
(122) The Town and Country Planning (Consultation) (England) Direction 2009 requires local 
planning authorities in England to consult the Secretary of State before granting planning 
permission for development which includes inappropriate development in the Green Belt where 
the provision of a building or buildings where the floor space to be created by the development 
is 1,000 square metres or more relating to urban development.  
 
(123) Where a local planning authority does not propose to refuse an application for planning 
permission to which this Direction applies, the authority shall consult the Secretary of State. 
Where a local planning authority is required to consult the Secretary of State, they shall not 
grant planning permission on the application until the expiry of a period of 21 days beginning 
with the date which the Secretary of State tells the authority in writing is the date the consultation 
has been received. 
 
 
RECOMMENDATION: 
 
Approval of Outline Permission. 
 
01 Approval of details of the layout, scale and appearance of the building(s) and the 

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

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

documents:  Site Location Plan; SK16/24/C- Revision 10 (Proposed Ground Floor Plan 
- care home and hospital ward building);  SK16/24/C- Revision 11 (Proposed First Floor 
Plan - care home and hospital ward building);  SK16/24/C- Revision 12B (Proposed 
Second Floor Plan);  SK16/24/C- Revision 13 (Proposed Roof Plan - care home and 
hospital ward building); SK16/24/C- Revision 14A (Section A-A - care home and hospital 
ward building); SK16/24/C- Revision 15A (Section B-B - care home and hospital ward 
building; SK16-24-S-16 Rev D (Site Plan With Proposed & Existing Levels); SK16-24-S-
18 Rev D (Site Plan & Sections); SK16-24-S-19 Revision D (Site Landscape Layout); 
SK16-24-S-20 Revision C (Site Constraints Plan Demolition Plan); SK16-24-SC-21 Rev 
D (Site Constraints Plan Max Building Height); SK16-24-M- Revision 09A (Decked Car 
Park Level Plans); DWA Architects Planning Statement (B8300(002)/3.1/RM/SE/01); 
DMMason Engineering Consultants Ltd Transport Assessment Additional Information 
(dated 15th June 2019); and e-mails from the applicant dated 5th August 2021, 27th 
October 2021, 9th November 2021 and 1st December 2021. 

 
 



02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 No development on the site shall take place until a Construction Method Statement has 

been submitted to, and approved in writing by the Local Planning Authority. The 
approved Statement shall be adhered to throughout the construction period. The 
Statement shall provide for:  
a) The hours of construction  
b) The parking of vehicles of site operatives and visitors  
c) Parking of construction vehicles 
d) Routing of and access for construction and delivery vehicles to / from site 
e) Timing of deliveries 
f) Loading and unloading of plant and materials  
g) Storage of plant and materials used in constructing the development  
h) Temporary traffic management / signage 
i) The erection and maintenance of security hoarding  
j) Wheel washing facilities  
k) Measures to control the emission of dust and dirt during construction. 

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

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

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

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

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

ii) following on from the evaluation, any safeguarding measures to ensure preservation 
in situ of important archaeological remains and/or further archaeological 
investigation and recording in accordance with a specification and timetable which 
has been submitted to and approved by the Local Planning Authority 

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

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

 
05 Before commencement of any building operations on site, details of a programme of 

historic building recording in accordance with a written specification and timetable shall 
be submitted to and approved by the Local Planning Authority.  The details shall be 
implemented as approved. 

 
05 To ensure that historic building features are properly examined and recorded in 

accordance with Policy DP12 of the adopted Dartford Local Plan. 
 
06 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include details of existing and proposed levels of the land and building(s), including 
a contoured site plan, and section drawings showing any required retaining walls. 
Development shall be carried out in accordance with the approved details. 

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

of the site and in the interests of visual amenities in accordance with Policy DP2 of the 
adopted Dartford Local Plan. 

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

assessment, including a phase 2 (intrusive) site investigation and remediation 
methodology (if necessary) shall be submitted to and approved by the Local Planning 
Authority.  If during any works contamination is encountered which has not previously 
been identified then the additional contamination shall be fully assessed and an 



appropriate remediation scheme agreed with the Local Planning Authority.  Any 
remediation details shall be implemented as approved. 

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

delivery of associated machinery or materials) tree protection measures shall be erected 
around all retained/protected trees in accordance with details to be submitted to and 
approved by the Local Planning Authority. 

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

accordance with Policies DP2 and DP25 of the adopted Dartford Local Plan. 
 
09 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include a detailed sustainable surface water drainage scheme for that site, shall be 
submitted to (and approved in writing by) the local planning authority. The detailed 
drainage scheme shall demonstrate that the surface water generated by this 
development (for all rainfall durations and intensities up to and including the climate 
change adjusted critical 100 year storm) can be accommodated and disposed of within 
the curtilage of the site without increase to flood risk on or off-site. The drainage scheme 
shall also demonstrate that silt and pollutants resulting from the site use and construction 
can be adequately managed to ensure there is no pollution risk to receiving waters. The 
drainage scheme shall be implemented in accordance with the approved details prior to 
first occupation of the development (or within an agreed implementation schedule). 

 
09 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 and to ensure that groundwaters are protected in accordance with Policy 
CS25 and DP5 of the adopted Local Plan. 

 
10 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of a reptile presence / absence survey and mitigation 
strategy (if necessary), and shall be submitted to and approved in writing by the local 
planning authority before the commencement of any works on site (including demolition 
and site clearance). Any mitigation strategy shall be implemented in accordance with the 
approved details and maintained thereafter. 

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

with Policy DP25 of the Dartford Local Plan. 
 
11 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of an Ecological Design Strategy (EDS), and shall be 
submitted to and approved in writing by, the local planning authority. The EDS will include 
the following:  
- Purpose and ecological conservation objectives for the proposed works;  
- Review of site potential and constraints;  
- Detailed design(s) and/or working method(s) to achieve stated objectives;  
- Extent and location/area of proposed works on appropriate scale maps and plans;  
- A native species planting schedule;  
- Timetable for implementation demonstrating that works are aligned with the 

proposed phasing of development, and;  
- Persons responsible for implementing the works.  

  
The ecological works as set out in the EDS shall only be carried out in accordance with the 
approved details and all features shall be retained thereafter. 
 
11 In the interests of safeguarding and enhancing ecology and biodiversity in accordance 

with Policy DP25 of the Dartford Local Plan. 
 



12 The details submitted pursuant to condition 1 above (the reserved matters) for the site 
shall include the submission of a Landscape and Ecological Management Plan (LEMP), 
and shall be submitted to and approved in writing by, the local planning authority. The 
LEMP shall include the following:  
- Description and evaluation of features to be managed;  
- Constraints on site that might influence management;  
- Aims and objectives of management;  
- Appropriate management prescriptions for achieving aims and objectives;  
- Preparation of a work schedule (including an annual work plan capable of being 

rolled forward over a five-year period);  
- Details of the body or organisation responsible for implementation of the plan, and;  
- Ongoing monitoring and remedial measures. 

 
 The LEMP shall also include details of the legal and funding mechanism(s) by which the 

long term implementation of the plan will be secured by the developer with the 
management body(ies) responsible for its delivery. The approved plan will be 
implemented in accordance with the approved details thereafter. 

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

with Policy DP25 of the Dartford Local Plan. 
 
13 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of a noise impact assessment and a scheme for noise 
attenuation measures (if necessary), and shall be submitted to and approved by the 
Local Planning Authority. Any approved noise insulation / mitigation details shall be 
implemented prior to occupation of the development hereby approved and thereafter 
maintained in accordance with the approved details. 

 
13 To protect the amenities and privacy of future occupiers of the site and the adjoining 

properties in accordance with Policies DP5 and DP20 of the adopted Dartford Local Plan. 
 
14 The details submitted pursuant to condition 1 (reserved matters) for the site shall include 

details and samples of all materials to be used externally.  The development shall be 
carried out in accordance with the approved details. 

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

DP25 of the adopted Dartford Local Plan. 
 
15 The details pursuant to condition 1 (reserved matters) for the site shall include a 

landscaping scheme including both hard and soft landscaping, boundary treatment, the 
retention and reinforcement with native species of trees and vegetation along the 
boundaries of the site (with any fencing sited behind this planting) and a programme for 
its management, shall be submitted to and approved by the Local Planning Authority and 
shall be implemented prior to the first use of the site (unless this falls outside of the 
planting season in which case it shall be implemented at the first opportunity during the 
following planting season, between October and March inclusive). Such landscaping 
shall thereafter be maintained for a period of five years.  Any trees, shrubs or grassed 
areas which die, are removed or become seriously damaged or diseased within this 
period shall be replaced within the next planting season with plants of similar species 
and size to that approved. 

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

DP25 of the adopted Dartford Local Plan. 
 
16 The details pursuant to condition 1 (reserved matters) for the site shall include details of 

any green roofs and green walls together with details of how these features will be 
managed and maintained, shall be supplied to and approved in writing by the Local 
Planning Authority, and shall be implemented prior to first use of the site (unless this falls 
outside of the planting season in which case it shall be implemented at the first 
opportunity during the following planting season, between October and March inclusive). 



Such landscaping shall thereafter be maintained. Any area of the green roof/wall which 
die, are removed or become seriously damaged or diseased shall be replaced within the 
next planting season with plants of similar species and size to that approved. 

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

DP25 of the adopted Dartford Local Plan. 
 
17 The details submitted pursuant to condition 1 (reserved matters) for the site shall include 

details of the car parking layout, number of spaces, circulation and turning space 
associated with the care home and hospital ward building hereby approved. The 
approved car parking, circulation and turning space shall be provided prior to occupation 
of the site hereby approved and kept available for such use at all times and no 
development, whether permitted by the Town and Country Planning (General Permitted 
Development) Order 2015 or not, shall be carried out on that area of land or to preclude 
vehicular access thereto. 

 
17 To ensure the permanent retention of satisfactory car parking, and manoeuvring facilities 

in accordance with the Local Planning Authority's standards and Policies DP2, DP3 and 
DP4 of the adopted Dartford Local Plan. 

 
18 The details submitted pursuant to condition 1 (reserved matters) for the site shall include 

details of the proposed pedestrian routes / access to the existing Bus Stop on the 
Southern side of Watling Street. The approved pedestrian routes / access shall be 
provided prior to occupation of the site hereby approved and kept available for such use 
at all times. 

 
18 To ensure that future occupiers of the site have a safe, convenient and attractive public 

transport alternative in accordance with Policy DP4 of the adopted Local Plan and to 
ensure that the transport impact of the development on the highway network are 
minimised in accordance with Policy DP3 of the adopted Local Plan. 

 
19 The details submitted pursuant to condition 1 for the site shall demonstrate that the care 

home and hospital ward building will secure a BREEAM 'Excellent' rating. 
 
19 In the interest of minimising carbon emissions in accordance with Policy CS23 of the 

adopted Local Plan. 
 
20 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of details relating to the storage and collection of waste, and 
shall be submitted to and approved in writing by the local planning authority before the 
first use of the site, and shall be provided before the site is first used and thereafter 
maintained at all times in accordance with the approved details. 

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

and DP5 of the adopted Dartford Local Plan. 
 
21 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of details relating to boundary enclosures, fences and walls, 
and shall be submitted to and approved in writing by the local planning authority before 
the first use of the site, and shall be provided before the site is first used and thereafter 
maintained at all times in accordance with the approved details. 

 
21 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. 

 
22 The details submitted pursuant to condition 1 above (the reserved matters) for the site 

shall include the submission of details relating to any extract system associated with the 
care home and hospital ward building, and shall be submitted to and approved in writing 
by the local planning authority before the first use of the care home and hospital ward 



building. Any installed extraction system shall thereafter be maintained in working order 
in accordance with the approved details. 

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

Dartford Local Plan. 
 
23 Within 3 months of works commencing on-site, a habitat establishment and management 

plan shall be submitted to and approved in writing by the Local Planning Authority. The 
plan shall include the following: 
- Methodology of how any green walls / roofs and landscaping will be established  
- Timings of works  
- Overview of management and maintenance required  
- Five year rolling timetable of the ongoing management.  
- On-going monitoring of the green roof, landscaping and ecological enhancement 

features.  
 
 The approved plan shall be implemented prior to occupation of the building and thereafter 

in accordance with the timings set out in the approved plan.  
 
23 To safeguard the visual amenities of the locality and to provide enhancement to 

biodiversity on the site in accordance with Policies DP2 and DP25 of the adopted Dartford 
Local Plan. 

 
24 Prior to the occupation of the site a detailed comprehensive air quality assessment and 

air mitigation strategy shall be submitted to the Local Planning Authority for approval in 
writing and shall thereafter be implemented in accordance with the approved details and 
thereafter maintained in perpetuity. 

 
24 To address a risk to the health to future occupiers of the site and the amenities of the 

wider locality by way of air pollution in accordance with Policy DP5 of the adopted Local 
Plan. 

 
25 Prior to the occupation of the site a maintenance manual for the proposed sustainable 

drainage scheme shall be submitted to (and approved in writing) by the local planning 
authority. The manual at a minimum shall include the following details: 
- A description of the drainage system and its key components 
- An as-built general arrangement plan with the location of drainage measures and 

critical features clearly marked 
- Details of the future maintenance requirements of each drainage or SuDS 

component, and the frequency of such inspections and maintenance activities 
- Details of who will undertake inspections and maintenance activities, including the 

arrangements for adoption by any public body or statutory undertaker, or any other 
arrangements to secure the operation of the sustainable drainage system 
throughout its lifetime.  

 
 The drainage scheme as approved shall subsequently be maintained in accordance with 

these details. 
 
25 To ensure that any measures to mitigate flood risk and protect water quality on/off the 

site are fully implemented and maintained (both during and after construction), in 
accordance with Policy CS25 and DP5 of the adopted Local Plan. 

 
26 No occupation of the site shall take place until the traffic island (including pedestrian 

crossing) in Watling Street as shown on figures B.189/14 and B.189/15 (or as amended 
with the written agreement of the Local Planning Authority and which shall be the subject 
of a Road Safety Audit) of the submitted Transport Assessment Additional Information 
document has been completed and is fully operational. 

 
 



26 In the interests of highway safety and amenity in accordance with Policies DP3 and DP4 
of the adopted Local Plan. 

 
27 Prior to occupation / first use of the development hereby approved, visibility splays of 

2.4m x 120m shall be provided and thereafter there shall be no obstruction exceeding 
900mm within the splays. 

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

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

 
28 Prior to occupation of the site hereby approved, on-site facilities shall be provided within 

the curtilage of the site for the secure and weatherproof storage of bicycles in accordance 
with details to have been submitted to and approved by the Local Planning Authority 
beforehand.  Such facilities shall be maintained thereafter. 

 
28 To encourage sustainable methods of transport in accordance with Policies DP2 and 

DP4 of the adopted Dartford Local Plan. 
 
29 Prior to the occupation of the care home and hospital ward building hereby approved, a 

Travel Plan is to be submitted to and approved by the Local Planning Authority in writing 
and should cover the following issues: 
- Travel Plan co-ordinator 
- Travel Surveys 
- Measures to be taken to encourage walking, cycling, use of public transport and 

reduce car travel by students and staff. 
- Monitoring and review in collaboration with KCC Highways and Highways England. 
- Programme for implementation. 

 
 The approved Travel Plan shall be implemented in accordance with the approved 

implementation programme. 
 
29 To encourage sustainable methods of transport and to ensure that the impact of the 

proposal on the free and safe flow of traffic on the local and strategic highway network is 
kept to a minimum and to minimise the impact of the development on air quality in 
accordance with in accordance with Policies DP3, DP4 and DP5 of the adopted Dartford 
Local Plan. 

 
30 Prior to the occupation of the site hereby approved, a car park management plans for the 

care home and hospital ward building and the multi-storey car park shall be submitted 
for approval in writing by the Local Planning Authority which sets out measures to ensure 
that parking spaces are used in the most efficient way possible and detailing how the 
parking spaces for hospital staff would be operated / accessed independently to the rest 
of the parking provision within the multi-storey car park. As well as providing details of 
the operating hours, lighting within the multi storey car park and detailing maintenance 
and security measures designed to dissuade anti-social behaviour.  The car parks shall 
be managed in accordance with the approved management plans or any subsequent 
approved revision for the lifetime of the development. 

 
30 In the interests of highway safety and amenity and amenities of the locality in accordance 

with Policies DP3, DP4 and DP5 of the adopted Local Plan. 
 
31 Prior to the occupation of the site a Verification Report (VR) pertaining to the surface 

water drainage system, carried out by a suitably qualified professional, shall be submitted 
to the Local Planning Authority for approval in writing.  The VR shall demonstrate the 
suitable operation of the drainage system such that flood risk is appropriately managed 
and shall contain information and evidence (including photographs) of earthworks; details 
and locations of inlets, outlets and control structures; extent of planting; details of 
materials utilised in construction including subsoil, topsoil, aggregate and membrane 
liners; full as built drawings; and topographical survey of 'as constructed' features. 



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

neighbouring land are minimised, together with those to controlled waters, property and 
ecological systems, and to ensure that the development as constructed in accordance 
with Policy CS25 of the adopted Local Plan. 

 
32 Prior to occupation of the site hereby approved, a contaminated land closure report shall 

be submitted to and approved 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. 

 
32 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. 
 
33 Where infiltration is to be used to manage the surface water from the development hereby 

permitted, it will only be allowed within those parts of the site where information is 
submitted to demonstrate to the Local Planning Authority's satisfaction that there is no 
resultant unacceptable risk to controlled waters and/or ground stability. The development 
shall only then be carried out in accordance with the approved details. 

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

DP5 of the adopted Dartford Development Policies Plan (2017). 
 
34 Prior to occupation of the site hereby approved, details of any proposed external lighting 

(including floodlighting) shall be submitted to and approved in writing by the Local 
Planning Authority.  Such details shall include times of use for the floodlights, siting, 
angles, levels of illumination and any shields and shall identify those areas/features that 
are particularly sensitive for bats where lighting could lead to disturbance within or around 
their breeding sites and resting places or along important routes used to access key 
areas of their territory and provide a map clearly showing the dark areas/corridors which 
are to be retained within the development. Development shall be carried out in 
accordance with the approved details. 

 
34 In the interests of road safety, residential amenities, amenities of the locality and 

protection of wildlife in accordance with Policies DP2, DP3, DP5 and DP25 of the adopted 
Dartford Local Plan. 

 
35 Prior to the use of the site hereby approved, details of the proposed electric vehicle (EV) 

charging points and number of electric vehicle (EV) parking spaces (including details of 
cabling laid for the future provision of EV charging points for all of the parking spaces 
within the site). 

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

accordance with Policy DP5 of the adopted Local Plan. 
 
36 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 which may 
be given for those parts of the site where it has been demonstrated that there is no 
resultant unacceptable risk to groundwater or archaeology. The development shall be 
carried out in accordance with the approved details. 

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

aquifer through mobilisation of contamination or creation of new pathways and to 
safeguard potential archaeology within the site in accordance with policies DP5 and 
DP12 of  the adopted Dartford Development Policies Plan (2017). 

 



 
37 The use of the care home and hospital ward building hereby permitted shall be for no 

other use, including any other use falling within Class C2 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 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. 

 
37 In the interests of amenities and highway safety in accordance with Policies DP2, DP3, 

DP4 and DP5 of the adopted Dartford Local Plan. 
 
38 With each and any subsequent reserved matters application, the 'Ecological Design 

Strategy' and 'Landscape and Ecological Management Plan' will be updated in 
accordance with the approved details associated with conditions 11 and 12 respectively. 

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

with Policy DP25 of the Dartford Local Plan. 
 
INFORMATIVES 
 

01 The applicant is advised that it is the responsibility of the applicant to ensure, before 
the development is commenced, that all necessary highway approvals and consents 
where required are obtained and that the limits of highway boundary are clearly 
established in order to avoid any enforcement action being taken by the Highway 
Authority. 
 

02 Care should be taken to consider nesting birds between March and September as in 
accordance with the Wildlife and Countryside Act 1981 (as amended) and also the 
need to consider the protection of any roosting or foraging bats afforded protection 
under the Wildlife and Countryside Act 1981 (as amended) and the Conservation of 
Habitats and Species Regulations (2017) (as amended). 

 
03 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. 

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

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