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Agenda Item:  005 
 
Reference:  EDC/17/0110 
 
Site Address: Former Croxton and Garry Site adjacent to London Road and Tiltman 

Avenue, Swanscombe. 

    
Proposal: Outline application for up to 220 residential dwellings including new 

vehicular access to Tiltman Avenue, creation of a development 
platform and associated works.  

 
Applicant:  Swanscombe Development LLP 
 
Parish / Ward: Swanscombe and Greenhithe 
 

 
SUMMARY: 
This application seeks outline planning permission with all matters except access reserved 
for redevelopment of the site to provide up to 220 residential dwellings. 
 
The triangular site is located to the east of Ingress Park with one side bounded by Tiltman 
Avenue and the other two sides bounded by chalk cliffs.  London Road (A226) runs atop the 
southern cliff providing an east-west connection between Northfleet and Dartford via 
Swanscombe and Greenhithe, with a signal controlled junction to the east serving the site 
via Manor Way.  The site is bisected by a public footpath. 
 
The principle of residential development on the application site is supported by the strategic 
policies within the Dartford Core Strategy as it is located within the Thames Waterfront 
Priority Area.  It is also supported by the EDC’s Implementation Framework that identifies it 
for housing as a brownfield site within the Swanscombe Peninsula major development site. 
 
The proposed vehicular access arrangements include retention of an existing access and 
relocation of a second access, which are acceptable in principle and would ensure adequate 
visibility.  Internal road layouts would be covered at detailed design stage, but in terms of 
pedestrian routes and connections the principle of diverting the public footpath is acceptable 
and the scheme commits to on and off-site improvements. 
 
In addition, the application is accompanied by a Development Framework Plan that is 
submitted for approval and would set a high level framework for development.  This plan 
takes account of site opportunities and constraints and proposes a balance between public 
open space and development land that is considered acceptable.  Despite some concerns 
with the illustrative masterplan, which principally relate to the approach to providing car 
parking, having regard to flexibility over building heights and accepting that a high proportion 
of apartments is acceptable in this location in principle, officers are satisfied that the site 
could accommodate up to 220 dwellings. 
 
The need to raise the land for flood risk purposes is acknowledged and would reduce 
adverse effects associated with the cliffs overshadowing the site, albeit it is considered 
necessary to reserve approval of groundworks and final site levels to the detailed design 
stage to avoid introducing a potential constraint to alternative car parking arrangements. 
 
In summary, this is a sustainable development that would deliver public benefit and 
contribute towards Dartford’s planned growth and towards development of the Ebbsfleet 
Garden City.  The development would be in general compliance with the Development Plan 
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RECOMMENDATION:  
Grant outline planning permission, subject to the following: 
 

(i) Imposition of the planning conditions and informatives as set out in Appendix 1 of 
this report with delegated authority to the Chief Planning Officer to make minor 
changes to the wording; and 
 

(ii) Subject to the resolution of item (iii), completion of an Agreement under s.106 
Town and Country Planning Act 1990 (as amended) in substantial accordance 
with the draft schedule of Heads of Terms included in Appendix 2 of this report 
within 3 months of the date of the EDC planning committee resolution. 

 
(iii) Agreement of a financial contribution to fund kerb re-alignment and relocation of 

traffic signal equipment at the London Road/Manor Way road junction to be 
secured as part of the Agreement under item (ii) to the satisfaction of the EDC’s 
Chief Planning Officer. 

 
In the event that the s.106 Agreement is not signed and completed by all parties within the 
identified timeframe then the application shall be reported back to the next available 
committee meeting following the expiration of the 3 months, unless an extended period is 
agreed in writing by the EDC’s Chief Planning Officer. 
 

 
1.0 SITE CONTEXT AND BACKGROUND 
 
1.1 The application site comprises a triangular parcel of previously developed land 5.25 

hectares in area.  It lies within the Borough of Dartford and comprises the 
westernmost tip of the Swanscombe Peninsula Major Development Site as identified 
in the EDC Implementation Framework.  It also lies within the Thames Waterfront 
Priority Area as identified in the Dartford Local Plan Core Strategy. 

 
1.2 The site is located between Swanscombe to the south and east, Swanscombe 

Peninsula and the River Thames to the north and Greenhithe and Ingress Park to the 
west.  It is bounded immediately to the north by the recently completed Tiltman 
Avenue, which provides a secondary means of access between the nearly completed 
Ingress Park development and London Road.  It is bounded to the south by London 
Road (A226) and to the west by Lovers Lane a public right of way, both of which lie at 
elevated levels atop a chalk cliff.  To the east of the site is the signal controlled road 
junction between London Road, Manor Way and Craylands Lane.  The application 
site includes the existing pedestrian footway to the south side of Tiltman Avenue. 

 
1.3 The site’s topography relative to the surrounding area is a result of its historic use as 

a quarry, creating steep chalk cliffs which are up to 20 metres high from the site floor 
along the southern and western boundaries.  The application site itself has a varied 

for the Borough and the objectives of the EDC’s Implementation Framework. 
 
The site is in single ownership and is a deliverable and developable residential opportunity 
that forms a key part of the five year housing land supply for Dartford. 
 
In considering this application, due regard has been given to the comments received from 
three local residents, including comments regarding increased pressure on community 
facilities which the development would offset through a combination of generic CIL 
contributions and bespoke s.106 obligations. 
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topography with site levels ranging from 0.4m AOD to over 10m AOD which is in part 
a result of the temporary stockpiling of 30,000 cubic metres of chalk (surcharge 
material accumulated during the construction of Tiltman Avenue) on the western part 
of the site creating an irregular mound. 

 
1.4 A disused tunnel is present on the southern boundary of the site which ran under 

London Road and connected to a site to the south of London Road – the Craylands 
Lane site as identified in the EDC Implementation Framework. 

 
1.5 The site is bisected by a public footpath (DS3) known as ‘Gun Barrel Route’ which 

sits on a chalk spine that reflects the historic landform and providing access from 
Manor Way in the east to Lovers Lane to the west.  The footpath connects to the 
Lovers Lane public footpath (DS29) that runs north to south adjacent to the western 
site boundary and incorporates a cycleway.  To the north-west corner of the site, this 
footpath splits in two (DS1 and DS30) to connect to Ingress Park and the River 
Thames path. 

 
1.6 The site is adjacent to the London Road Air Quality Management Area (AQMA) that 

was designated due to levels of Nitrogen Dioxide (NO2) and Particulate Matter 
(PM10) caused by road traffic.  The site is also within an Area of Archaeological 
Potential around an area of Palaeolithic and other archaeological potential and lies 
within a 250 metre buffer zone of the Manor Way Swanscombe Minerals 
Safeguarding Area. 

 
Site History and Surrounding Sites 

 
1.7 Croxton and Garry Site - The application site comprises a former chalk quarry.  The 

site comprised a number of industrial uses and was quarried in the early nineteenth 
century for its chalk to supply the former Swanscombe Cement Works (which closed 
in 1991/1992).  Most recently it was the site of a whiting plant by Omya (producing 
general purpose white filler for textile products).  The Whiting works were 
decommissioned in 2003 and all associated buildings were demolished, leaving the 
site largely vacant.  Like many former quarry sites in the area, vegetation has 
colonized most of the application site. 

 
1.8. The historical presence of quarrying works across the area had led to wide-scale 

excavation of land.  The area is characterised by upper and lower land levels, with 
the upper levels elevated up to 20m above the lower land levels. 

 
1.9 Ingress Park - Ingress Park development which lies to the west of the site has been 

developed around the Grade II listed Ingress Abbey, set between London Road and 
the River Thames. Outline permission for 950 houses was granted at Ingress Park in 
November 2000. The residential elements of this permission have been completed 
and there are current proposals for additional riverfront development. 

 
1.10 Craylands Lane - To the south of London Road adjacent to Craylands Lane is the 

‘Little Swanscombe’ site identified in the EDC’s Implementation Framework as the 
Craylands Lane site.  This site is also a former chalk extraction site that has outline 
planning permission for land raise and development of up to 110 dwellings. 

 
1.11 Swanscombe Peninsula - To the north of the site beyond Tiltman Avenue lies 

Swanscombe Peninsula and Black Duck Marsh.  The area comprises the former site 
of the Lover’s Lane chalk extraction area, and has historically been infilled.  Black 
Duck Marsh was formerly used as sports pitches but has since been recolonised by 
vegetation.  The peninsula area includes former landfill areas and industrial uses and 
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comprises the land subject to a possible Development Consent Order (DCO) for an 
entertainment resort. 

 
2.0 PROPOSAL 
 
2.1 This proposal relates to an outline planning application with all matters reserved 

(except access) for up to 220 residential dwellings, including a new vehicular access 
off Tiltman Avenue, creation of a development platform and associated works. 

 
2.2 The application seeks approval for the principle of the type and quantum of 

development proposed with full details reserved for approval at a later stage. A series 
of plans accompanying the application set out the broad location of access routes, 
open space provision and ground levels across the site. The plans are submitted for 
approval and so, if approved, would comprise the high level framework for the 
detailed scheme. 

 
2.3 A Development Framework Plan, which is submitted for approval, identifies the part 

of the site proposed for development and the part proposed to be retained as open 
space.  The open areas are generally spaces around the site boundaries and at the 
foot of the cliffs, comprising 1.79 hectares of accessible and inaccessible open space 
as a contribution to the strategic ‘green grid’ network.  The development area 
comprises 3.35 hectares for residential development, albeit this area would include 
private garden areas, balconies, communal open space and other incidental open 
space. 

 
2.4 An illustrative masterplan, which is submitted for information only, has been 

submitted to show one option for how the proposed development could be 
accommodated and arranged within the site.  It is proposed that this would involve 
diverting the existing Public Right of Way to run along the southern and western 
boundaries of the site adjacent to the foot of the cliffs. 

 
2.5 The application envisages the development incorporating a mix of dwelling types 

including apartments and houses.  The illustrative masterplan is predicated on a mix 
of 30% houses and 70% apartments that all meet the Nationally Described Space 
Standard.  Notwithstanding that the residential mix is unknown at this stage, it is 
proposed that 30% of the dwellings would comprise affordable housing. 

 
2.6 The approach to parking provision is not fixed at this outline stage, the illustrative 

masterplan incorporates a total of 393 parking spaces (including visitor spaces and 
23 van spaces) provided on street and off street via parking courts and garages. 

 
2.7 The proposals include earthworks to create a raised development platform.  It is 

proposed that land would be reformed to create a flatter site which would utilise 
existing material temporarily stockpiled on site in addition to importing approximately 
118,000 cubic metres of fill material. 

 
2.8 The application is made by the landowner, Swanscombe Developments LLP 

(SDLLP), which is a Special Delivery Vehicle formed by Aggregate Industries and 
Anglo-American to promote the redevelopment of former industrial sites, and has 
significant land interests in the Swanscombe Peninsula area. 

 
Supporting Plans and Documents 

 
2.9 This application is accompanied by and seeks approval of the following plans: 
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- LAF037/009 Rev F - Site Location Plan   
- LAF037/015 Rev C - Site Plan  
- LAF037/013 Rev E - Development Framework Plan 
- 36732_5501_002 Rev A – Site Access and Visibility Splays  

 
- 38453/011 Rev C - Land Raise: Development Platform Longitudinal Sections  
- 38453/012 Rev C - Land Raise: Development Platform Longitudinal Sections  
- 38453/013 Rev C - Land Raise: Cut and Fill Layout 
- 38453/014 Rev E - Land Raise: Proposed Contours Plan  
- 38453/015 Rev B – Land Raise: Site Plan Featuring Combined Topographic and 

Lidar Surveys 
 
2.10 The following plans are submitted for illustrative purposes only: 

 
- LAF037/011 Rev C - Illustrative Masterplan 
- LAF037-016-  Illustrative Sections X–X & Y-Y 
- LAF037-017 - Illustrative Section Z–Z 

 
2.11 The application is also accompanied by the following documentation: 
 

- Planning Statement (August 2017)  
- Design and Access Statement (August 2017) 
- Letter from David Lock Associates dated 7th November 2017 
- Letter from David Lock Associates dated 1st December 2017 
- Letter from David Lock Associates dated 12th January 2018 

 
- Transport Assessment, Peter Brett Associates (June 2017) 
- Technical Note – Response to Highways England - Peter Brett Associates 

(09.11.17) 
- Technical Note – Response to Kent County Council - Peter Brett Associates 

(30.11.17) 
 

- Flood Risk Assessment, Eastwood and Partners (May 2017)  
- Noise Impact Assessment, Peter Brett Associates (June 2017) 
- Air Quality Assessment, Peter Brett Associates (June 2017) 
- Off-Site Surface Water Drainage Routes Report – Eastwood and Partners 

(October 2017) 
 

- Phase 1 Geotechnical and Geo- Environmental Site Investigation, Eastwood and 
Partners (July 2017) 

- Site Assessment for Heritage and Archaeology, Museum of London Archaeology 
Service (MOLA), November 2003 (submitted for information only) 

- Historic Environment Desk-Based Assessment (Heritage Statement) - 
Archaeology South-East (November 2017) 
 

- Preliminary Ecological Assessment, Middlemarch Environmental (April 2016, 
Revised July 2017) 

- Preliminary Bat Roost  Assessment, Middlemarch Environmental (July 2016) 
- Reptile Survey, Middlemarch Environmental (July 2016)  
- Reptile Mitigation Strategy, Middlemarch Environmental (February 2017)  
- Nocturnal Emergence and Dawn Re-entry Bat Survey (October 2016) 
- Habitat Regulations Assessment: Stage 1 Screening Report, Middlemarch 

Environmental (July 2017) 
- Arboricultural Survey and Implications  Report, SJA Trees (April 2017) 
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3.0 RELEVANT PLANNING HISTORY 

08/01543/FUL Provision of a secondary means of access and Fastrack route into 
Ingress Park on land between junction of Manor Way and London 

Road and Ingress Park Avenue.  Approved by DBC on 9
th
 November 

2009. 
 
13/00663/FUL Provision of a secondary means of access and Fastrack route into 

Ingress Park on land between junction of Manor Way and London 
Road and Ingress Park Avenue.  Approved by DBC on 14th January 
2014. 

 
15/00892/ECFUL Provision of stockpiling of up to 30,000 cubic metres of chalk 

previously used to surcharge ground works related to the Ingress Park 
secondary means of access.  Approved by EDC on 9th September 
2015 for a temporary three year period (expiring on 31st August 2018) 

 
EDC/16/0129 Request for a screening opinion under the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2011 (as 
amended) for an outline application (all matters reserved except 
access) for residential development comprising approximately 204 
dwellings, means of access and creation of a development platform.  
EDC confirmed EIA Not Required on 19th January 2017. 

 
In addition the application site was included as part of wider applications submitted in 2004 
and 2005 for mixed use redevelopment of Swanscombe Peninsular West, as follows, 
although neither application proceeded to determination and were both subsequently 
disposed of by DBC on 21 March 2013. 
 

 04/00587/OUT - A mixed development comprising up to 1750 mixed dwellings, office, 
general industry, warehousing, retail, financial and professional services, restaurants, 
primary school, community hall, health centre, sports & leisure facilities, Fastrack 
station & bus depot, together with realignment of the London Rd, Manor Rd, 
Craylands Lane access to the site with associated infrastructure & services including 
pumping station and electricity substation. 
 

 05/00286/OUT - A mixed development comprising up to 1750 mixed dwellings, office, 
general industry, warehousing, retail, financial and professional services, restaurants, 
primary school, community hall, health centre, sports & leisure facilities, Fastrack 
station & bus depot, together with realignment of the London Rd, Manor Rd, 
Craylands Lane access to the site with associated infrastructure & services including 
pumping station and electricity substation (duplicate application DA/04/00587/OUT). 

 
4.0 PUBLICITY 
 
4.1. Neighbour notification letters were sent to over 185 local addresses.  The proposal 

was also advertised on site via 7 no. notices and publication in a local newspaper 
(Gravesend Reporter) as a: 

 

 Major Development Proposal; and 

 Development affecting a Public Right of Way. 
 
4.2. The expiry date for representations was 28 September 2017. 
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5.0 REPRESENTATIONS 
 
5.1 At the time of publishing this report 3 no. written representations had been 

received to the application, summarised as follows: 
 

(1) A resident of Ingress Park objects to proposed development as it is too big 
and the land would be better used to provide shopping facilities or overspill 
parking to serve Ingress Park and would prefer to retain trees and wildlife 
rather than another development creating more human footfall and traffic.  
Comments that Tiltman Avenue is not yet an adopted road and is not 
currently allowed for use by the Arriva bus service. 
 

(2) A resident of Swanscombe has no objection to the planned house building but 
is concerned that it would place additional strain on existing community 
facilities such as nurseries, schools, shops, doctors and dentists, as well as 
increasing demands on local services and roads which must be provided. 

 
(3) A resident of Greenhithe objects to the proposals over concerns with possible 

anti-social behaviour, commenting that more open space is required to take 
pressure off the existing areas as there is a problem with children playing 
football in the local park causing noise and damaging cars. 

 
5.2 In considering local representations to the proposal it is relevant to record that the 

applicant undertook a community engagement exercise prior to submission. 
 
6.0 CONSULTATION RESPONSES 
 
6.1. The following bodies and organisations have been consulted on the application:  
 

 Environment Agency 

 Natural England 

 Kent Wildlife Trust 

 Dartford Borough Council 
- Environmental Health 
- Housing Policy Manager 

 Sport England 

 Kent Police Crime Prevention Design Advisor 

 Southern Water 

 Highways England 

 Kent County Council 
- Highways 
- Public Transport Team 
- Heritage 
- Public Rights of Way 
- Ecology 
- Lead Local Flood Authority 

 Dartford, Gravesham and Swale NHS Clinical Commissioning Group 

 UK Power Networks 

 Kent Fire and Rescue Services 

 Dartford and Gravesham Ramblers Association 

 Swanscombe and Greenhithe Residents Association 

 Swanscombe and Greenhithe Town Council 
 
6.2. The following responses have been received and are summarised as follows:  
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Environment Agency - No objection to the proposal, subject to the imposition of 
planning conditions covering the following: 
 
1. Contaminated land assessment to comprise (i) site investigation and remediation 

strategy prior to commencement, (ii) a verification report confirming completion 
and effectiveness of the approved remediation works prior to first occupation and 
(iii) remediation of any unexpected contamination during construction. 

2. Groundwater protection by preventing surface water infiltration or use of 
penetrative foundation designs unless details first agreed. 

3. Finished floor levels to be set no lower than 6.9m above Ordnance Datum (AOD). 
 

EDC Officer Comment:  These requirements are safeguarded through the 
recommended planning conditions. 
 
Natural England (NE) – No objection to the proposals, subject to appropriate 
mitigation being secured. 
 
Without appropriate mitigation the development could result in impacts arising from 
increased recreational disturbance to the Thames Estuary and Marshes and the 
Medway Estuary and Marshes Special Protection Areas (SPAs) and Wetlands of 
International Importance under the Ramsar Convention (Ramsar Sites) and their 
associated Sites of Special Scientific Interest. 
 
NE acknowledges the recommendations within the accompanying Habitats 
Regulations Assessment Stage 1 Screening Report and consider that these appear 
appropriate to avoid significant effects to the aforementioned designated sites. 
Subject to the appropriate avoidance and mitigation measures being secured, NE 
has no objection to this application in relation to designated sites. 
 
EDC Officer Comment: Appropriate and adequate mitigation would be secured 
through planning condition and s.106 Agreement requiring biodiversity protection 
measures during the construction phase and payment of a financial contribution 
towards Strategic Access Management and Monitoring measures within the North 
Kent marshes. 
 
Kent County Council Ecology – KCC advise that sufficient ecological information 
has been submitted and accept that the mitigation proposed is acceptable and 
achievable, but they would need  to be safeguarded through planning conditions to 
include a biodiversity method statement, a sensitive (biodiversity) lighting strategy  
and ecological enhancements.  

 
KCC Ecology advises that developer contributions will need to be provided due to the 
increase in dwellings within the zone of influence of a Special Protection Area and 
Ramsar site.  However, subject to payments would be satisfied that the likelihood of 
significant effects upon these nearby European designated sites would be screened 
out. 

 
EDC Officer Comment:  Planning conditions require approval of a reptile mitigation 
strategy prior to detailed design, as well as details of sensitive cliff-side lighting and 
ecological enhancement measures.  A biodiversity method statement is required as 
part of the wider Construction and Environmental Management Plan.  The SAMM 
contribution to be secured through a s.106 Agreement – see Appendix 2 for draft 
Heads of Terms. 
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Kent County Council Heritage (Initial Comments) – The application site is within 
an area of archaeological potential associated with multi-period activity.  It lies in an 
area of Chalk, mixed Alluvium, Boyn Hill Gravels and Head and any of the deposits 
surviving above the Chalk may contain evidence of Palaeolithic or Palaeo-
environmental remains.  The site has been partly quarried but there may be areas 
surviving within the site which still contain complex sequence of deposits of early 
prehistoric importance.  Such an area could be the spur with the footpath which 
transects the site east to north-west. 
 
Any areas not subject to quarrying may contain prehistoric or later remains.  Roman 
and later archaeology was located during the redevelopment of Ingress Park and 
similar remains may well survive on this site too.  The 1st Ed OS map suggests there 
was a band of trees on a spur which may have been directly part of the Capability 
Brown landscape parkland of Ingress Park.  Remnants of this band may survive. 
 
This site has been subject to quarrying and industrial activity associated with the 
development of the Portland Cement Industry.  Whitings Works are identifiable on the 
2nd Ed OS map in the far eastern corner of this site and surviving remains may be of 
importance. 
 
The outline application is supported by a Desk-Based Assessment (DBA) that 
assesses the entire former Swanscombe Peninsula West site of which the 
application site is a small part.  KCC comment that is difficult to extract data of 
specific relevance to the current site of application and that since it was compiled 
over 13 years ago there have been more recent discoveries as part of Ingress Park 
site, and re-assessment of both early prehistoric remains and post medieval 
industrial remains.   
 
KCC recommend that prior to determination of the application the applicant provides 
a scaled down, updated and site specific desk-based assessment for heritage.  The 
additional information would make it possible to clarify the impact of the proposed 
scheme on the varied archaeological resource within the site, and then put forward 
recommendations for conditions covering archaeological mitigation. 
 
EDC Officer Comment: A site-specific DBA was submitted in November 2017. 
 
Kent County Council Heritage (Additional Comments) – KCC welcomes the 
additional information as it targets the site specifically and provides baseline 
assessment of the key issues relevant to this site and scheme.  KCC encourage its 
use to guide further mitigation on heritage issues and have the following comments: 
 
(i) The geo-archaeological assessment of the site is fairly limited. The review of 

relevant adjacent sites of interest is a bit limited and further sites need to be 
considered, such as Knockhall Road football ground site.  I do appreciate the 
section on visual assessment of geo-archaeological potential but consider the 
assessment and visual inspection too limited to clearly demonstrate no 
potential for Palaeolithic remains or for deposits of palaeo-environmental 
interest. 

(ii) The DBA does not seem to describe in sufficient detail the extent of remains 
associated with the ridge running along the northern part of the site.  There 
are indications of the ridge being cut through in places but an in-depth plan 
and section drawings would be useful. Plate 20, LiDAR imagery, suggests 
much of the ridge still survives.  It would be useful to clarify to what extent the 
current footpath runs along the original footpath(s).  The relationship of the 
footpath to the designated bridge needs to be clarified if possible. 
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(iii) KCC welcome the identification of the additional tunnel surviving in the 
western side. This will be placed on the HER.   

(iv) KCC do not agree with all the conclusions and consider the low potential for 
Palaeolithic remains has not been demonstrated yet and the assessment of 
the deposits surviving on the site needs to be more detailed.  Archaeology 
South East themselves note the limitations of a desk-based assessment with 
just a brief site visit. 

 
The DBA has been able to clarify the broad impact of this proposed scheme on the 
varied archaeological resource within this particular site but KCC consider further 
assessment is needed in some key areas. 
 
KCC recommend the need for further geo-archaeological and palaeo-environmental 
assessment which would include detailed assessment of the central ridge deposits 
and the quarry sides, which may require some vegetation clearance.  A more 
detailed geo-archaeological assessment should also relate the deposits noted from 
surrounding sites, including the Knockhall Road football ground site, Ingress Park 
and Fastrack schemes.  A geo-archaeological assessment report should include a 
section drawing of the central ridge with interpretation and examples of the quarry 
sides if Pleistocene deposits are represented. 
 
KCC also recommend the need for a more comprehensive assessment of the tunnels 
and any other associated industrial remains with statements of significance. Prior to 
these tunnels being buried and inaccessible, there needs to be a thorough 
assessment of their significance and condition.  It may be that retention of access to 
the tunnels is an option to be considered or suitable alternative mitigation considered 
prior to detailed groundworks being finalised. 
 
The DBA has highlighted the potential for later prehistoric, Roman and medieval 
archaeology to survive towards the eastern side of the site and as such regular 
archaeological programme of fieldwork is needed despite the historic quarrying and 
landfill activities.  
 
The surviving heritage assets on this site, such as the footpath and tunnels, may 
provide key components of a heritage interpretation programme.  The possible 
Palaeolithic archaeology, the post medieval industrial and the post medieval 
landscaping and footpath could contribute to the character and quality of the 
residential environment.  KCC recommend the need for a heritage enhancement and 
interpretation programme as part of this scheme. 
 
In summary, KCC welcome the new DBA and confirm that it provides baseline 
assessment of heritage issues for this particular site.  However, in view of the 
potential significance of Palaeolithic remains, post medieval industrial remains and 
historic landscape features within the site, there is a need for further heritage 
assessments to inform detailed mitigation.  As such KCC recommend the following 
conditions are placed on any forthcoming consent requiring: 
 

 implementation of a phased programme of geo-archaeological  and palaeo-
environmental work; 

 implementation of a programme of archaeological work; 

 details of groundworks and landscaping; 

 implementation and completion of a programme of archaeological post 
excavation and publication work; and 

 implementation of a programme of heritage interpretation. 
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EDC Officer Comment:  The requirement for archaeological fieldwork is required by 
planning condition, at a sufficiently early stage to inform the detailed site master 
planning.  The findings of this fieldwork are also required by condition to contribute to 
informing an on-site heritage interpretation strategy.  Details of groundworks and 
landscaping would be covered at detailed design stage through submission of 
Reserved Matters. 

 
Dartford Borough Council (DBC) – DBC raises no objections to the proposals.  
However, although it is acknowledged that the indicative Illustrative Masterplan only 
presents one way in which the planning agents consider the site might be developed 
in accordance with the outline parameters, DBC has some policy concerns which it 
would wish to have taken into account at a later stage, namely: 
 
(i) Although Policy CS18 indicates that a higher proportion of flats may be 

acceptable in this location than the general policy requirement, the intended 
proportion of flats appears high, particularly as the site is set away from the 
main riverside with its open water views.  If considered acceptable by EDC, it 
is essential that they are provided with the high quality setting required by 
CS18 part 1b) and as set out in the policy preamble. The illustrative plan 
shows a minimal setting for the flats with a rear access road dominated by 
large unbroken expanses of car parking and rear garden fences with little 
communal amenity space directly related to the blocks. 

(ii) In relation to Policy DP8, the general indicative arrangement and orientation 
gives rise to concern about extensive overshadowing of many of the relatively 
short townhouse rear gardens. 

(iii) In relation to Policy DP4, there is a concern that the relocated public right of 
way is relatively isolated with little informal surveillance.  A direct and legible 
route from London Road to Fastrack is not apparent in the indicative 
illustrative masterplan and should be included.  It is also suggested that a 
good quality tree lined strip alongside Tiltman Avenue should be incorporated 
to provide a safe and attractive alternative route and provide more of a buffer. 

 
DBC has some concerns that the parameters, particularly the location of the 
public right of way, the open space limited to the cliff shadow areas and the density 
mix, will not enable opportunities for crime to be designed out of the final design and 
this is borne out in the indicative layout.  DBC advise that this could lead to problems 
and complaints that the Council’s Community Safety team will need to deal with 
when the development is built out. 
 
Given the proximity of the site to a major junction and busy roads DBC recommend 
that a condition is imposed on any planning permission which requires noise 
assessment and mitigation of the final layout. 
 
EDC Officer Comment:  The submitted masterplan is illustrative only and a 
recommended planning condition requires detailed site master planning prior to or 
concurrent with the first Reserved Matters application, in order to agree parameters 
beyond solely the balance of open space and built development. 
 
Recommended planning condition requires reserved matters applications to be 
informed by further daylight/sunlight and noise assessments. 
 
Dartford Borough Council (Housing Policy and Development Manager) - It is 
accepted that the quantum of affordable housing remains under review.  This will 
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primarily be a planning issue.  However, DBC would wish to see affordable housing 
maximised and this will form part of further discussions during s.106 negotiations. 
Presuming that social rent is the same as affordable rent it is not accepted that there 
will be no provision of this tenure.  Housing associations are providing affordable rent 
on sites within the borough without grant, offset by the provision of homes for sale 
and other funding methods.  It is understood that this is usually on a site by site basis 
however, and the level of the provision of affordable rent can vary. 
   
The table below shows the level of housing need in Dartford for rented homes by 
bedroom size required.  It should be noted that this shows actual housing need as 
the Council’s Allocations’ Policy only allows access on to the Housing register if 
applicants are not suitably housed and they have a need to move. 
 

 
Note: Band D can include some applicants that are out of borough where they have 
need for supported accommodation eg. Sheltered housing 
 
Information received from the Homebuy agent for Kent, BPHA, shows that there are 
currently 963 live applications for Homebuy from applicants living or working in the 
Borough.  The majority of applicants are not on the Council’s housing register. 
The Core Strategy document is flexible enough as it allows for a range of tenures as 
intermediate housing.  It therefore does not seem necessary for a cascade 
mechanism to allow additional flexibility. 
 
In terms of starter homes, the Council has no information on the level of need for this 
product, however, there is no objection in principle to this provision, but it should not 
replace any affordable rented housing that might be provided on site.  This is in 
accordance with Dartford’s Local Plan Policy DP9:3 which states that the provision of 
starter homes should be in addition to on-site affordable rented accommodation and 
other affordable tenures. 
 
EDC Officer Comment:  The applicant has agreed to the provision of 30% of the total 
dwellings to comprise affordable housing comprising a 50:50 tenure split between 
affordable rented and intermediate housing, as set out in the schedule of draft Heads 
of Terms in Appendix 2. 
 
Highways England (HE) – HE comments on proposals that have the potential to 
impact on the safe and efficient operation of the Strategic Road Network (SRN), in 
this case the A2, A282 and M25 in the vicinity of Swanscombe. 
 
HE advised the application initially contained insufficient information to assess the 
impact of the proposals on the SRN and requested details of the volume of additional 
trips generated on the SRN and at junctions leading directly to or from the SRN, and 
consideration of the impact of the additional trips at relevant junctions in terms of 
queues and delays. 
 
Following receipt of additional information, HE offer no objection as the volume and 
direction of the trips generated by the site would not “severely” impact on the safety 

1 BED 2 BED 3 BED 4 BED 5 BED 7 BED

Total households on 

Housing Register

BAND A 18 9 16 2 45

BAND B 100 229 183 23 1 1 537

BAND C 165 160 79 8 412

BAND D 67 52 29 3 1 152

Grand Total 350 450 307 36 2 1 1146
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or operation of the SRN, on the basis that the additional movements identified would 
not block traffic travelling onto, off or along the SRN within the vicinity of the site 
(although HE do note that they may impact on the local road network).   
This position is also on the basis of contributions being made towards Fastrack and 
other transport initiatives and the additional information confirming that the traffic 
assessment is worst-case as it does not take into account any reduction in vehicles 
likely to take place due to the implementation of the Travel Plan and / or Fastrack 
proposals. 
 
EDC Officer Comment:  The additional details submitted comprise a Technical Note 
by PBA dated November 2017.  The Travel Plan referred to would be secured 
through a planning condition and the agreed Fastrack financial contribution towards 
provision and maintenance of bus shelters would be secured through a s.106 
Agreement. 
 
Kent County Council Highways (KCC) – KCC are content with the methodology 
used within the Transport Assessment and agree that the traffic impact from the 
proposal on the immediate highway network cannot be described as severe in nature 
and as such is acceptable.  The modelling results rely on revisions to the timings of 
the London Road traffic signal junction which should be delivered to the satisfaction 
of KCC and paid for by the developer. 
 
KCC comment that the site is well served by public transport with access to Fastrack 
bus services on London Road as well as Swanscombe railway station being within 
walking distance.  Other railway stations including Greenhithe, Dartford and 
Ebbsfleet International are also accessible from the proposal site via local bus 
services.  The accessibility and longevity of the Fastrack bus service is key to the 
sustainability of the proposal and it is intended that Fastrack bus services will divert 
from London Road to Tiltman Avenue, although the bus stop infrastructure is not 
currently in place to facilitate this.  KCC therefore requests that land is safeguarded 
within the application site to facilitate a westbound Fastrack bus stop on Tiltman 
Avenue and that a financial contribution of £182,000 is made to fund the provision of 
two new bus shelters.  KCC also request that a Travel Plan is implemented in 
accordance with details to be approved by the Local Planning Authority. 

 
KCC note the application indicates that Craylands Lane provides the most direct 
access to local facilities such as shops, a leisure centre and Craylands School.  The 
signal controlled junction of London Road / Manor Way / Craylands Lane provides 
safe passage for pedestrians from north of London Road, however KCC request that 
improvements be made by enlarging the current northern pedestrian refuge on 
Craylands Lane at the Pentstemon Drive roundabout that would be beneficial to 
pedestrians regularly using this route. 
 
In terms of the proposed site vehicular access arrangements, the retention of one 
existing access from Tiltman Avenue and the construction of a new (re-located) give 
way access is acceptable, subject to gradients being no steeper than 1 in 10 for the 
first 1.5 metres from the highway boundary and no steeper than 1 in 8 thereafter.  
KCC advise that the existing access should be closed.  KCC accept that the 
proposed visibility splays are sufficient and should be provided and maintained with 
no obstructions over 900mm. 
 
KCC request submission and approval of a Construction Management Plan prior to 
commencement of any development to include lorry routing, parking for construction 
vehicles and contractors, timing of deliveries and provision of wheel washing 



 

14 
 

facilities.  KCC also request that the surface water drainage scheme incorporates 
provisions to prevent the discharge of surface water onto the highway. 

 
Finally, whilst acknowledging that the Illustrative Masterplan is submitted for 
information only, KCC offer the following observations: 
 

- With regard to parking, the supporting information states that the Borough 
Council’s parking standards will be adhered to with regard to numbers and 
mix provided. 

- The onsite layby and van parking currently indicated on both access roads on 
approach to the give way junctions are too close to the junctions. In the 
interests of highway safety these would need to be moved further back away 
from the junctions. 

- Full track drawings for an 11.4m refuse vehicle should be provided with any 
fix of the internal road layout. Any emerging design will need to consider its 
waste collection strategy carefully, for example in the current masterplan 
layout there is a cul-de-sac located in the south western corner which would 
have no turning areas for vehicles and make safe refuse collection 
impossible. This would not be acceptable. 

- The current proposal details the future internal layout to be adopted by the 
local Highway Authority. As such a detailed plan showing proposed adoptable 
areas will be required. It is important to set the detail of this early to ensure 
the correct service margins are deliverable without moving building lines. It is 
also worth noting that footways remote from the highway and some SUDS 
facilities may not be welcomed for adoption. 

- Pedestrian connections emerging from site to the south east should align as 
closely with the controlled crossing points as possible to aid access to 
sustainable travel and wider facilities. 

 
KCC also note that the London Road/Manor Way junction immediately east of the 
site was converted to a signalised junction a few years ago, with two approach lanes 
provided on Manor Way.  However, the left turn for HGV’s from Manor Way to 
London Road proved to be too tight and there were instances of signal equipment 
being damaged.  This would be exacerbated once Fastrack is re-routed to Tiltman 
Avenue.  The two approach lanes were converted to a single lane (hence the blacked 
out road markings which are visible today) which reduces the capacity of the junction.  
The applicant’s Transport Assessment assumes there are two approach lanes on the 
Manor Way arm and the modelling results are acceptable on this basis. KCC 
Highways therefore requires that the two lanes are reinstated in line with the 
modelling results. This requires the carriageway to be widened. The optimum 
junction arrangement would be for Manor Way to be located directly opposite 
Craylands Lane in order that both can run together, thus providing a significant 
amount of additional capacity at the junction. 

 
In conclusion, subject to incorporation of recommended conditions and obligations, 
KCC Highways confirm no objection to the application. 
 
EDC Officer Comment:  Following negotiations with the applicant a c.£100,000 
financial contribution towards the provision of Fastrack bus shelters has been 
agreed, representing a reduced amount due to KCC accepting a reduced 
maintenance period.  A financial contribution towards improved pedestrian crossing 
facility along Craylands Lane has been agreed. 
 
Recommended planning conditions incorporate the safeguards requested by KCC 
including road gradients, lorry routes and visibility splays.  However, KCC Highways 
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have since advised that visibility splays in locations with high footfall should have no 
obstructions exceeding 600mm, rather than 900mm as initially requested, so the 
relevant planning condition reflects this updated position. 
 
In respect of the road junction widening, the applicant submitted a Technical Note 
dated 1st December 2017 to inform further discussions with KCC, covered in the KCC 
Additional Comments below. 
 
Kent County Council Highways (KCC) (Additional Comments) – KCC refer to the 
letter from David Lock Associates of 1st December 2017, along with the Technical 
Note of 30th November 2017 prepared by Peter Brett Associates. These comments 
set out KCC’s response to the comments made in respect of the London Road / 
Manor Way / Craylands Lane junction: 
 
(i) By way of a background, the junction of London Road / Manor Way / 

Craylands Lane was constructed as a signalised staggered crossroads as 
part of app. ref. DA/13/00663 for the Formation of Secondary Means of 
Access / Fastrack to Ingress Park. The staggered arrangement was accepted 
by the highway authority at the time as an interim solution because the land 
immediately opposite Craylands Lane was not available in order to construct 
a standard crossroads junction. The land required is part of the Croxton and 
Garry site and hence this application to develop the site presents an 
opportunity to significantly improve the performance of the junction, by 
repositioning the Manor Way arm opposite Craylands Lane, allowing both 
arms to run at the same time. The capacity and performance of the junction 
would be greatly enhanced, vastly improving the access to the proposed 
development, not only for general traffic but also for Fastrack which would 
likely experience a reduction in journey times with improved reliability.  

(ii) Post-construction of the junction, it became necessary to convert the two lane 
approach on Manor Way to a single lane approach, since there were 
instances of signal equipment being damaged by HGV’s. The left turn lane 
was replaced by a hatched area and the offside lane was converted to an all 
movements lane.  

(iii) It will not be acceptable to simply re-instate the two lane approach or assume 
that a proportion of vehicles will continue to use the hatched area as a left-
turn lane, since this would be to the detriment of highway safety, particularly 
when Fastrack bus services are diverted to Tiltman Avenue and will use this 
approach. The increase in development traffic requires a full two lane 
approach on Manor Way.  

(iv) Pre-application advice provided by the highway authority in January 2017 
clearly advised the applicants that “Depending on the modelling results and 
how the junction operates in practice, we may require the developers to fund 
improvements at this junction.” The applicant did not contact the highway 
authority to discuss this matter further.  

(v) Subsequent to our consultation response of 19th October 2017, further 
discussions have taken place with KCC’s signals team. This has concluded 
that the junction layout should be amended in order to accommodate the 
increase in traffic, since the modelling results illustrate that a two lane 
approach is provided on the Manor Way arm.  

(vi) The revised modelling in the Technical Note of November 2017 still relies on 
a proportion of vehicles using the hatched area as a left turn lane. Although 
the junction does operate within theoretical capacity, its performance 
deteriorates further and it relies on a cycle time of 109 seconds in the PM 
peak and maximum queues are lengthened to 31 PCU’s. It is also unclear 
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whether the modelling includes an allowance for Fastrack buses (proposed to 
be converted to articulated buses) to divert to Tiltman Avenue. 

(vii) Whilst it is acknowledged that the proposed residential uses for the site will 
not generate a significant number of HGV’s, it is the increase in general traffic 
from the development which triggers the requirement for a two lane approach. 
Therefore, it is reasonable to expect this application to mitigate its impact. 
Moreover, it is considered that such a request is directly related to the 
development, and necessary to make the development acceptable on 
transport grounds. 

(viii) The highway authority welcomes further discussion with the applicant in 
respect of a revised layout for the junction. 

 
EDC Officer Comment:  A meeting took place on 4th January 2018 between the 
applicant, KCC and the applicants planning and transport consultants.  Following this 
meeting KCC provided costs of the junction remedial works required but at the time 
of writing this report were awaiting information from utility providers to confirm 
whether any services required diversion, which would affect the cost.  The applicant 
has agreed to the cost of undertaking the work (£20,000) but this cost remains under 
review subject to receipt of further information. 
 
Kent County Council Lead Local Flood Authority (Initial Comments 1/3) – KCC 
initially objected to the proposals.  The application is supported by a Flood Risk 
Assessment which describes the proposed surface water drainage strategy as an 
attenuation storage basin located in public open space in the east of the site, with 
subsequent discharge at a controlled rate to the culverted watercourse to the 
northeast of the site. There is no option to discharge via infiltration due to the 
significant thickness of made ground required to infill the area previously used for 
chalk extraction, and it is noted that Southern Water advise that there are no surface 
water sewers with sufficient capacity in the vicinity to accommodate any flow. Officers 
have reviewed records for the area and it would appear that there are no culverted 
watercourses in this area. The pipework referred to would appear to be a highway 
drain. With respect to connections to highway drains: 
 
(a) KCC does not permit any increased flows into the highway drainage system 

unless the developer/property owner is prepared to upgrade the entire system to 
the outfall point 

(b) KCC only permits surface water to be drained into the highway drainage system 
through proven existing connections. 

 
At present the site has no demonstrated right of connection to the existing drainage 
network. The application will therefore not be determined until a suitable outfall for 
surface water has been identified and agreed in consultation with the relevant 
parties. 
 
EDC Officer Comment:  Additional information was submitted by the applicant in 
November 2017, comprising a report entitled Off-Site Surface Water Drainage 
Routes Report by Eastwood and Partners (October 2017).  KCC were re-consulted. 

 
Kent County Council Lead Local Flood Authority (Additional Comments 2/3) - 
Following review of additional information KCC note that the options proposed for the 
discharge of surface run-off from the site have not yet been agreed in consultation 
with the relevant parties.  KCC note that proposed Options 2 and 3 require works 
outside the planning application boundary and if either of these options are pursued 
the Local Planning Authority will need to consider whether works outside of the red 
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line boundary could be secured by appropriate planning means prior to 
commencement of the development. 
 
KCC are unable to remove their objection to the proposal and request that a 
preferred outfall option is confirmed in liaison with the relevant parties as they are 
unable to determine that a drainage scheme is deliverable at this time. 
 
EDC Officer Comment:  Following this response EDC case officer made contacted 
KCC to discuss the proposal and to seek to ascertain whether a combination of the 
applicant’s wider land ownership, the imposition of planning conditions and existing 
non-planning legislation would provide assurance that a detailed drainage scheme 
could be designed at the appropriate time.  This informed an additional response 
from the LLFA below. 
 
Kent County Council Lead Local Flood Authority (Additional Comments 3/3) - 
KCC reiterate when providing drainage to a development site that it is important to 
ensure that a drainage outfall can be delivered.  In this instance two of the identified 
options require consultation and approval of KCC Highways and the third option is 
outside of the red line boundary for this planning application.  Following clarification 
from the planning officer KCC are prepared to accept that as a last option the 
provision of an outfall which crosses third party land would be deliverable given that 
the land is within the applicant's control and could be protected to ensure delivery 
through specifically worded planning conditions.  KCC rely upon the LPA's 
confidence in this provision in removing their objection to the development as 
proposed. 
 
KCC highlight that the detailed drainage strategy must be compliant with the KCC's 
requirements as specified within their Drainage and Planning Policy Statement (June 
2017). The recommendations for the drainage strategy included within Flood Risk 
Assessment prepared by Eastwood and Partners (August 2017) will need to 
specifically consider available rainfall data, current climate change allowances and 
minimum flow rates. 
 
KCC their remove their original objection but recommend imposition of planning 
conditions requiring approval of a detailed surface water drainage scheme prior to 
commencement and thereafter approval of a verification report (to demonstrates its 
suitable operation) and a maintenance programme prior to first occupation. 
 
EDC Officer Comment: A planning condition requires a detailed surface water 
drainage scheme to be submitted for approval alongside the first Reserved Matters 
application to ensure it is considered as part of the holistic site master planning.  The 
condition specifically requires evidence for the provision of deliverability of the 
drainage outfall as required by KCC.  Additional planning conditions require approval 
of a verification report and ongoing maintenance plan prior to first occupation.   

 
Southern Water (SW) – SW draw attention to the presence of a public foul sewer 
within the site and advise that their initial investigations indicate that they can provide 
foul sewage disposal to service the proposed development but would require a 
formal application for a connection to the public sewer to be made. 
 
SW note that the proposed means of surface water drainage for the site is via a 
watercourse and advise that the Local Planning Authority’s technical staff and the 
relevant authority for land drainage consent should comment on the adequacy of the 
proposals to discharge surface water to the local watercourse. 
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SW request that should this application receive planning approval a planning 
condition is attached requiring approval of the proposed means of foul and surface 
water sewerage disposal. 
 
EDC Officer Comment:  Planning conditions require approval of foul drainage 
arrangements to connect to the existing network, and also require protection of 
existing drainage pipes.  Following initial concerns regarding deliverability of surface 
water drainage KCC LLFA are satisfied that options do exist but that details of the 
final scheme, to include confirmation regarding deliverability, would require approval 
prior to commencement. 

 
Kent County Council Public Rights of Way (Initial Comments) – KCC identify the 
existence of Public Footpaths DS3 and DS29 which pass through and adjacent to the 
application site. The proposed development would have a significant impact on DS3 
as new buildings and curtilage would obstruct the alignment of the path. The 
application includes a proposal to divert the footpath along the western and southern 
boundaries of the site through a green space corridor.  
 
KCC raise issues with the diversion as it is a duplication of existing publicly 
accessible routes along Lovers Lane and the London Road and is not clear at the 
eastern corner of the site as the path appears to split in two, one of which bridges 
across a proposed attenuation pond and it is not clear who would be responsible for 
the new structure. 
 
Subject to agreement of the principle, KCC advise that the path should be surfaced 
by the developer to an agreed specification and be a minimum of 2.5 metres in width 
with adjacent planting kept to a minimum.  It is also recommended that routes are 
overlooked by properties and fronted by development to prevent anti-social 
behaviour. 
 
KCC appreciate that a new access link at the south west corner of the site may be 
difficult to establish due to the existing chalk cliff face and local topography, but a 
new path here would provide a valuable connection for residents. It is requested that 
an access link be established at this location, to provide a direct and convenient 
access route for residents to access amenities located to the south west of the site. 
The creation of this new link would also support the proposal to reroute Footpath 
DS3 along the boundary of the site, as the public would be able to access the path 
more easily and be more inclined to use the route. 
 
Whilst objecting due to impacts on Public Footpath DS3, KCC state these concerns 
should be able to be overcome following the effective resolution of the issues raised 
and request a discussion with the developers and planners.  Should an agreeable 
position be achieved, KCC recommend imposition of a condition that no development 
should take place over the public right of way number DS3 until an Order for its 
diversion has been made and confirmed. 
 
EDC Officer Comment:  Further to these comments a meeting between KCC, the 
applicant and EDC took place on 15th November 2017 to discuss the potential 
impacts of the development on the PROW network. 
 
Kent County Council Public Rights of Way (Additional Comments) - The 
applicant has acknowledged KCC’s initial concerns regarding the proposed diversion 
of Public Footpath DS3.  KCC accept that the Illustrative Masterplan is only indicative 
at this stage and a detailed site layout would be presented at reserved matters stage 
to include design and specification details for the proposed diversion route. 
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KCC advise that the right of way should be surfaced to an agreed and be a minimum 
2.5 metre width.  KCC also recommend that the diverted path is overlooked by 
properties and fronted by development to prevent anti-social behaviour and that 
planting should be kept to a minimum to ensure there are clear lines of view. 
 
The alignment of the proposed footpath diversion may replicate existing public 
access routes along Lovers Land and the London Road, but KCC accept that this 
diversion route would still provide a useful off-road path because it would provide 
opportunities for outdoor recreation and facilitating access to the proposed linear 
park and new play/amenity areas. 
 
Whilst Tiltman Avenue has not yet been formally adopted as public highway, it is 
noted that the road duplicates the existing alignment of Public Footpath DS3 and 
would provide a convenient route for the public to access Ingress Park (or the River 
Thames) from the London Road. 
 
KCC accept that a new access connection at the south west corner of the site is not 
possible due to the topography of the site and engineering works that would be 
required to establish such a route.  KCC note that whilst this outcome is 
disappointing, the proposed new links along the remainder of the route are welcomed 
as they would provide valuable access connections for future residents and visitors to 
the site. 
 
On balance, KCC have no objection to the proposal provided that our considerations 
are taken into account and Public Footpath DS3 is not obstructed by the 
development.  KCC request imposition of a planning condition preventing any 
development over Public Footpath DS3 until an Order has been made and confirmed 
for its diversion or extinguishment, as approved by the County Council. 
 
EDC Officer Comment:  A planning condition is recommended to prevent any 
development over Public Footpath DS3 until an Order has been made and confirmed 
for its diversion or extinguishment.  Further recommended planning conditions 
require the alignment and specification of the diverted public footpath to be 
considered at the master planning and detailed design stages of the development.  
 
Dartford and Gravesham Ramblers Association - Object to the diversion of DS3 
for the following reasons: 

1. Part of the route replicates DS29 
2. It is KCC policy that where a footpath transgresses through a development a 

green corridor should remain on the same alignment 3 metres wide. 
3. The suggested alternative is considerably longer and less direct to reach the 

Thames Path.  
4. It is imperative that with any development the future residents and adjacent 

areas have an easily accessible route into the green corridor area.  
5. Access to the development is presumably across Tiltman Avenue which 

would mean a new public access road. 
 

EDC Officer Comment:  Response to comments as follows: 
1. As per KCC PROW comments; 
2. KCC have advised they have no policy requiring a 3 metre corridor to be provided 

along the alignment of existing public footpaths; 
3. The proposed diverted route would provide an alternative ’leisure’ route within a 

landscaped setting, whereas Tiltman Avenue would provide a more direct route; 
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4. KCC PROW welcomes that the development would provide new links to connect 
with the existing green grid network; 

5. The development proposes retention of one existing access and repositioning of 
a second existing access both off Tiltman Avenue, along which a pedestrian and 
cycle path runs. 

 
Kent Police Crime Prevention Design Advisor (CPDA) - Kent Police acknowledge 
that the applicant has considered crime prevention, but would welcome 
communication from the applicant should they seek to secure Secured by Design 
(SBD) accreditation.  Should contact not made by the applicant with Kent Police it is 
recommended that a condition be imposed to ensure that crime prevention is 
addressed effectively. 

 
Following a review of the Illustrative Masterplan, Kent Police advise that the 
orientation of dwellings along Tiltman Avenue and overlooking the two large parking 
areas is currently unclear and raise concerns that the parking areas may lack 
informal/natural surveillance.  In addition several alleyways/cut through are shown 
between the residential units along Tiltman Avenue, some of which appear to be 
gated which is important as an added layer of security. 
 
EDC Officer Comment:  Measures to design out crime would be assessed at the 
detailed design stage following submission of Reserved Matters applications (and 
through pre-application discussions), specifically in respect of layout and 
landscaping, in accordance with adopted policy including DP2 that requires new 
development to be designed to be inclusive, safe and accessible for all and reduce 
the fear of, and opportunities for, crime.  Natural surveillance, particularly due to the 
cliffs, would be an important consideration. 
 
Sport England (SE) – The proposed development does not fall within either the 
statutory or non-statutory remit of SE and therefore a detailed response has not been 
provided.  However, the following guidance has been provided to aid in the 
assessment of the application. 
 

- The proposal involves the provision of additional housing that will generate 
additional demand for sport.  If existing sports facilities do not have the 
capacity to absorb the additional demand, then new and/or improved sports 
facilities should be secured and delivered in accordance with any approved 
local policy for social infrastructure, and priorities set out in any Playing Pitch 
Strategy or Built Sports Facility Strategy that the local authority has in place. 
 

- In line with the Government’s NPPF (including Section 8) and PPG (Health 
and wellbeing section), consideration should also be given to how any new 
development, especially for new housing, will provide opportunities for people 
to lead healthy lifestyles and create healthy communities.  Sport England’s 
Active Design guidance can be used to help with this when developing or 
assessing a proposal. Active Design provides ten principles to help ensure 
the design and layout of development encourages and promotes participation 
in sport and physical activity. 

 
EDC Officer Comment:  This development would be liable for CIL payments which in 
Dartford includes for the provision of a new and enhanced leisure centre and 
swimming pool facilities.  The provision of accessible and well connected public open 
spaces is a key component of the proposed site development, to promote active 
travel and general wellbeing. 
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KCC Developer Contributions – KCC has carried out a broad assessment of the 
impacts of the proposed development and request that the following financial 
contributions would be required to meet the demand generated on KCC’s service 
provision: 
 

 Libraries - £40,720 - based on a unit cost of £108.20 per dwelling 

 Families & Social Care - £9,460 - based on a unit cost of £43.02 per dwelling 

 Community Learning & Skills - £8,350 - based on a unit cost of £37.97 per 
dwelling 

 Youth Services - £3,010 - based on a unit cost of £13.68 per dwelling 
 

KCC also identify the broad scale of contributions that this development should 
provide towards primary and secondary education provision, but acknowledge that 
this infrastructure is included on the Borough Council’s CIL Regulation 123 List and 
so will be sought by KCC from the Borough Council’s CIL receipts. 
 
In addition, KCC request provision of 4no. wheelchair accessible homes (2% of the 
development) delivered through the affordable housing provision on site. 
 
EDC Officer Comment:  These contributions have been agreed by the applicant, 
albeit as part of the wider negotiation on affordable housing a quantum of 3no. 
wheelchair units has been agreed consistent with the proportion secured on other 
sites in the Garden City.  Details are set out in the schedule of Heads of Terms at 
Appendix 2. 
 
Dartford, Gravesham and Swale NHS Clinical Commissioning Group – The CCG 
area is subject to high levels of growth and local health facilities are at capacity.  This 
new development, which could result in a population increase of 528 people, would 
place additional pressure on those services so this should provide a financial 
contribution towards expanding existing facilities within the local area.  The CCG 
request a contribution of £190,080. 
 
EDC Officer Comment:  This development would be liable for CIL payments which in 
Dartford includes for the provision of health care facilities (excluding facilities 
provided at Eastern Quarry and Northfleet West sub-station sites) so it is not possible 
to secure the additional financial contribution requested. 

 
Swanscombe and Greenhithe Town Council – No observations. 

 
6.3 No responses were received from the following: 
 

 UK Power Networks 

 Kent Fire and Rescue Services 

 Swanscombe and Greenhithe Residents Association 

 Kent Wildlife Trust 
 
7.0 PLANNING POLICY  
 
7.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning 

applications to be determined in accordance with the development plan unless 
material considerations indicate otherwise. 

 
7.2 The development plan comprises the adopted Dartford Core Strategy 2011, the 

Dartford Development Policies Plan 2017 and the Kent Minerals and Waste Local 
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Plan 2016.  The Core Strategy provides the framework for development in the 
Borough of Dartford by outlining where, and how many, new homes and jobs will be 
created.  The first policies of the plan identify locations for major development at 
Dartford Town Centre/ Northern Gateway, Ebbsfleet to Stone and the Thames 
Waterfront.  Its objectives are also delivered through the Development Policies Plan 
which includes more detailed thematic policies. 

 
7.3 Following adoption of the Development Policies Plan in July 2017 no policies from 

Dartford Local Plan 1995 remain in force. 
 
7.4 The policies relevant to the consideration of this application are set out below. 
 

Dartford Core Strategy (CS) (2011) 

 Policy CS1 - Spatial Pattern of Development 

 Policy CS6 – Thames Waterfront 

 Policy CS9 - Skills and Training 

 Policy CS10 - Housing Provision 

 Policy CS11 - Housing Delivery 

 Policy CS14 - Green Space 

 Policy CS15 - Managing Transport Demand 

 Policy CS17 - Design of Homes 

 Policy CS18 - Housing Mix 

 Policy CS19 - Affordable Housing 

 Policy CS23 - Minimising Carbon Emissions 

 Policy CS24 - Flood Risk 

 Policy CS25 - Water Management 

 Policy CS26 - Delivery and Implementation 
 

Dartford Development Policies Plan (DPP) (2017) 

 Policy DP1 - Dartford’s Presumption in Favour of Sustainable Development 

 Policy DP2 - Good Design in Dartford 

 Policy DP3 - Transport Impacts of Development 

 Policy DP4 - Transport Access and Design 

 Policy DP5 - Environmental and Amenity Protection 

 Policy DP6 - Sustainable Residential Locations 

 Policy DP8 - Residential Space and Design in New Development 

 Policy DP9 - Local Housing Needs 

 Policy DP11 - Sustainable Technology and Construction 

 Policy DP12 - Historic Environment Strategy 

 Policy DP13 - Designated Heritage Assets 

 Policy DP25 - Nature Conservation and Enhancement 
 

Kent Minerals and Waste Local Plan (2016) 

 Policy CSM 5 - Land-Won Mineral Safeguarding 
 
8.0 OTHER RELEVANT GUIDANCE 
 

National Planning Policy Framework and Guidance 
 
8.1 The National Planning Policy Framework (NPPF) is a material consideration in the 

determination of planning applications.  Planning Practice Guidance supports and 
clarifies areas in the NPPF. 
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8.2 At the heart of the NPPF is a presumption in favour of sustainable development 
(paragraph 14) which means approving development proposals that accord with the 
development plan. 

 
Supplementary Planning Guidance 

 
8.3 The Council has adopted a number of Supplementary Planning Guidance 

documents, Development Briefs and Conservation Area Appraisals. These elaborate 
on adopted policies and are material considerations in determining planning 
applications. The following documents are relevant to the consideration of this 
application: 

 

 Dartford Borough Council Parking Standards Supplementary Planning Document 
2012 

 Swanscombe Peninsula West Planning Brief (February 2004) 
 

EDC Implementation Framework 
 
8.4 EDC has published its Implementation Framework dated 2017 which sets out the 

area wide spatial framework, vision for Ebbsfleet alongside strategic development 
areas and associated design guidance. 

 
9.0 PLANNING APPRAISAL 
 
9.1 Main Issues 
 
9.1.1 The main issues for consideration in the determination of this application are: 
 

 Principle of Development 

 Design, Layout and Open Space 

 Residential Amenity and Environment 

 Highways and Transport 

 Heritage 

 Biodiversity and Ecology 

 Flood Risk and Drainage 

 Sustainability 

 Planning Obligations 
 
9.2 Principle of Development 
 
9.2.1 The principle of residential development on the application site is supported by the 

strategic policies within the Dartford Core Strategy as it is located within the Thames 
Waterfront Priority Area (CS Policy CS6).  This is one of the three priority areas 
identified by the Borough Council within which it promotes residential and mixed use 
development.  It is also indicated as a housing site in the EDC’s Implementation 
Framework being identified within the Swanscombe Peninsula major development 
site. 

 
9.2.2 In addition, as a previously developed site that has been vacant for over a decade it 

comprises land strongly supported for redevelopment in principle by national 
planning policy. 

 
9.2.3 The principle of residential development is therefore compliant with planning policy. 
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9.3 Design, Layout and Open Space 
 
9.3.1 National planning guidance states that it is important to plan positively for the 

achievement of high quality and inclusive design for all development, including 
individual buildings, public and private spaces and wider area development schemes.  
DPP Policy DP2 requires proposals to reinforce and enhance positive aspects of the 
locality and take opportunities to create high quality places. 

 
9.3.2 Whilst submitted in outline form with all matters except access reserved for future 

consideration, it remains necessary to assess the opportunities and constraints 
presented by the application site to resolve whether it is capable of accommodating 
the broad quantum of development proposed (i.e. up to 220 dwellings) whilst 
according with policy requirements and design expectations. 

 
9.3.3 An Illustrative Masterplan has been submitted to show one option for how the 

quantum of development applied for could be configured on the site in a manner to 
achieve the key design principles explained in the accompanying Design and Access 
Statement that comprise: 

 
(i) Providing a high-quality environment with open space, landscaping and new 

planting; 
(ii) Creating a highly-connected form of development, enabling a range of 

permeable routes through the site and off-site; 
(iii) Providing a form and type of development that reflects the scale and form of 

neighbouring developments;  
(iv) Responding to the surrounding employment uses; 
(v) Addresses flood risk; 
(vi) Contributes to Green Grid; 
(vii) Makes the most effective use of previously developed land; and 
(viii) Contributes to meeting local and national housing need. 

 
9.3.4 Whilst the masterplan is submitted for indicative purposes only, it does inform the 

submitted Development Framework Plan which would comprise an approved plan 
and the purpose of which is principally to identify those parts of the site to be 
developed and those to remain as open space.  Aside from vehicular access off 
Tiltman Avenue, all other matters are reserved for future consideration. 

 
9.3.5 The following paragraphs assess the merits of the application in order to conclude 

whether or not the broad quantum of dwellings proposed would be conducive to 
creating an attractive and welcoming environment. 

 
Development Density 

 
9.3.6 CS Policy CS17 states that sites will be developed at a variety of densities depending 

on their location and accessibility to public transport.  It also states that appropriate 
net densities for residential development on Thames riverside sites and other major 
sites which integrate Fastrack should exceed 50 dwellings per hectare.  On the basis 
of the proposed development area (i.e. excluding the cliffs and ‘green grid’ open 
spaces) the development would give a maximum residential density of 66 dwellings 
per hectare.  This maximum density would reduce to 42 dwellings per hectare if 
including the entire site area. 

 
9.3.7 The site is located directly adjacent to a planned Fastrack bus route so this direct 

access to public transport supports the principle of developing at a residential density 
over 50 dwellings per hectare.  However, having regard to physical site constraints 
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such as the high cliffs and the policy requirement to achieve an appropriate balance 
of flats and houses, notwithstanding design considerations at any future Reserved 
Matters stage, the broad density of development is considered appropriate and in line 
with the policy requirement to make most efficient use of previously developed sites 
in sustainable locations.  It is considered that a strategy for car parking different to 
that shown in the illustrative masterplan might be the key to achieving an acceptable 
form of development that maximises the site’s potential for housing delivery.  The 
applicant accepts that full details of the approach to parking provision would be 
provided at the Reserved Matters stage. 

 
Residential Mix 

 
9.3.8 The Core Strategy recognises the need for a mix in the range of types and sizes of 

properties to ensure a wide choice of housing available and to enable families to stay 
in the area when their circumstances change, and also to provide for mixed 
communities. 

 
9.3.9 CS Policy CS18 states the aim to promote a mix of houses to flats on a 70:30 basis.  

This was discussed with the applicant at pre-application stage as initial proposals 
showed almost exclusively apartment-led development. 

 
9.3.10 It is notable that CS Policy CS18 indicates that a higher proportion of flats may be 

acceptable in Thames Waterfront area sites and that the EDC’s Implementation 
Framework supports and encourages higher density development within and around 
Fastrack stops.  The Illustrative Masterplan is predicated on a housing mix of 30% 
houses and 70% apartments.  The applicant advises that a mix of dwelling types 
would be delivered meet housing market demands and requirements. 

 
9.3.11 Having regard to location of the site, this mix is considered acceptable in principle.  

However, as agreed at the pre-application stage, this is subject to the apartments 
being designed to a high quality to ensure they provide housing of choice rather than 
just a stop gap.  In accordance with CS Policies CS17 and CS18 the expectation is 
that this should be achieved by provision generous internal space standards and 
private and communal amenity spaces for each apartment to help ensure they can 
be appropriate for family occupation and be flexible to respond to the occupants 
changing needs. 

 
Residential Standards 

 
9.3.12 The requirement to achieve specific residential standards, such as internal space 

standards, storage, usable private amenity spaces, will ultimately impact on the 
quantum of development that can be achieved on site.  It is therefore necessary to 
consider this at the outline stage. 

 
9.3.13 DPP Policy DP8 requires all new dwellings to meet the Nationally Described Space 

Standards and compliance would be assessed fully at the applicable Reserved 
Matters stage. 

 
9.3.14 DPP Policy DP8 also requires provision of accessible and adaptable accommodation 

across all tenures to meet occupants changing needs.  Whilst not prescriptive 
regarding the proportion, it does require such accommodation to be maximised on 
each site and states that proposals that do not include any category M4(2) dwellings 
will not normally be granted.  This is a matter for address at the applicable Reserved 
Matters stag but, as the adaptability of dwellings supports the case for an increased 
proportion of apartments, the expectation is that a substantial proportion of the 
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dwellings, if not all, achieve the M4(2) standard, particularly since the relatively flat 
nature of the proposed development platform should avoid issues with topography 
compromising the ability to achieve compliance.  This applies equally to the private 
and affordable dwellings.  The applicant has raised comments regarding impact of 
achieving compliance on financial viability of the scheme but in the absence of any 
supporting evidence it is not appropriate to consider this at this stage. 

 
9.3.15 CS Policy CS18 supports the provision of specialist housing for older people and 

people with restricted mobility and the applicant has accepted a requirement to 
provide wheelchair accessible dwellings.  Generally consistent with provision on 
other Garden City sites and as requested by KCC, the development would deliver 
3no. wheelchair units to optional Building Regulations M4(3) standard.  To maintain 
local authority nominations and help ensure these units are made available to people 
in need, it would be appropriate for these units to comprise part of the affordable 
housing. 

 
9.3.16 In addition to internal standards, the application indicates that the development would 

provide private and communal amenity spaces in accordance with the expectation in 
CS Policy CS18 and DPP Policy DP8, principally relating to size and quality of the 
amenity spaces.  It would be important for the scale and layout of buildings to avoid 
overshadowing their own amenity space. 

 
9.3.17 The Illustrative Masterplan also suggests provision of dual-aspect flats, which is an 

important component to providing good quality living conditions, albeit is a detail to 
be assessed at Reserved Matters stage. 

 
Scale, Layout and Site Levels 

 
9.3.18 The scale of the residential dwellings would be reserved for consideration at detailed 

design stage.  Due to the topography and relatively self-contained nature of the site it 
is not considered necessary for the application to define maximum building heights at 
this stage. 

 
9.3.19 The Illustrative Masterplan is premised on four storey apartment blocks and three 

storey townhouses.  This overall scale appears appropriate for this site, particularly 
given its frontage onto Tiltman Avenue whereby four storey buildings, subject to 
detailed design, would promote a sense of street enclosure and natural surveillance 
appropriate to this planned Fastrack route.  Subject to design, massing and layout it 
might be acceptable to exceed four storeys along all or part of the site’s prominent 
frontage onto Tiltman Avenue.  It is though appropriate for details of building height to 
be informed by holistic site-wide master planning and in this instance can be fully 
reserved at this outline stage. 

 
9.3.20 As raised at pre-application stage there are some questions over the purpose of the 

public square shown in the Illustrative Masterplan as it is a solely residential 
development.  An area of public realm would though break up the street elevation 
and allow for views to filter into the site and towards the backdrop of the cliffs that 
might assist with legibility and public connectivity.  However, as indicatively proposed 
it does seem to be included more to provide the focus for additional apartments and 
car parking as opposed to usable and welcoming public realm. 

 
9.3.21 The indicative layout includes for enhancing existing routes that link to the green grid 

network, and make safe and convenient access to footpaths and cycle routes and 
protection of public footpaths, in accordance with DPP Policy DP4. 
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9.3.22 Due to varying site levels, a significant amount of earthworks are proposed to create 
a flat platform for efficient development.  The site contains a large stockpile of 
material generated from the recent construction of the adjacent road and even 
accounting for use of this it is calculated that approximately 118,000 cubic metres of 
material would need to be brought onto the site, which would be raised by up to 8 
metres in parts.  The application is accompanied by proposed contour plans and 
sections that give an indication of the approximate site levels that would gently slope 
down from west to east with a gentle cross fall towards Tiltman Avenue. 

 
9.3.23 However, whilst the principle of levelling the site is accepted as a means of ensuring 

the most efficient redevelopment of the site, it is considered that final site levels 
should be informed by the detailed design as it is important that the site topography 
complements the built form and associated spaces.  Whilst not proposed through the 
illustrative masterplan which shows surface parking, the substantial land raising 
proposed would provide opportunities for concealing car parking in either basement 
or under-croft structures which supports the position that final levels should not be 
fixed prior to details of the scheme being submitted for approval. 

 
9.3.24 As indicated earlier in this section, a parking strategy different to that shown on the 

Illustrative Masterplan might be the key to balancing density and quality.  The parking 
mix shown on the illustrative plan would create a low quality rear access road with no 
setting for the flats as it would be dominated by surface parking and associated 
hardstanding so opportunities to explore an alternative strategy should be taken.  
The requirement for a site-wide masterplan includes consideration to the parking 
strategy, to approved prior to or concurrent with the first Reserved Matters scheme. 

 
9.3.25 The submitted contour plan also shows that a substantial part of the site frontage on 

Tiltman Avenue would be set at a notably lower level than required by the 
Environment Agency for flood risk reasons which suggests that those dwellings might 
require elevation out of the ground to achieve required slab levels, that might not lend 
itself to creation of an active frontage onto Tiltman Avenue. 

 
Open Space and Landscaping 

 
9.3.26 A principal policy requirement that will dictate the layout and quantum of 

development is that CS Policy CS14 requires new developments on a site the size of 
the application site to provide at least 20% of the land as open space to contribute to 
the Borough’s strategic ‘green grid’ network.  This existing network comprises 
connected multi-purpose and attractive public open spaces consisting of green 
corridors, rivers, lakes and landscapes linked via a series of urban and countryside 
footpaths, cycle paths and roads, and designed to connect the main open areas 
within the urban area.  For the application site this would equate to a requirement for 
at least 1.05 hectares of public open space. 

 
9.3.27 This is incorporated into the Development Framework Plan with principal open 

spaces proposed to the east and west with a green corridor connection along the 
southern boundary adjacent to the foot of the cliff (totalling 1.04 hectares).  In 
addition to the cliffs and the cliff exclusion zones (totalling 0.75 hectares) the total 
public open space proposed is 1.79 hectares, amounting to 34% of the total site 
area.  Whilst the cliffs would not be publicly accessible for safety reasons they would 
offer amenity value consistent with the ‘green grid’ that could be enhanced further by 
retention and management of some existing landscaping and thereby promoting the 
cliffs as part of the distinctive local landform.  The non-public nature of some of this 
space would also enable maximum biodiversity benefit. 
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9.3.28 As well as comprising a locally distinctive landform, the chalk cliffs demarcating the 
southern and western site boundaries also present a constraint to development due 
to overshadowing parts of the site.  The substantial land raising proposed would 
reduce adverse effects, but the height of the cliffs, exacerbated by their aspect, 
would remain a constraint to residential development.  The open areas shown on the 
Development Framework Plan are therefore also proposed to act as a buffer space 
between the cliffs and any future new dwellings. 

 
9.3.29 A high level shadow analysis of the site suggests that the Development Framework 

Plan is loosely based on the extent of land that would experience overshadowing at a 
point in time taken in the middle of winter (21st December).  It shows none of the 
dwellings proposed in the Illustrative Masterplan layout as being overshadowed, but 
that practically all the cliff-side open spaces would be.  However, this is a very basic 
assessment submitted to gauge the broad effect of the cliffs on sunlight levels 
received on the ground.  DPP Policy DP8 requires new residential development to 
satisfy principles of good design including provision of daylight and direct sunlight to 
internal and external spaces, so general amenity considerations cannot be assessed 
in detail until the reserved matters stage. 

 
9.3.30 The provision of open spaces at the foot of the cliff is acceptable in principle and the 

fact that it is likely to be overshadowed during winter months should not unacceptably 
compromise its function as part of the green grid network.  A principal factor to 
providing a quality and usable public open space is the treatment and address of the 
buildings and spaces around it as opposed to solely the amount of space. 

 
9.3.31 It is therefore considered that the application proposes a broadly acceptable balance 

between ‘public open space’ and ‘development land’, subject to appropriate details 
being submitted at reserved matters stage.  A planning condition recommends 
applicable reserved matters applications are accompanied by more detailed sunlight 
and daylight analysis. 

 
9.3.32 As acknowledged by the applicant, despite the provision of ‘green grid’ open space it 

would remain necessary for the development to provide an acceptable quantum and 
configuration of private amenity spaces and communal open spaces to serve the 
needs of the new residents as required by DPP Policy DP8 and discussed in 
paragraph 9.3.16. 

 
9.3.33 The Development Framework Plan is based on diverting the existing public footpath 

along this proposed ‘green grid’ route but retaining existing connections at either end.  
This is primarily to allow efficient redevelopment of the site.  Whilst comprising a less 
direct route through the site than the existing, it has been accepted by KCC PRoW as 
being acceptable in principle subject to satisfactory landscaping and surveillance to 
promote this as an attractive ‘leisure’ route whereas the footway along Tiltman 
Avenue would provide a more direct ‘functional’ route.  Notwithstanding an objection 
from the Ramblers Association, in accordance with DPP Policy DP4 it is considered 
that, subject to detailed design and safeguarding planning conditions, the proposed 
development of this site would ensure the protection of the existing public footpath 
network and enhance connectivity through provision of new routes and connections. 

 
9.3.34 Although the application would result in the removal of trees from the majority of the 

site through land raise, the applicant states that there are no proposals to remove the 
trees on top of the cliffs as they are considered to make a prominent landscape 
contribution.  Since land raising works would impact existing vegetation, it is 
necessary for visual amenity and biodiversity reasons that detailed land raising 
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proposals identify which trees and vegetation are capable of being retained and 
thereafter protecting them during the earthworks. 

 
9.3.35 A comprehensive landscaping scheme would be prepared at Reserved Matters stage 

to include tree planting providing a diverse range of appropriate tree species.  As 
commented by the Borough Council, this should ensure a band of tree planting along 
Tiltman Avenue to supplement any retained landscaping (including the native mix 
that was planted along the roadside embankment pursuant to the construction of 
Tiltman Avenue) to define the street, enhance the sense of place and provide 
sufficient set back to minimise the effects of traffic noise.  A planning condition 
therefore specifically requires this to be incorporated into the landscaping scheme. 

 
9.3.36 The area of open space to the eastern edge of the site is envisaged to include a 

surface water attenuation feature to be designed to form a gateway feature to the 
development.  This accords with CS Policy CS24 that requires sustainable drainage 
to be used where possible and advocates the incorporation of water into new 
development. 

 
9.3.37 In terms of equipped play space, it is noted that a local resident objects to this 

application on the grounds of there being limited amenity space for older children in 
the area.  The application acknowledges feedback from a pre-application 
presentation to the Swanscombe and Greenhithe Town Council in May 2017 
included limited amenity space for older children within existing play facilities.  The 
illustrative masterplan includes provision of an equipped play area as part of the 
public open space, which would comprise an important facility to meet the needs of 
the development albeit acknowledging that a large existing play park exists adjacent 
to the site at Ingress Park.  Through CIL the development would potentially fund new 
or enhanced leisure centres in the Borough. 

 
9.3.38 The existing London Road boundary atop the southern cliff is heavily vegetated but is 

physically enclosed by a chain link fence along which part is topped with barbed wire.  
This is an unattractive element of the existing street scene and given the scale of 
redevelopment proposed it is considered reasonable and necessary for it to enhance 
this prominent boundary through a replacement hard boundary.  It is appropriate for 
details to be reserved so a planning condition would require approval of details and 
recommends completion prior to occupation of the 50th dwelling. 

 
Integration 

 
9.3.39 CS Policy CS6 states the need to fully integrate development at Swanscombe 

Peninsula with Ingress Park, providing shared community facilities and local shops.  
The location of the application site directly adjacent to Ingress Park is such that 
physical connection would be provided along Tiltman Avenue with routes reinforced 
through enhancements to the existing public right of way network.  This would also 
help improve routes between Ingress Park and existing facilities and shops in 
Swanscombe by virtue of the works proposed both on and off site, as discussed in 
section 9.5. 

 
9.4 Residential Amenity and Environment 
 
9.4.1 The NPPF states that Local Planning Authorities should avoid granting consent for 

development which would give rise to significant adverse impacts on health and 
quality of life and should mitigate and reduce to a minimum other adverse impacts 
arising from new development.  DPP Policy DP5 states that development will only be 
permitted where it does not result in unacceptable impacts on neighbouring uses 
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including on air quality, noise, traffic, light pollution, overlooking and ground 
contamination. 

 
9.4.2 It is also necessary to consider the appropriateness of the existing environment to 

accommodate the proposed development.  The NPPF seeks to ensure developments 
function well, do not undermine quality of life and create attractive and comfortable 
places to live, work and visit and seeks to secure high quality design and a good 
standard of amenity for all existing and future occupants of land and buildings.  This 
is reflected through local DPP Policy DP2. 

 
9.4.3 In terms of impacts on neighbouring land and uses, the location of the site enclosed 

on two sides by chalk cliffs and bound by roads is such that it doesn’t have any 
directly adjacent neighbours.  Due to the residential led nature of the proposed 
development, the principal impact of development upon the local area would arise 
from construction activities and, upon completion, through additional vehicle 
movements. 

 
9.4.4 Whilst it is not possible to avoid all adverse effects of the construction phase, it is 

possible to minimise effects through good construction practice by adherence to a 
robust Construction Environmental Management Plan (CEMP).  A typical CEMP 
includes measures such as working hours, lorry routes, vehicle parking, dust 
suppression, noise/vibration, temporary lighting and location of site compounds and 
contractor parking, but is always required to be bespoke to the development and site 
in question.  For example, in this case the construction phase would include 
substantial earthworks involved in raising land to create a development platform safe 
from flooding.  An important component of the CEMP would therefore be to manage 
the import and export of material by road. 

 
9.4.5 Whilst not yet known, it is possible that the site would require piled foundation due to 

the extent of made ground.  Notwithstanding comments from the Environment 
Agency requiring approval of any penetrative foundation design to minimise risks of 
polluting groundwater, this would introduce a source of noise and vibration that would 
require control through the CEMP. 

 
9.4.6 Consistent with other developments in the Garden City, officers consider it necessary 

for the developer to provide a community liaison role to keep local residents up to 
date with timescales and any periods where increased disturbance is unavoidable.  
This would be incorporated into a Community Development Strategy that would be 
secured through a planning condition. 

 
9.4.7 In summary, subject to mitigation and good practice, it is considered that adverse 

impacts from the construction phase could be satisfactorily controlled. 
 

Noise Pollution 
 
9.4.8 The application is accompanied by a Noise Assessment which considers the impact 

of noise on and from the development.  A noise survey was undertaken in April 2017 
to determine the current sound climate at the site which was used to undertake noise 
modelling.  

 
9.4.9 This survey concluded that the main sources of noise relates to vehicular traffic, with 

the highest noise levels recorded from London Road and particularly from the south-
east corner of the site.  However, the noise modelling indicates that the cliffs would 
provide some acoustic screening to the proposed ground level and first floor 
receptors, including possible external spaces and balconies.  The noise survey did 
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not pick up noise from the nearby railway line that runs to the south of the cliff spine 
on which London Road runs. 

 
9.4.10 The Development Framework Plan proposes to leave the easternmost part of the site 

as open space that would not be built on, which would allow for a set-back from 
London Road so as to minimise noise levels on dwellings in the south-east of the 
site.  It would remain necessary to safeguard the amenity of this area as a public 
space whilst providing visual and physical interaction with London Road as a 
gateway area into Ingress Park from the east. 

 
9.4.11 The Noise Assessment concludes that the proposed development, with mitigation, 

has no significant adverse effect in respect of noise generation and that existing 
noise can be reduced on site to meet recommended residential levels. 

 
9.4.12 The application identifies a number of noise reduction measures that could be 

incorporated into the scheme to ensure that all dwellings achieve acceptable indoor 
and outdoor noise levels.  In addition to design consideration such as the location 
and orientation of dwellings to provide acoustic screening to outdoor amenity areas, 
these include the use of acoustic barriers (such as fencing, bunds or landscaping), 
double glazing, acoustic vents and brick/block cavity walls.  The report specifically 
identifies that the use of acoustically uprated glazing and ventilation measures may 
be required to the upper storeys of dwellings to the south of the site overlooking 
London Road.  Also, as discussed above, the requirement for a landscaped strip and 
set back along Tiltman Avenue would mitigate noise from traffic using that road. 

 
9.4.13 The assessment has demonstrated that the site is suitable for residential 

development with consideration given to typical building fabric elements and the 
proposed layout of the site.  Noise mitigation options would be finalised and agreed 
at detailed design stage, but as recommended by the Borough Council, it remains 
necessary to impose safeguards to ensure noise is considered in the final design and 
layout of the site and buildings. 

 
Air Quality 

 
9.4.14 To prevent unacceptable risks from pollution the NPPF states that planning decisions 

should ensure that new development is appropriate for its location and that the 
effects of pollution on health, the natural environment and general amenity should be 
taken into account. 

 
9.4.15 As the site lies adjacent to and partially within an Air Quality Management Area 

(AQMA) which covers London Road, the application is accompanied by an Air 
Quality Assessment, which considers the impact of the development on the existing 
air quality and the AQMA objectives. 

 
9.4.16 Although the impact of construction and creation of a land form has the potential to 

create temporary additional levels of dust, the previously referred CEMP would 
incorporate measures to minimise dust. 

 
9.4.17 Traffic impacts are assessed in section 9.5 but, subject to appropriate mitigation to 

ensure the efficient operation of local road junctions, the Assessment concludes that 
the impact of the development on nitrogen dioxide emissions would be negligible and 
would not adversely impact on existing local receptors.  Furthermore, the 
development would be required to promote sustainable travel through a Travel Plan 
aimed at reducing car trips and through a contribution to Fastrack public transport 
network.  In addition to providing electric vehicle charging points as per the Parking 
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Standards SPD, the development would also enhance connections to encourage 
walking and cycling and thus reduce vehicle emissions. 

 
9.4.18 The Assessment also concludes that there would be no projected exceedances in air 

quality objectives at proposed new dwellings within the development site. 
 
9.4.19 Likewise with noise, the Development Framework Plan would have the effect of 

retaining an open buffer between the existing road junction and any new dwelling 
which, coupled with the separation provided by relative land levels, supports the 
position that the proposed dwellings would not be adversely affected from vehicle 
emissions. 

 
9.4.20 These details would be secured by condition and it is therefore considered that the 

impact on air quality is satisfactory and meets the aims of DPP Policy DP5. 
 

Land Contamination and Land Stability 
 
9.4.21 The NPPF states that planning decisions should ensure that the proposed site is 

suitable for its new use taking account of ground conditions, including pollution 
arising from previous uses and any proposals for mitigation including land 
remediation or impacts on the natural environment arising from that remediation. 

 
9.4.22 The previous use of the site presents a medium risk of residual contamination that 

could be mobilised during construction to pollute controlled waters.  Controlled 
waters are sensitive in this location because the proposed development site is 
located upon principal aquifer. 

 
9.4.23 As advised by the Environment Agency, the information submitted with the 

application provides sufficient confidence that it will be possible to suitably manage 
the risk posed to controlled waters by this development.  However, further 
information would be required prior to any works commencing to comprise a site 
investigation to inform an appropriate remediation strategy that should be 
implemented prior to first occupation of the development. 

 
9.4.24 The application states that the made nature of the ground might require the use of 

piled foundations, which could present a risk to groundwater by opening up pathways 
for contamination.  The Environment Agency therefore recommends that penetrative 
foundation is only used for parts of the site where it has first been demonstrated that 
no risks exist, to be safeguarded through planning condition. 

 
External Lighting 

 
9.4.25 The NPPF states that by encouraging good design, planning policies and decisions 

should limit the impact of light pollution from artificial light on local amenity and nature 
conservation. 

 
9.4.26 There are no existing sources of illumination that are likely to comprise a constraint to 

development, as the only notable lighting in the immediate site vicinity is the street 
lighting along Tiltman Avenue.  Lighting along London Road and Lovers Lane is 
generally separated by relative land levels. 

 
9.4.27 The development would introduce street lighting and general amenity lighting to 

ensure an attractive, functional and safe residential environment.  Aside from 
ensuring new lighting is sensitively designed and located to prevent disturbance to 
new residents, the only relevant consideration at this stage is the requirement to 
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incorporate a bat sensitive lighting strategy as discussed in paragraph 9.7.4.  This 
should focus on boundaries along the cliffs which provide habitat for foraging and 
commuting bats but which require lamination for amenity and safety purposes, so 
might be achieved by directing light away from the cliffs and incorporating cowls to 
reduce light spill. 

 
9.4.28 An assessment of the impact and physical form of external lighting, that should be 

designed in conjunction with the landscaping, can be reserved for the detailed design 
stage. 

 
9.5 Highways and Transport 
 
9.5.1 The NPPF advocates sustainable transport methods.  The reduction of pollution and 

use of public transport, walking and cycling are a core planning principle.  The NPPF 
requires that new developments should mitigate their impact on the highway and 
public transport networks, to ensure delivery of travel choice and sustainable 
opportunities for travel.  

 
9.5.2 The application is accompanied by a Transport Assessment (TA) which includes 

traffic modelling to predict impacts on the highway network and to help identify the 
extent and timescale for mitigation. 

 
Traffic Impact 

 
9.5.3 The NPPF states that development should only be prevented or refused on transport 

grounds where the impacts of development are severe.  It states further that planning 
decisions should take account of whether improvements can be undertaken within 
the transport network that cost effectively limit the significant impacts of the 
development. 

 
9.5.4 DPP Policy DP3 states that development will only be permitted where it makes 

suitable provision to minimise and manage its transport impacts and where it does 
not result in severe impacts on local road congestion and air quality, pedestrian and 
cycle safety and excessive pressure for on-street parking. 

 
9.5.5 A transport impact assessment has been carried out and the findings show that the 

impact of the proposed development on traffic flows through the London Road 
junction would not be significant and could be accommodated on the existing junction 
arrangement which includes the new signalised junction arrangement for London 
Road with Manor Way and Craylands Lane provided as part of the Tiltman Avenue 
secondary access road to Ingress Park.  Whilst this conclusion is accepted by KCC 
Highways, they note the modelling assumes a two lane approach to the junction from 
Manor Way which is not currently operating in practice as problems associated with 
vehicle turning has seen this reduced to a single lane which will affect junction 
capacity.  KCC therefore requested physical junction improvements to widen the 
junction and allow for reinstatement and safe operation of the two-lane approach.  
Following detailed discussion with the applicant, the principle of a proportionate 
financial contribution was agreed to fund kerb re-alignment and relocation of traffic 
signal equipment at this junction and the cost of undertaking revisions to the timings 
of the traffic signals.  Whilst KCC has provided costs of the junction remedial works 
required (c.£20,000) at the time of writing this report KCC were awaiting information 
from utility providers to confirm whether any services required diversion, which would 
affect the total cost.  The applicant has agreed to the cost of undertaking the work but 
the value of this contribution remains under review subject to receipt of further 
information, and this report recommends that delegated authority on this matter be 
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deferred to the EDC’s Chief Planning Officer to resolve prior to issuing planning 
permission.  The contribution would be secured through a s.106 Agreement. 

 
9.5.6 The site is well served by public transport, including Fastrack for which local services 

are planned to be diverted along Tiltman Avenue directly adjacent to the site.  It is 
therefore considered a relatively sustainable location for development as recognised 
by its allocation in the Core Strategy. 

 
9.5.7 To manage transport demand and seek to minimise car use, CS Policy CS15 

requires consideration of a range of measures including making provision for 
Fastrack and promoting an integrated walking and cycling network.  DPP Policy DP4 
states that provision should be made for public transport.  KCC Highways comment 
that the accessibility and longevity of the Fastrack bus service is key to the 
sustainability of the proposal and therefore request a financial contribution towards 
improvements to the Fastrack network and service.  Having regard to the site 
context, and the need for obligations to be directly related to the development, KCC 
have requested that it funds the cost of providing a bus shelter on either side of 
Tiltman Avenue to serve the diverted route.  The figure initially sought has been 
subject to discussion and between parties and a negotiated sum has been agreed 
based on providing the shelters but a reduced maintenance period, which is 
considered to be reasonable and acceptable in this instance.  

 
9.5.8 The site is segregated from existing facilities and shops in Swanscombe by London 

Road and distance, which supports the request by KCC Highways to enhance the 
attractiveness and usability of this route for pedestrians and cyclists.  It is therefore 
positive that the applicant has agreed to undertake off-site highway works comprising 
enlarging an existing pedestrian refuge island close to the primary school to make it a 
safer crossing point, to be secured through a s.106 Agreement.  To support the 
commodiousness of this key route an important element of the indicative scheme is 
the provision of a direct pedestrian connection from the south east corner of the site 
onto London Road.  In accordance with DPP Policy DP4 that requires the provision 
of attractive and safe routes that promote sustainable forms of transport, it is 
considered necessary to secure the provision of this connection as part of any 
detailed future scheme.  Due to its importance, this connection should be provided 
prior to first occupation of any dwelling and, as commented by KCC Highways, 
should align as closely with the controlled crossing point. 

 
9.5.9 As required by CS Policy CS15, the applicant proposes to implement a travel plan to 

minimise car use.  At this outline stage initial measures are proposed including 
providing homeowners with travel information packs, cycle maps, public transport 
routes and timetables and promoting car sharing through a suitable website.  These 
soft measures would be supplemented by hard measures such as providing well-lit 
walking routes, including the diverted public footpath and direct connection to London 
Road, and cycle parking spaces.  The development would also fund specific public 
transport improvements through provision of bus shelters and improvements to off-
site pedestrian routes that would further support sustainable travel.  The Transport 
Assessment proposes that the Full Travel Plan be ‘measures’ based, rather than 
‘outcome’ based, whereby all measures are put in place at the outset.  However, the 
Local Planning Authority require arrangements for monitoring and review to be linked 
to specified targets, to enhance its effectiveness is promoting modal shift. 

 
9.5.10 On the basis of additional information submitted and the agreed transport mitigation 

to be secured through a travel plan and contribution to Fastrack, Highways England 
are satisfied that the additional vehicle trips generated by the development would not 
have a severe impact on the strategic road network. 
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Highway Design and Parking 

 
9.5.11 Vehicular site access is a detail submitted for approval at this stage.  It is proposed 

that the existing southern vehicular access off Tiltman Avenue would be retained, 
whilst the existing northern vehicular access off Tiltman Avenue would be relocated 
further north to assist in the development of a more efficient site layout.  As the 
southern access is expected to be the principal access to the site due to proximity to 
the London Road junction, the northern access is proposed to be slightly narrower 
(4.8 metres compared to 5.5 metres).  Both vehicular access points would be 
accompanied by wide pedestrian footways on both sides of the road. 

 
9.5.12 KCC Highways support the proposed new access which can provide adequate 

sightline visibility. 
 
9.5.13 The internal road layout and parking approach is reserved and would be subject to 

detailed assessment as part of future reserved matters applications.  However, KCC 
Highways offer some informal observations on the indicative layout including 
concerns over its suitability to cater for refuse collection due to a cul-de-sac with no 
turning area.  This is particularly relevant if internal roads are proposed for adoption, 
and KCC Highways advocate early pre-application discussions to inform any future 
detailed proposals. 

 
9.5.14 In terms of the quantum and form of car parking, Dartford Borough Council adopted a 

Parking Standards Supplementary Planning Document (SPD) in 2012.  The SPD 
provides guidance on parking standards in the Borough for all locations and land 
uses and includes parking space requirements for cycles and vehicles, including for 
people with impaired mobility; parking bay sizes, and sizes of garages, car barns and 
car ports.  Guidance on design and management of parking areas is also included.  
Parking provision and the assessment of the detailed layout against the Council's 
parking standards is a matter for the detailed reserved matters submission and would 
be assessed against relevant standards at that time. 

 
9.5.15 The SPD also states that residential dwellings with on-plot parking should provide 

electrical charging points. Where it is considered unviable to do so, dwellings should 
be designed to enable the provision of an electrical charging point either as an 
optional extra or at a later date. Where residential dwellings do not have parking 
within their curtilage, consideration should be given to providing charging points on-
street or within communal parking areas, including designing the development so as 
to minimise the cost and disturbance of retrofitting charging points at a later date. 

 
9.5.16 The illustrative masterplan incorporates vehicle parking in accordance with the 

current SPD.  It incorporates a total of 393 parking spaces (including visitor spaces 
and 23 van spaces) provided on street and off street via parking courts and garages.  
Whilst numerically compliant, EDC raise concerns with the parking strategy shown in 
the illustrative masterplan that is predicated on surface parking that is not conducive 
to efficient use of land, provision of open spaces or to place-making.  KCC Highways 
also observe that proposed layby and van parking on the access roads are too close 
to the junctions with Tiltman Avenue and would need to be moved further away for 
highway safety reasons.  The parking strategy for this site is considered an important 
component of ensuring an acceptable development to achieve the objectives of 
maximising housing delivery and creating an attractive residential environment and 
this should form part of the site’s detailed master planning to be required through 
planning condition.  

 



 

36 
 

9.6 Heritage 
 
9.6.1 National and local planning policy recognises that heritage assets are an 

irreplaceable resource that should be conserved in a manner appropriate to their 
significance.  It also requires new development to contribute to the conservation and 
enjoyment of the historic environment in recognition that an appropriate approach to 
conserving heritage can help reinforce local character and distinctiveness. 

 
9.6.2 Whilst there are no listed buildings within the application site, there are numerous 

listed buildings in the vicinity.  The nearest being the Garden Bridge at Ingress Park 
immediately north-west of the site and 1 Knockhall Road located on the opposite side 
of London Road, both Grade II Listed.  The others are generally clustered further to 
the west within Ingress Park and further afield in the Greenhithe Conservation Area.  
Due to a combination of factors such as distance from the site, intermediary 
development and vegetation as well as topography, the proposed development 
would have no adverse impact on these listed buildings, either directly or to their 
settings.  In particular, the setting of the listed Garden Bridge structure has already 
been altered by the modern residential development at Ingress Park so further 
development on the application site would not have any notable cumulative effect. 

 
9.6.3 Greenhithe Conservation Area lies approximately 0.5km to the west of the site 

separated by Ingress Park and this distance, coupled with the topography, is such 
that its character and appearance would not be affected by the proposed 
development. 

 
9.6.4 There are no scheduled monuments recorded within the vicinity. 
 
9.6.5 It is therefore considered that the proposed development would not cause harm to 

any designated heritage assets and therefore accords with adopted DPP Policy 
DP13. 

 
9.6.6 The site has potential to include non-designated heritage assets which, due to the 

site’s history as a chalk quarry, are most likely to comprise features associated with 
its industrial heritage such as tunnels.  However, the existing public footpath sits on a 
chalk spur seemingly undisturbed from historic quarrying.  The EDC Implementation 
Framework identifies the entire Swanscombe Peninsula site to have archaeological 
potential. 

 
9.6.7 CS Policy CS6 requires the archaeological value of sites within the Thames 

Waterfront Priority Area to be assessed as part of planning applications.  In response 
to initial comments by KCC Heritage the applicant has submitted a site specific 
Heritage Desk-Based Assessment (DBA).  This report is welcomed by KCC Heritage 
and, in general terms, states that the site lies in an area of low archaeological 
potential for pre-19th century remains due to former quarrying. 

 
9.6.8 However, KCC Heritage considers further archaeological assessment is required as 

the DBA is not conclusive to confirm that no significant archaeology exists on the 
site.  For example, the DBA highlights the potential for later prehistoric, Roman and 
medieval archaeology to survive towards the eastern side of the site and as such a 
programme of archaeological fieldwork is recommended.  KCC Heritage also 
considers that further archaeological assessment is required to ascertain the 
potential for Palaeolithic (i.e. Stone Age) remains and for a phased programme of 
geo-archaeological and palaeo-environmental work. 
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9.6.9 The DBA is unable to ascertain whether the spur on which the footpath sits in the 
west of the site is artificially raised (following quarrying) or original topography, but 
does suggest much of the original ridge still survives.  Due to the potential for this 
ridge to have preserved intact alluvial deposits KCC Heritage recommend further 
investigation along the route of the footpath, including clarification of the relationship 
of the footpath to the listed Garden Bridge remains. 

 
9.6.10 A site walkover discovered the location of a tunnel in the western cliff that is not 

currently recorded in the Historic Environment Record.  This tunnel is proposed for 
infilling as part of the redevelopment of the site and would require mitigation in the 
form of a historic building record prior to its disturbance, which should be required 
through planning condition.  KCC Heritage welcome this but recommend the need for 
a more comprehensive assessment of all the tunnels and any other associated 
industrial remains present on the site. 

 
9.6.11 DPP Policies DP2 and DP12 require development to contribute towards the 

enjoyment of the Borough’s historic environment and states that public art reflecting 
local character and heritage should be included in large developments.  More specific 
to the application site is that CS Policy CS6 encourages built development in the 
Thames Waterfront area to reflect the heritage of the area with on-site interpretation 
facilities focussing on riparian activity and man-made influences on the landscape. 

 
9.6.12 The surviving heritage assets on this site, such as the footpath and tunnels, could 

provide key components of a heritage interpretation programme to contribute to the 
character and quality of the residential environment.  The archaeological work 
required should inform this strategy that would require approval prior to first 
residential occupation.  

 
9.6.13 In summary, subject to archaeological investigation to inform a better understanding 

of the site’s heritage, ensure protection and/or recording of any identified assets of 
significance and to inform a heritage interpretation strategy, the proposed 
development of this site would not cause harm to any non-designated heritage 
assets.  It therefore accords with DPP Policy DP12. 

 
9.7 Biodiversity and Ecology 
 
9.7.1 The NPPF states that the planning system should contribute to and enhance the 

natural and local environment by recognising the wider benefits of ecosystem 
services, minimising impacts on biodiversity and providing net gains in biodiversity 
where possible.  CS Policy CS14 expects significant biodiversity improvements at 
development sites specifically including Swanscombe Peninsula. 

 
9.7.2 The application is supported by a series of habitat and ecology surveys.  Like many 

former quarry sites in the area, self-set pioneer vegetation has colonised parts of the 
application and an assessment confirms that much of the site contains disturbed 
ground and is therefore of limited ecological interest. 

 
9.7.3 However, a reptile survey identified that the site supported low populations of 

common lizard and grass snakes.  Due to the extensive ground works that form part 
of the proposals, a reptile mitigation strategy has been prepared which outlines that 
trapping, exclusion and translocation of the existing reptiles on site to an off-site 
receptor site should be undertaken.  It is proposed that the receptor site comprises 
part of the Swanscombe Peninsula site immediately north of Tiltman Avenue, but this 
is not confirmed so would require approval through a planning condition before any 
works commence.  For background information it is relevant to note that a reptile 
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tunnel was built as part of the recent road scheme to prevent the application site 
becoming disjointed from the wider area.  

 
9.7.4 Bat surveys concluded the site contained features that had some potential to 

comprise roosting bats but no bat roosts were actually identified, thus concluding that 
the site provides foraging and commuting habitat.  As accepted by KCC Ecology, it 
would be necessary to ensure any future lighting is sensitively designed to mitigate 
impact on bats, to be safeguarded through planning condition. 

 
9.7.5 In addition, impacts such as habitat loss and fragmentation through loss of semi-

natural broad-leaved woodland could be mitigated through a comprehensive 
landscaping scheme to be brought forward as part of the development, which should 
include some replacement planting.  A recommended planning condition requires 
applicable Reserved Matters applications to include details of biodiversity 
enhancement measures, to be informed by site master planning. 

 
9.7.6 However, as the application site is relatively close to European designated sites, 

s.61(1) of the Habitat Regulations require the competent authority to assess the 
implications of any proposed plan or project that is not directly connected with or 
necessary to the management of that site on the conservation objectives of a 
European site before deciding to grant permission.  In this case the Ebbsfleet 
Development Corporation, in its role as Local Planning Authority, is the competent 
authority. 

 
9.7.7 The proposed development is located approximately 8.1 kilometres from the South 

Thames Estuary and Marshes Special Protection Area (SPA) and 7.5 kilometres from 
the South Thames Estuary and Marshes Ramsar Site, both European Sites 
designated due to important assemblages of wintering water birds.  The proposed 
development is not connected with and is not necessary for the management of the 
European sites.  It is therefore necessary to assess the implications of the proposed 
development, including cumulative effects of other committed developments, on the 
European sites. 

 
9.7.8 Following consultation with Natural England and KCC Ecology the Local Planning 

Authority, in its role as competent authority, conclude that likely significant effects of 
the proposed development on the European Sites can be screened out and it is not 
therefore necessary to undertake a formal Appropriate Assessment subject to a 
financial contribution towards the Strategic Access Management and Monitoring 
(SAMM) scheme that would be secured through a s.106 Agreement as agreed by the 
applicant.  This is due to the site falling within the 6 to 10 kilometre zone identified in 
the Large Site Options and Habitat Regulations in Dartford Core Strategy (DPP 
Policy DP25) for which potential recreational impacts from large residential 
developments must be considered.  This sum, which would go towards mitigation 
schemes for recreational effects, will ensure that no likely significant recreational 
effects would occur.  Therefore, the requirements of Section 61 and 62 of the 
Conservation of Habitats and Species Regulations have been adhered to. 

 
9.7.9 Finally, to minimise adverse effects on wildlife during construction, a biodiversity 

method statement should form part of the wider CEMP to be submitted for approval 
before any works start on site.  This document should incorporate measures to 
protect sensitive ecological receptors and include pollution prevention measures. 

 
9.7.10 It is therefore considered that the proposals, subject to safeguards and mitigation, 

would avoid any significant adverse impact on local biodiversity and would be 



 

39 
 

capable of preserving and enhancing existing habitats and ecological quality, in 
accordance with DPP Policy DP25. 

 
9.8 Flood Risk and Drainage 
 
9.8.1 The NPPF states that Local Planning Authorities should ensure flood risk is not 

increased elsewhere and only consider development appropriate in areas at risk of 
flooding where it can be demonstrated that the most vulnerable development is 
located in areas of lowest flood risk, and where development is appropriately flood 
resilient and resistant. 

 
9.8.2 CS Policy CS24 expects development proposals to demonstrate that they are 

adequately defended and safe over their lifetime.  In regards to drainage, as a 
minimum, surface water run-off must have no greater adverse impact than the 
existing use. 

 
9.8.3 The Environment Agency’s Flood Map for planning shows the site to lie within Zone 1 

and defended Zones 2 and 3, meaning that those parts of the site at a lower level are 
protected from flooding by an existing defence.  It is understood that the site is 
defended to the 1 in 1,000 year standard with a defence crest level of 7.05 m AOD, 
and that the defences are recorded as in a good condition. 

 
9.8.4 The development site is allocated as part of Dartford Core Strategy and is deemed to 

have passed the Sequential Test and the first part of the Exception Test. 
 
9.8.5 An essential part of the proposal is raising the existing ground level to a height above 

the 1 in 200-year undefended flood level (6.3m AOD) to ensure a robust basis for 
residential development that removes the risk of flooding to properties.  The 
Environment Agency accept that finished floor levels for dwellings should be set no 
lower than 6.9 m AOD, to be safeguarded through planning condition. 

 
9.8.6 Whilst much of the site would exceed this level, the lowest parts to the east would be 

at risk of flooding should the river defences breach.  However an alternative dry and 
safe pedestrian and vehicular access would exist to the west along Tiltman Avenue.  
The Environment Agency recommends that occupiers sign up for their flood warning 
scheme. 

 
9.8.7 Finally, as the site is located behind tidal defences it does not operate as flood 

storage for the River Thames so the proposed land raising does not require provision 
of compensatory flood plain storage. 

 
Surface Water Drainage 

 
9.8.8 Surface flooding can result from periods of intensive rainfall so it is important to 

ensure that any development incorporates appropriate and sustainable drainage 
measures. 

 
9.8.9 The preferred option for draining surface water is infiltration into the ground as that is 

the most sustainable option but the presence of deep made ground on this site would 
mean soakaways would not viable.  It was therefore proposed that surface water 
disposal would utilise a culvert to the east of the site.  To allow for controlled 
discharge into the existing system it is proposed that an attenuation pond is provided 
in the south east corner of the site within a proposed public open space. 
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9.8.10 However, KCC in its role as Lead Local Flood Authority (LLFA) advised that there is 
no culverted watercourse in this area and the pipework referred to by the applicant 
would appear to be a highway drain.  This raised objection as KCC does not permit 
increased flows into the highway drainage system unless the developer is prepared 
to upgrade the entire system to the outfall point and only permits surface water to be 
drained into the highway drainage system through proven existing connections. 

 
9.8.11 The applicant has subsequently identified alternative options for surface water 

drainage to explore and provide details of at the detailed design stage.  Despite initial 
sustained objection from KCC over the deliverability of a drainage scheme that 
extended beyond the application site boundary, it was accepted that the onus should 
be on the developer to demonstrate that a drainage scheme was feasible at the 
detailed design stage.  At this stage adequate assurances are provided through a 
combination of the applicant’s wider land ownership, the imposition of planning 
conditions and existing non-planning legislation. 

 
9.8.12 Ultimately a planning condition would require a working drainage system to be in 

place prior to first occupation, which is sufficient to conclude that this is not a reason 
to refuse the principle of residential development at this outline stage. 

 
Foul Water Drainage 

 
9.8.13 An existing foul sewer runs beneath London Road but enters the application site at 

its far eastern end at a junction where it connects to an existing foul sewer that runs 
beneath Craylands Lane. 

 
9.8.14 It is proposed that foul water from the development would discharge by gravity to this 

existing sewer network.  Southern Water has confirmed that their initial investigations 
indicate they can provide foul sewage disposal to service the proposed development 
but would require a formal application for a connection to the public sewer to be 
made.  Details as foul drainage arrangements would be required through condition, 
also requiring protection of the existing foul sewer during earthworks and 
construction. 

 
9.8.15 In overall conclusion, subject to planning conditions providing safeguards and 

requiring detailed drainage approvals, the development would comply with CS Policy 
CS24 as the development would be safe from flooding. 

 
9.9 Sustainability 
 
9.9.1 The NPPF sets out that planning plays a key role in delivering reductions to 

greenhouse gas emissions, minimising vulnerability and providing resilience to 
climate change.  The NPPF also notes that planning supports the delivery of 
renewable and low carbon energy and associated infrastructure. 

 
9.9.2 CS Policy CS23 requires that all new development will need to demonstrate that 

reductions in energy use through passive design and layout of development have 
been explored and applied.  It also requires that housing development of 100 units or 
more are required to achieve at least Level 4 of the Code for Sustainable Homes (or 
its equivalent).  CS Policy CS25 requires development to achieve at least Level 4 of 
the Code for Sustainable Homes Standards for water use, defined as 105 litres per 
person per day.  DPP Policy DP11 requires development to be well located, 
innovatively and sensitively designed and constructed to tackle climate change, 
minimise flood risk and natural resource use and to demonstrate delivery of the water 
efficiency requirement level of 110 litres per person per day. 
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9.9.3 As the design and layout of the buildings are yet to be established at this outline 

stage it is not possible to consider this matter in great depth, however the applicant 
does accept that the detailed design would provide opportunities for energy saving 
measures such as through the orientation of properties to allow the use of passive 
solar gain.  The applicant also accepts that appropriate details regarding the 
performance of the development regarding sustainable technology and construction 
and safe and accessible design would need to be provided as part of subsequent 
detailed reserved matters submissions. 

 
9.9.4 A recommended planning condition requires each applicable Reserved Matters 

application to include a sustainability statement to demonstrate how reductions in 
energy use through passive design and layout of development and sustainable 
construction methods have been explored and applied and to include details of 
proposed renewable energy, water conservation and carbon reduction technologies 
or measures. 

 
9.9.5 This matter will be subject of further consideration in the light of extant standards at 

the time of any reserved matter submission. 
 
9.10 Planning Obligations 
 
9.10.1 Planning obligations assist in mitigating the impact of development to make it 

acceptable in planning terms.  Planning obligations may only constitute a reason for 
granting planning permission if they meet the tests that they are (i) necessary to 
make the development acceptable in planning terms, (ii) directly related to the 
development, and (iii) fairly and reasonably related in scale and kind.  These are set 
out as statutory tests in the Community Infrastructure Levy Regulations 2010 and as 
policy tests in the NPPF. 

 
9.10.2 Planning obligations are secured pursuant to s.106 of the Town and Country 

Planning Act 1990, usually in the form of a legal agreement between relevant parties. 
 
9.10.3 However, in considering obligations to secure infrastructure improvements to offset 

the impact of this proposed development, it is necessary to acknowledge that 
Dartford Borough Council adopted a Community Infrastructure Levy (CIL) charging 
schedule in April 2014. 

 
9.10.4 CIL is a charge on development to raise and pool contributions from developers to 

help fund infrastructure and has replaced developer contributions for some types of 
infrastructure that in the past were funded through site specific s.106 Agreements.  A 
list of the types of infrastructure and projects that will be funded by CIL (known as a 
Regulation 123 List) has been published by the Borough Council and includes 
schools, road improvements and health facilities. 

 
9.10.5 The applicable charge for development in the location and scale proposed (i.e. 

residential development of 15 homes or more providing a housing mix which includes 
affordable housing) would be £100 per square metre of net residential floorspace 
proposed.  It is relevant that there is no existing built floorspace on the application 
site.  The CIL charge is a set charge and is not negotiable and payment is required 
upon commencement of development.  It is the responsibility of the Borough Council 
to issue a CIL Liability Notice setting out how much CIL is to be paid and how this 
has been calculated.  This is not applicable as this outline stage, but the CIL charge 
would be confirmed following detailed approval of development when the precise mix 
and type of housing is known. 
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9.10.6 Notwithstanding the existence of CIL, it remains appropriate to secure additional 

obligations (including financial contributions) where they meet the statutory tests 
described in paragraph 9.10.1 above and are not already covered by CIL.  For 
example the healthcare request by the NHS CCG cannot be pursued as that type of 
infrastructure is included on the CIL 123 List. 

 
9.10.7 This report has identified the requirement to secure physical highway improvements 

and payment of bespoke contributions to mitigate the impact of development on the 
highway network.  Save for the proposed junction realignment contribution still under 
review these have been agreed with the applicant and are included in the schedule of 
draft Heads of Terms at Appendix 2. 

 
9.10.8 In addition, the applicant accepts that the development is expected to provide on-site 

affordable housing.  CS Policy CS19 requires 30% of the dwellings to be affordable.  
To promote tenure mix to meet local needs and aspirations it requires a minimum of 
50% of affordable housing to be provided as intermediate housing (i.e. shared 
ownership) with the remainder provided as social rented (although the Borough 
Council accept this as affordable rent due to social rented housing not being 
deliverable due to a lack of grant funding). 

 
9.10.9 The more recent DPP Policy DP9 identifies significant need for affordable rented 

housing and advises that weight will be given to proposals that address this need, 
particularly in sustainable locations such as the application site.  Further to this, the 
Borough Council’s Housing Policy & Development Manager has evidenced that there 
is a high local need for rented accommodation based on their housing register and 
also advises of a high level of live applications from people living or working in the 
Borough for HomeBuy support such as Help to Buy.  This supports the general 
appreciation of the need for new housing in the area from local people seeking to buy 
or rent a property. 

 
9.10.10 As the application is in outline form the precise quantum, mix and size of dwellings is 

not fixed at this stage, so it would be necessary to require approval of an affordable 
housing scheme alongside future Reserved Matters submissions.  The expectation 
would be for this to establish the precise details of the affordable housing, albeit the 
high level percentage and tenure split would be fixed at this stage through the s.106 
Agreement.  This would include the requirement for the Borough Council to secure 
nomination rights to the dwellings and for inclusion of at least 3no. of wheelchair 
accessible units within the affordable rented stock.  Details are included in the 
schedule of draft Heads of Terms at Appendix 2, but would secure a 50:50 split 
between rented and intermediate dwellings. 

 
9.10.11 To support the requirement for wheelchair accessible dwellings, the Borough 

Council has advised that they currently have 39 people on their housing waiting list 
that require some form of adapted property.  Whilst they do not all require fully 
accessible wheelchair properties it is likely that they could do in the future as their 
mobility is likely to deteriorate over time.  The main needs identified are wider 
doorways, flush floor showers, level access, and ramps which sufficiently justifies the 
need for 3no. wheelchair accessible units as part of this major development, in 
accordance with DPP Policy DP8. 

 
9.10.12 DPP Policy DP9 promotes other housing products, including Starter Homes.  

However, with current uncertainty over Starter Homes due to absence of regulations 
it is not considered necessary to secure incorporation at this stage, albeit the s.106 
would include them if they become an affordable housing product through the 
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proposed NPPF review.  The scheme would also allow for a proportion of custom 
build dwellings.  It is however noteworthy that the scheme would be required to 
incorporate adaptable and accessible dwellings to meet changing needs of the 
residents, and specifically includes the delivery of wheelchair accessible dwellings. 

 
9.10.13 In terms of community infrastructure, KCC have requested financial contributions 

towards projects and initiatives to support community learning, youth services, library 
provision and families and social care.  This type of infrastructure is not already 
covered by CIL and the requested contributions have been agreed by the applicant.  
The projects and initiatives to be supported by this development include 
enhancement of facilities, resources and equipment at the closest youth hubs (i.e. 
The Bridge Youth Hub in Dartford and/or Northfleet Youth Centre in Hall Road in 
Northfleet) and additional book stock at Greenhithe and/or Swan Valley Libraries. 

 
9.10.14 Finally, in addition to ongoing open space management and maintenance 

arrangements, the s.106 Agreement would also secure the financial contribution to 
fund off-site measures to mitigate the impact of recreation disturbance on  the  
European sites to manage and protect the environment for birds, as required by 
Natural England and DPP Policy DP25. 

 
9.10.15 In requesting and negotiating the obligations included in the schedule of draft Heads 

of Terms at Appendix 2, the Local Planning Authority is satisfied that they meet the 
statutory tests described in paragraph 9.10.1.  The obligations listed have been 
agreed with the applicant, but would be subject to refinement through the process of 
legal drafting. 

 
9.10.16 The agreed package, which is in addition to the non-negotiable CIL payments, is 

considered reasonable to mitigate the otherwise unacceptable impacts of the 
development upon local infrastructure, which is in addition to the public benefits that 
the scheme would deliver on site through additional housing and public open spaces.
  

9.11 Additional Considerations 
  

Local Employment 
 
9.11.1 EDC’s Implementation Framework seeks to ensure that growth is locally led and that 

development should benefit existing residents and communities.  In terms of creating 
opportunities and jobs for local people this is complementary to the local policy 
requirement (CS Policy CS9) that major development projects will be expected to 
contribute towards the delivery of skills training, the promotion of apprenticeships and 
work placements. 

 
9.11.2 A planning condition requires approval of a Local Employment and Training Plan 

prior to the commencement of development.  This is consistent with other recent 
permissions in the Garden City and would aim to maximise the opportunities for local 
residents and businesses to access employment offered by the construction phase of 
the development. 

 
Minerals Safeguarding 

 
9.11.3 The application site lies within 250 metres of Manor Way Swanscombe Safeguarded 

site, as identified in the Kent Minerals and Waste Local Plan 2013 -2030 (MWLP).  
Mineral Safeguarding Areas are identified to protect economic minerals resources 
from being unnecessarily sterilised by development. 
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9.11.4 In this instance neither the construction nor operation of the application site for new 
housing is considered to adversely affect existing underground mineral resources 
due to having no direct impact on the safeguarded area.  This position is supported 
by the absence of objection from KCC Minerals sufficient to accord with Policy CSM 
5 of the Kent MWLP.  

 
10.0 FINANCIAL CONSIDERATIONS 
 
10.1 Whilst this is not material to the decision, financial benefits will accrue to the area if 

permission is granted. The Government wishes to ensure that the decision making 
process for major applications is as transparent as possible, so that local 
communities are more aware of the financial benefits that development can bring to 
their area. In this area the following benefits to the public purse accrue from 
development - New Homes Bonus and Council Tax for new dwellings. 

 
11.0 HUMAN RIGHTS  
 
11.1 The application has been considered in the light of the Human Rights Act 1998 and it 

is considered that the analysis of the issues in this case, as set out in this report and 
recommendation below, is compatible with the Act.  

 
12.0 PUBLIC SECTOR DUTY 
 
12.1 In determining this 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 by or 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 protected 
characteristic and persons who do not share it. It is considered that the 
application proposals would not undermine objectives of the Duty. 

 
It is considered that the application proposals would not conflict with objectives of the 
Duty. 

 
13.0 CONCLUSION 
 
13.1 The principle of residential development on the application site is supported by the 

strategic policies within the Dartford Core Strategy as it is located within the Thames 
Waterfront Priority Area.  It is also supported by the EDC’s Implementation 
Framework that identifies it for housing as a brownfield site within the Swanscombe 
Peninsula major development site. 

 
13.2 The application demonstrates that the proposed development takes account of the 

opportunities and constraints of the site and includes an appropriate balance 
between public open space and development land.  Despite some concerns with the 
illustrative masterplan, which principally relate to the approach to providing car 
parking, officers are satisfied that the site could accommodate up to 220 dwellings.  
This has regard to the contained nature of the site that would allow flexibility in 
building heights, the requirement to achieve relevant residential and parking 
standards, the provision of private and semi-private amenity spaces in addition to the 
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public open space and accepting the principle a higher proportion of apartments on 
this site due to its location.  The principle of land raising is accepted albeit it is 
considered necessary to reserve approval final site levels to the detailed design 
stage to avoid introducing a potential constraint to alternative car parking 
arrangements. 

 
13.3 Subject to detailed design and guided by adopted planning policy, the development 

would provide high quality and resilient market and affordable homes with 
appropriate levels of open space to create a mixed and balanced new community in 
line with EDC’s “quality homes and neighbourhoods” delivery theme.  The detailed 
scheme would also reflect the heritage of the area and informed by the site’s history 
and further on-site archaeological fieldwork and, subject to safeguards and 
mitigation, would protect the amenity of existing residents. 

 
13.4 The development also commits to on and off-site transport improvements to support 

modal shift and enhanced connections and walking/cycling routes to the surrounding 
area, in line with EDC’s “connecting people and place” delivery theme. 

 
13.5 In considering this application, due regard has been given to the comments received 

from three local residents, most notably comments regarding increased pressure on 
community facilities which the development would offset through a combination of 
generic CIL contributions and bespoke s.106 obligations. 

 
13.6 This outline application is therefore recommended for approval subject to imposition 

of planning conditions and completion of a s.106 Agreement. 


