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Executive summary 

McCarthy Stone is committed to consulting with the local community regarding the proposals to 

redevelop land at the former Robins and Day Vauxhall Garage, London Road, Dunton Green, with 

specialist Retirement Living apartments, car parking and landscaping.  

 

Residents and stakeholders were given the opportunity to give feedback regarding the proposals via a 

host of different channels. A website, freephone information line and project email address were made 

available throughout the process for interested parties to receive further details and to provide feedback. 

 

Due to the ongoing Covid-19 pandemic, McCarthy Stone deployed alternative methods to 

continue consulting the community regarding the proposals for the redevelopment of land at the 

former Robins and Day Vauxhall Garage, London Road, Dunton Green, which negated the need 

for face-to-face contact, whilst still ensuring a robust consultation.  

 

Pre-application consultation that McCarthy Stone offered therefore included one-to-one virtual meetings 

with local stakeholders and third-party groups, on Friday 2nd July 2021, to introduce the team and 

outline the proposals. In place of a traditional public exhibition, a virtual consultation was held between 

Friday 2nd July 2021 – Friday 16th July 2021.   

 

An initial virtual exhibition invitation newsletter was sent to circa 2,000 stakeholders and residents on 

Friday 2nd July, providing information about the plans as well as advising them of the consultation 

period, along with a freepost reply card. Paper copies of the plans as well as feedback forms with prepaid 

return envelopes were available on request, to ensure the consultation was inclusive. 

 

During the consultation period, we received a total of 52 feedback responses that included 31 online 

feedback forms, 19 pre-paid postcards, one posted feedback form and two emails concerning the 

proposed redevelopment of land at the Robins and Day Vauxhall Garage, London Road, Dunton Green.   

 

Positive feedback was received that commented that the plans represent a good use of the site, that 

would help replace a current eyesore. Other positive comments noted how the proposals would help 

meet a strong local need for specialist housing and welcomed how the proposals would utilise a vacant, 

brownfield site. Further supportive comments welcomed the overall design and layout of the building. 

 

Constructive feedback was received that raised reservations that there is an insufficient level of car 

parking provision, which would force parking onto surrounding roads, which could have implications for 

traffic within the immediate area. Other concerns related to the impact on traffic congestion and safety 

on the junction of Mill Road and London Road.  
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McCarthy Stone has carefully reviewed all the feedback received to date, and the main comments raised 

by the local community have been addressed within this document and the wider material submitted as 

part of the application.  

 

McCarthy Stone is committed to engaging with the local community and, following the submission of the 

application, will ensure that interested parties and key stakeholders remain informed and updated 

regarding the proposals. 

 

This document provides a chronological account of the pre-application consultation undertaken and a 

review of the feedback received. 
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1. Introduction 

 
1.1 McCarthy Stone, the UK’s leading developer and manager of retirement communities, has acquired an 

interest in land at the former Robins and Day Vauxhall Garage, London Road, Dunton Green, and is 

proposing to redevelop the site with high-quality Retirement Living apartments, together with onsite car 

parking and attractive landscaping. 

 

1.2 McCarthy Stone is committed to consulting local stakeholders and the local community about its 

planning applications. As a result, McCarthy Stone has a strong track record of consulting and 

communicating with members of the local community, community groups, local councillors, and other 

relevant third-party stakeholders. 

 
1.3 This document has been produced with the aim of clearly and concisely highlighting the community 

consultation undertaken by McCarthy Stone in respect of its proposal for the site. 

 
1.4 This document provides a chronological account of the consultation activity that has been undertaken 

within the pre-application stages of the planning application and the activity that McCarthy Stone 

proposes to undertake post application. 

 
1.5 In order to assist with the community consultation and communication, McCarthy Stone appointed 

BECG, a specialist communications consultancy, to form part of its wider project team for the proposed 

redevelopment, 

 
1.6 All feedback received is accounted for and represented within this document.  
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2. Background 

2.1 Proposal site 

Aerial view of the site 
 

2.1.1 The proposal site is located at the former Robins & Day Vauxhall Garage, on the corner of Mill Road 

and London Road, Dunton Green, which has been vacant for some time. The site is currently comprised 

of a large area of hardstanding and the former garage buildings. There are residential dwellings 

surrounding the site to the north, east and west, and the River Darent to the south. 

 

2.1.2 The proposal site is well located with a range of shops and services in Dunton Green along London 

Road to the north and south, including local pubs, salons and barbers as well as the large Tesco 

superstore. There are also sustainable transport connections nearby, with local bus services travelling 

into Sevenoaks and Tonbridge, as well as the Dunton Green Railway Station within 0.5 miles of the site, 

travelling into Sevenoaks and London Charing Cross. 
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2.2 Proposals 

 
Proposed London Road elevation 

 
2.2.1 McCarthy Stone’s plans proposed the introduction of 37 one-and two-bedroom apartments for private 

sale, part-rent part-buy and rent. 

 

2.2.2 Retirement Living accommodation is specifically designed to meet the needs of people in later life, with 

a House Manager overseeing the scheme. This offers residents an active, independent lifestyle in a 

safe and secure environment, combined with tailored facilities that will include:  

 

• A large Communal Lounge and kitchenette that provides a social hub for residents and visitors  

• A guest suite for when friends and family come to stay 

• Attractive, landscaped garden spaces and a communal terrace garden area 

Proposed site plan 

2.2.3 The proposals include a total of 27 car parking spaces as well as extensive new landscaping, including 

an attractive communal garden for residents and new boundary treatments, further enhancing the 

proposed development and the character of the local area. 
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2.2.4 McCarthy Stone has incorporated a mixture of traditional and contemporary architectural features, 

including contrasting brick banding, brick detailing and tile hanging alongside dark uPVC windows and 

modern balconies to create a high-quality development that is sensitive to the local identity. 

 
2.2.5 McCarthy Stone has carefully considered the scale of its proposals when designing the building to 

provide a transition between the commercial buildings to the south of the site and the residential areas 

to the north and west. To minimise overlooking, windows towards the ends of the development closest 

to the boundaries are minimised. The top floor of the proposed development has dormer rooms to 

ensure that the development sits well with the scale of the neighbouring properties and the proposed 

building has been further broken up through the inclusion of projections and gables along the main 

elevations. 

 
2.2.6 The main corner of Mill Road and London Road is proposed to form a full three-storeys to create a focal 

point on this corner and enhance the street scene. 
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3. Community Engagement 

3.1 Statement of community involvement 

3.1.1 The Localism Act 2011 

Section 122 of the Localism Act 2011 outlines that a person proposing to make a planning application 

on land in England should carry out consultation on the proposed application. This should include 

publicity considered likely to bring the application to the attention of a majority of the persons who live 

at, or otherwise occupy, premises in the vicinity of the land. 

 

3.1.2 National Planning Policy Framework (2019) 

The National Planning Policy Framework (NPPF) sets out the Government’s policies for England and 

outlines how these policies should be applied. 

 

3.1.3 McCarthy Stone has had regard to the NPPF at Paragraph 39 when it states that “early engagement 

has significant potential to improve the efficiency and effectiveness of the planning application system 

for all parties.” 

 

3.1.4 The NPPF goes on to highlight at Paragraph 40 that “Local planning authorities have a key role to play 

in encouraging other parties to take maximum advantage of the pre-application stage. They cannot 

require that a developer engages with them before submitting a planning application, but they should 

encourage take-up of any pre-application services they offer. They should also, where they think this 

would be beneficial, encourage any applicants who are not already required to do so by law to engage 

with the local community and, where relevant, with statutory and non-statutory consultees, before 

submitting their applications.” 

 
3.1.5 Paragraph 41 outlines that the Local Planning Authority should encourage other parties to take 

maximum advantage of the pre-application stage, noting that “the more issues that can be resolved at 

pre-application stage, including the need to deliver improvements in infrastructure and affordable 

housing, the greater the benefits.” 

 

3.1.6 Sevenoaks District Council  

Sevenoaks District Council adopted its updated Statement of Community Involvement (SCI) in June 

2020 to respond to the Covid-19 pandemic. Sevenoaks District Council’s SCI provides the following 

advice to developers, landowners, and applicants on the approach they should take to pre-application 

consultation with the community: 

 

“Involving people before an application is made allows them to influence developments as they are 

being designed, helping to deal with issues that may become major issues later. 
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“For each stage of the planning application process, and for the different types of application, the Council 

will consider whether greater involvement is appropriate and how it can support developers in involving 

people more effectively. 

 

“The NPPF states that “Early engagement has significant potential to improve the efficiency and 

effectiveness of the planning application system for all parties. Good quality pre-application discussion 

enables better coordination between public and private resources and improved outcomes for the 

community” (Paragraph 39).” 

 

It also notes that consultation events previously held publicly “may be carried out virtually, or where the 

relevant social distancing guidelines and national government advice is able to be followed and adhered 

to safely.” 

 

3.1.7 Therefore, in conjunction with developing the plans, McCarthy Stone undertook a detailed programme 

of community engagement, as outlined in this document. 

3.2 Engagement with Officers 

3.2.1 Before the indicative plans were shared with the community, appropriate steps were taken to discuss 

the principle of development with Council Officers. The detail of this is set out in another application 

documents. 

3.3 Initial stakeholder meetings 

3.3.1 McCarthy Stone felt it was important to discuss the early proposals for the site’s redevelopment with 

local stakeholders in advance of the wider community consultation.  

 

3.3.2 An invitation letter was distributed to all identified interested stakeholders on Friday 2nd June 2021. The 

following stakeholders were invited to attend a one-to-one meeting with the wider project team, to 

receive a briefing on the early proposals: 

 

• 50x residents within the immediate vicinity of the site 

• Members of Sevenoaks District Council’s Cabinet 

• Members of Sevenoaks District Council’s Development Control Committee 

• Ward Members for Dunton Green and Riverhead on Sevenoaks District Council 

• Neighbouring Ward Members for Brasted, Chevening & Sundridge on Sevenoaks District 

Council 

• Division Member for Sevenoaks West on Kent County Council  

• MP for Sevenoaks  

• Dunton Green Parish Council  

• Sevenoaks Civic Society 
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• Age UK Sevenoaks and Tonbridge 

• Sevenoaks University of the Third Age 

 
3.3.3 The initial correspondence outlined the proposals for the redevelopment of the site and invited recipients 

to attend a virtual one-to-one meeting on Thursday 15th July 2021. It also included details of the 

freephone information line number. A copy of this letter has been included in the Appendices.  

 

3.3.4 Subsequently meetings were arranged with: 

 

• 1 x residents within the immediate vicinity of the site 

• Dunton Green Parish Council 

• Councillor Kim Bayley – Ward Member for Dunton Green and Riverhead on Sevenoaks District 

Council 

• Councillor Peter Fleming – Leader for Sevenoaks District Council 

 

3.3.5 Due to the ongoing Covid-19 pandemic, these meetings were held using teleconferencing software. 

 

3.3.6 Each one-to-one meeting held broadly covered: 

 

• A review of the site 

• Background to the application  

• Details of the initial proposals for the site, including site layouts and elevations 

• Information about McCarthy Stone’s Retirement Living schemes  

• An outline of the proposed consultation process and timeframe of the proposals  

• Questions and answers 

 

3.3.7 Representatives from McCarthy Stone were on hand to answer questions and makes notes of 

comments made before, during and after the briefings.  

 

3.3.8 The one-to-one stakeholder briefings allowed McCarthy Stone to provide specific answers to questions 

and talk attendees through the early proposals for the scheme. It was also an opportunity for McCarthy 

Stone to obtain and consider such feedback prior to submission of the planning application.  

 
3.3.9  Main issues and topics arising from the discussions at the one-to-one meetings were as follows: 

 
PRINCIPLE OF DEVELOPMENT 

• Support received for redevelopment of brownfield site and comments received that the 

proposals represent a good use of the site and will help meet a local demand 

 

RETIREMENT LIVING ACCOMMODATION 

• Further information sought regarding Retirement Living accommodation, including differences 

between Retirement Living accommodation and care accommodation 
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• Whether there would be the provision of a 24-hour call out for assistance 

 

PROPOSALS/DESIGN/LAYOUT 

• Support received for design proposed/proposal that would enhance site 

• Height of the building 

 

CAR PARKING 

• The number of spaces queried; project team were made aware that car parking provision and 

overspill car parking on surrounding road is considered to be a local issue 

 

HIGHWAYS / ACCESS 

• Concern regarding the visibility splay on the junction between Mill Road and London Road 

• The infrequent bus service locally 

 

OTHER 

• Concerns regarding flooding 

• A desire to see integration with the local community in Dunton Green and its older persons 

groups 

• A summary of the community engagement strategy was provided, accompanied with overall 

time scales of the project  

• The future name of the development, should it be approved 
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3.4 Dedicated website 

3.4.1 A website was set up displaying information about the proposals and is being updated throughout the 

public consultation and planning process. The website is hosted at 

https://mccarthyandstoneconsultation.co.uk/duntongreen/   

An example of a consultation website 

 

3.4.2 The website address was printed on the newsletter, press release and relevant correspondence.  

 

3.4.3 The website includes: 

 

• An overview of the proposals  

• Relevant plans and layout 

• Information about the public exhibition, including exhibition display materials 

• Information about McCarthy Stone 

• Information about Retirement Living accommodation 

• Information about landscaping 

• Benefits of the proposals 

• Consultation timeline  

• An online feedback form  

3.4.4 The website was viewed by a total of 139 individuals. 

 

3.5 Virtual public exhibition  

3.5.1 To ensure McCarthy Stone could provide a safe and inclusive consultation within the social distancing 

restrictions, a virtual public exhibition regarding the proposals was hosted on the project website. This 

allowed the local community to explore the initial proposals in detail and respond to them with their 

views, comments, and suggestions. 

https://mccarthyandstoneconsultation.co.uk/duntongreen/
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3.5.2 The virtual public exhibition was open for comments on the project’s website between Friday 2nd July 

2021 – Friday 16th July 2021.   

 
3.5.3 The purpose of the virtual exhibition was to present the proposals to the wider community and gain 

additional feedback prior to submitting a full planning application.  

 
3.5.4 An invitation newsletter and feedback postcards were distributed to circa 2,000 local households and 

businesses on Friday 2nd July 2021 advising them of the proposals and the forthcoming virtual public 

exhibition. The following map illustrates the distribution area. 

A map depicting the virtual consultation invitation distribution area 

3.5.5 The following stakeholders were also invited to view the virtual public exhibition and were sent an email 

with the invitation newsletter attached on Friday 2nd July 2021: 

• Members of Sevenoaks District Council’s Cabinet 

• Members of Sevenoaks District Council’s Development Control Committee 

• Ward Members for Dunton Green and Riverhead on Sevenoaks District Council 
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• Neighbouring Ward Members for Brasted, Chevening & Sundridge on Sevenoaks District 

Council 

• Division Member for Sevenoaks West on Kent County Council  

• MP for Sevenoaks  

• Dunton Green Parish Council  

• Sevenoaks Civic Society 

• Age UK Sevenoaks and Tonbridge 

• Sevenoaks University of the Third Age 

 

3.5.6 A copy of the email is available within the Appendices. 

3.5.7 The invitation newsletter contained the following: 

• Background to the site 

• An aerial view and details of the site 

• Details of the virtual public exhibition 

• An overview of the proposals 

• Information about McCarthy Stone 

• Details about Retirement Living accommodation 

• Benefits of the proposals 

3.5.8 A copy of the invitation newsletter can be found in the Appendices. 

3.5.9 The invitation also displayed details of McCarthy Stone’s freephone information line and the project’s 

dedicated website address to allow people to request further information. 

3.5.10 The invite letters also contained a postage-paid feedback card allowing recipients to provide the project 

team with their early impressions. This allowed McCarthy Stone to get an even wider feedback response 

from the community. 

3.5.11 The virtual public exhibition displayed details about the proposal, which included information about: 

• Welcome and purpose of the event 

• Information about McCarthy Stone 

• Information about Retirement Living accommodation 

• Site background and Planning context 

• An overview of the proposals 

• The initial design approach 

• Landscaping 

• Highways and access 

• Details on how to provide feedback  

3.5.12 Copies of the virtual exhibition materials can be found in the Appendices. 
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3.5.13 Local residents could provide feedback by submitting the feedback form on the project website, emailing 

our project team via feedback@mccarthyandstone-consultation.co.uk with comments or questions, 

or calling the freephone information line on 0800 298 7040. 

 
3.5.14 To ensure that as many members of the community could provide feedback as possible, the project 

team also offered for the virtual exhibition materials and a feedback form to be posted alongside a pre-

paid envelope to provide comments on the plans.  

 

3.5.15 A copy of the feedback form is included within the Appendices. 

3.6 Media Relations 

3.6.1 To ensure the wider community was aware of the public exhibition, a detailed press release was issued 

to local media publication Kent Live. The press release contained the following information: 

 

• Background to the site 

• Details of the public exhibition 

• A brief overview of the proposals 

• The local housing needs 

• Benefits of the proposals 

• McCarthy Stone’s contact information including the freephone information line and the 

website address  

 

3.6.2 A copy of the media release is included in the Appendices.  

3.7 Post-paid and 0800 comment facility 

3.7.1 During and after the consultation, access to a freephone telephone information line was offered to those 

who wished to find out more about the proposals, or to register their comments via the telephone. 

 

3.7.2 The telephone number used (0800 298 7040) was in operation Monday-Friday between the hours of 

9.00am and 5.30pm. A message facility was available for voicemails to be left and responded to at the 

earliest opportunity to ensure information was readily available and that queries or concerns were 

addressed. 

 
3.7.3 Information was given to callers where possible and, if questions were of a technical nature, these were 

passed on to project team members. 

 
3.7.4 A freepost envelope was available, on request, alongside paper copies of the virtual consultation boards 

and a feedback form. 

mailto:feedback@mccarthyandstone-consultation.co.uk
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4. Review of comments 

4.1 Overall feedback received 

4.1.1 A deadline of 16th July 2021 was set for feedback. This feedback analysis reviews all feedback received 

at the time of writing this report, up to 12th August 2021. 

 

4.1.2 During the consultation period, we received 31 online feedback forms, 19 pre-paid postcards, two 

emails and one posted feedback form concerning the proposed redevelopment of the site.  There 

was one duplicate feedback form, which has been treated as one response for the purpose of this 

analysis.  

 

Supportive 
Supportive 

with 
comments 

Object Unsure No View Total 

22 14 10 3 3 52 

42% 27% 19% 6% 6% 100% 

 

4.1.3 42% of overall feedback was supportive of the 

proposals, with a further 27% supporting the 

principle of development, whilst also providing 

additional comments. Therefore, 69% of overall 

feedback received was supportive in principle 

of the proposals.  

 

4.1.4 A further 19% of the total responses received 

objected to the proposals. 6% of overall feedback 

responses were, unsure neutral or provided no 

overall view. 

 

Positive feedback was received that commented that the plans represent a good use of the site, that 

would help replace a current eyesore. Other positive comments noted how the proposals would help 

meet a strong local need for specialist housing and welcomed how the proposals would utilise a vacant, 

brownfield site. Further supportive comments welcomed the overall design and layout of the building. 

 

Constructive feedback was received that raised reservations there is an insufficient level of car parking 

provision, which would force parking onto surrounding roads, which could have implications for traffic 

within the immediate area. Other concerns related to the impact on traffic congestion and safety on the 

junction of Mill Road and London Road, particularly given the increased size of the building compared 

with the existing. 

Support
42%

Support 
with 

comments
27%

Object
19%

No view
6%

Unsure
6%
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4.1.5 The analysis will be divided into individual sections to address the specific questions asked via the online 

and posted feedback form.  

 

Below is a top-line breakdown of all comments received from the 31 online feedback forms, 19 

pre-paid postcards, two emails email and one posted feedback form.  

 

Analysis of all feedback 52 responses 

Theme Frequency  

General support for the proposals 22 

Concerns that there is an insufficient level of car parking provision 15 

Concerns regarding visibility and traffic safety on the junction 10 

Concern regarding the scale / height of the building 8 

Comments regarding the poor local bus service 4 

Comments that the design is sympathetic to the local area 3 

Comments that the proposals would be a positive inclusion in the area 3 

Suggestions of a roundabout / traffic lights on the junction 3 

Concern regarding the impact on infrastructure 2 

Comments that balconies would be a positive inclusion 2 

Requests to prevent commercial vehicle parking in Mill Road 2 

General objection to the proposals 2 

Comment that residents are unlikely to move from the local area 1 

Comment that there is already a number of retirement developments locally 1 

Comment that affordable housing for young people would be preferable 1 

Concern regarding the impact during construction  1 

Comment that access from London Road is preferable 1 

Comment that green space and gardens would be a positive inclusion 1 

Concern regarding a loss of privacy 1 

Query regarding lighting on the development 1 

Concern regarding disturbance from the car park 1 

Comments that more details on the plans are needed 1 

Query whether the proposed new building would be protected against rising river 
levels 

1 

General sales interest in the proposals 1 

Query regarding the height 1 

Query regarding timescales 1 
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4.2 Online feedback form 

Below is a breakdown of the responses to the specific questions featured on the online feedback 

form and the posted feedback form. 

 

N.B. The pre-paid postcards, email, and letter did not address the same specific questions which feature 

on the online feedback forms and the posted feedback form and are therefore analysed separately 

below. It should also be noted that not all respondents provided a comment to each question asked on 

the feedback forms or simply answered ‘Yes’ or ‘No’. 

Supportive 
Supportive 

with 
comments 

Object Unsure No View Total 

9 8 9 3 3 32 

28% 25% 28% 9% 9% 100% 

 
4.2.1 28% of feedback via the online feedback form and posted feedback form were supportive of the principle 

of redeveloping the site, with an additional 25% supporting the principle of redeveloping the site whilst 

also providing additional comments. Therefore, 53% of feedback received via the online and posted 

feedback forms, were supportive in principle to the proposals.  

 

4.2.2 28% of feedback via the feedback forms objected to the proposals. Support in principle for the site’s 

redevelopment is slightly lower, when feedback received via the feedback forms is analysed separately 

from overall feedback.  

 

4.2.3 Residents who indicated support in principle for the scheme, welcomed the provision of specialist 

housing for local older people in Dunton Green and also considered the proposals a good use of the 

site. Positive comments also noted that the overall design approach is in keeping with the surrounding 

area.   

 

4.2.4 The most frequent recurring comments from the feedback forms concerned car parking provision, local 

traffic congestion problems as well as how the proposals should look to incorporate a public toilet. Other 

reservations raised the impact on local infrastructure, such as at local health practices and the 

implications of spaces at GP surgeries.   
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Review of the responses to the specific questions featured on the online and posted feedback 

forms.   

 

Question 1: Do you welcome the provision of specialist housing for local older people in your 

area?  

N.B Not all respondents provided an answer to this question, eight residents simply answered ‘Yes.’  

Positive comments 

“Yes. Our daughter lives in Dunton Green and we would be moving closer to her.” 

“I support the provision of specialist housing for older local people.” 

“Generally yes but shouldn't there be an element of affordable or social accommodation?” 

“Yes l think its a really good development idea. Ideal position close to everything you may need.” 

“Yes, don’t mind, about the development. I think you are going up to high, nothing in the area is 
above 2 stories.” 

“Yes most certainly as we are looking at downsizing and this could be ideal for us and is needed for 
the area.” 

“In general, yes.” 

Constructive comments and reservations  

“I am not against the principal of retirement flats, but 27 parking spaces for 37 flats is not enough or 
the correct ratio. We already have parking issues within Dunton Green as a whole and on London 
Road in particular. At the very least there must be one for one and even that I think is inadequate. 
Most 60 year olds still drive and have their own car; many couples will still have 2. This must be 
addressed for this to progress.” 

“It depends on the design and parking provision - as Dunton Green has a serious lack of parking 
and I expect the residents will have their own cars plus regular visitors. However as long as it looks 
attractive and the parking is sufficient then I think it would be a good use of the plot.  
 
“I submitted my previous comments before I saw the design! 27 car park spaces for 37 homes is not 
enough. Cars and visitors will end up parking on the side streets where residents of those roads 
need to park. The design otherwise looks OK. At least one space per flat is required.” 

“Not enough parking. Dunton Green doesn’t have a bus service. I wonder how those residents with 
no transportation will get around. 27 parking spaces for residents, visitors AND staff means cars 
parked permanently along Mill Road, to the detriment of the existing local residents. 
 
“The proposed frontage along London Road will make it extremely difficult for cars coming out of 
Mill Road to see traffic coming from the right (from Sevenoaks). The front of the building needs to 
be moved further back to keep the existing sight lines.” 

“My concern is with parking provision at the site. 27 parking spaces are planned, how many staff will 
be working per day who will most likely need a space each? I assume residents are not expected to 
have their own vehicles, but visitors will need parking spaces too. Will the 27 spaces be enough to 
prevent over-spilling in to an already busy area?” 

“No, not unless there are more than enough spaces for parking and visitors. To leave Mill Road 
currently it is very difficult to turn right as the yellow lines do not go far enough up the road, to the 
left, to see clearly to leave the junction. Would this building block vision to the Right as well. The 
building would also prohibit local people parking at end of this road too. Dunton Green is appalling 
for parking already. There also is no Doctors nearby. This was promised with last huge 
development and never materialised. The current crossing is also very dangerous as cars speed up 
to it after leaving the previous roundabout. I am aware that this is highway problems but am 
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concerned any building on the site must not block drivers vision to the Right who are leaving Mill 
Road.” 

“No and is it likely that these people moving here will already be local? Where are they currently 
living?” 

“No. There is also considerable amount of older people housing within a few mile radius.” 

“Personally, we have no objection to your proposal in principle, but this is entirely dependent on the 
number of the apartments involved. Also great care be should be taken not to adversely affect what 
is already a "trickey"/semi dangerous operation in exiting right onto the main road toward 
Sevenoaks, particularly with respect to the older generation leaving your proposed development, as 
vision is already restricted by the bridge over the river and the bend in the road 100 yards away.” 

“The concerns I have. Firstly can they infrastructure take a rise in population. Will the GP practises 
be able to take on these patients? In DG we were promised a GP practise when Ryewood was built. 
It never happened. Many of us can’t get an appointment at our surgeries as it is, will an increase in 
patients help that? Also, the building will cause disruption and road works. It’ll be a blight on the 
landscape. I realise it’s a money spinner for a property developing firm but it’s not contributing to our 
community.” 

General comments   

“I’m keen to understand how many units will be built, how high the apartment block will be, and if 
you are planning green spaces. I welcome the development but it’s important it is sustainable in 
terms of its footprint and also green spaces.” 

“Unsure until more details of the building proposal is known.” 

 
Question 2: Do you consider that this is a good use of this site for specialist housing for local 

older people? 

N.B. Not all respondents provided an answer to this question, thirteen residents simply answered ‘Yes.’ 

Positive comments 

“Yes, as it’s near shops etc.” 

“Seems a reasonable position, although we did notice some of the apartments are near the main 
road, which may be noisy.” 

“I think that the site is located well for local amenities but the bus service is poor into Sevenoaks so 
residents would have to used cars/taxis unless they can time their journeys to the very few per day.” 

“Certainly preferable to commercial use.” 

Constructive comments and reservations  

“No, the local services cannot cope as it is. I am a nurse and know how this will impact already fraught 
services. We have no GP practice in DG. District nurses are run of their feet. How has this been 
thought through? What about parking, not to mention major disruption to our roads ( as road dug up 
for gas mains and electricity connections. It will look like a big blight on the landscape also. We don’t 
need more housing in DG. Most of the local people don’t want it.” 

“No - the infrastructure will not support putting a facility like this in this location. These roads and 
Tesco roundabout already stack back with traffic, especially at peak times, schools, station run etc. 
Adding more people with parking, visitors, staff etc will seriously add to this congestion as it 
bottlenecks into riverhead. This is a busy road in, especially for a right hand turn out to get to 
Sevenoaks.” 

“No. Would prefer it to be for younger people. Affordable housing.” 
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“No. Normal housing would be a better use of space.” 

“I own a property in Mill Road and am concerned that parking will be a problem.” 

General comments   

“Indifferent.” 

“Could be.” 

“Probably.” 

“Not sure.” 

 
Question 3: Do you have any comments on the design and layout of the proposals? 

N.B Not all respondents provided an answer to this quesiton. 

Positive comments 

“Could not see if all have a balcony? It would be good to have access to fresh air on a balcony if on 
upper floors.” 

“Looks fine to us.” 

Constructive comments and reservations  

“More parking required.” 

“Too many 2 bedrooms overlooking main road.” 

“Looks overbearing and imposing. Accommodation crammed in together.” 

“Far too many apartments, and far too few parking spaces. I understand that some residents may 
not have their own vehicles, but the number of spaces available for staff and visitors is woefully 
inadequate. As a local resident, I do not want the overspill of cars from this development parking in 
my road, Mill Road.” 

“As always there is not adequate parking for the amount of dwellings, which will lead to more 
congestion on surrounding roads, this is a serious issue!! Of all the retirement developments I know 
there is near adequate parking.” 

“Generally favourable. Major concern is the sight line to the bridge. Traffic rarely sticks to 30mph 
and leaving Mill Road can be difficult. From the drawings it appears there may be significant 
obstruction of the line of sight. If the far end of the bridge is not visible from a vehicle at the end of 
Mill Road I would be objecting on road safety grounds.” 

“27 parking spaces doesn’t sound enough for residents, staff and visitors.” 

“As previous - not enough parking.” 

“At the moment this space is quite open and a 2 storey building will completely alter the appearance 
of the area and the river. Can't you put in something useful for the people already here.” 

“As stated originally. It is imperative no vision is blocked for drivers leaving Mill Road.” 

“Only on the height of the property.” 
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“Ensure there are gardens and green space around the development 
 
“Keep the height of the building to 1 to 2 floors only - don’t want the building in our site line (the 
previous Vauxhall Garage was a low level building). 
 
“Plenty of parking on the development - no space for more cars to park on Mill Road. 
 
“Access to site to be from London Road - to limit traffic volume on Mill Road.” 

“Yes.  It is difficult to get a proper idea of the look from a sketch or two but it appears that effort has 
been made to present a building is attractive and will fit into its surroundings.  I understand the 
building being towards the road sides of the site for flood reasons but please note it is very difficult 
to get out of Mill Road if trying to turn right and I suspect the building will inhibit the view further.  I 
am aware of a number of near misses at this turning and one accident.  I would strongly suggest 
that traffic lights be introduced and that Sevenoaks council actually police the yellow lines already in 
place.  I am also concerned that the comment that older people don't own as many cars as others is 
outdated.  The 27 parking spaces seems wholly inadequate for 37 1/2 bedroom flats (I am not 
aware of the split of each) and staff and visitors.  Mill Road is already packed with parked cars and I 
do not think it will be fair on the residents at the bottom end of Mill Road.  I would suggest that the 
road up as far as the bend before Plummers Croft is made resident permit only and those that only 
those that live on that stretch of Mill Road are granted (free) parking permits - I do not live at this 
end but see on a daily basis the difficulty parking there.  If 27 spaces are really deemed sufficient 
then there should be no argument as no-one from the development will need to park on Mill Road.” 

“The design and materials proposed are sympathetic with the location.  I do though have concerns 
regarding the current placement of the footprint of the building, and the impairment of the sight line 
to the right of a vehicle exiting Mill Road. It is already a tricky junction to negotiate, even for younger 
drivers.  Drivers frequently ignore the double yellow lines on that side of the junction, and are rarely 
ticketed. Your drawings are not detailed enough for me to make the appropriate calculations on the 
sight lines.  I will do that when you submit your planning application. 
 
“I appreciate there will be limitations on the number of car parking spaces but 27 is likely to result in 
an increased burden of people parking on Mill Road.” 

“A) My house is south of the river and will be directly opposite this development. I am concerned 
that the proposed height will be imposing and could also result in a loss of privacy. I also note that 
you refer to commercial developments to the south but make no mention of the housing to the south 
which it will back on to. Has this been considered in the proposal? B)  Will there be lighting at the 
back of the property? In the car park and garden for example? This could adversely affect the 
relative night time darkness that we currently enjoy. C)   The car parking area backs on to the river 
and may be behind my house. What will be gone to minimise disturbance from this?” 

General comments   

“I would need more detailed information on your proposals.” 

“Please publish more on your website about the number of the apartments, the height, and the 
green areas (trees and plants) you will be planting.” 

“Hopefully these homes are protected should the river levels rise?” 
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Question 4: Do you have any general comments about the proposals?  

N.B The responses received via the pre-paid postcards and emails, have also been included within this 

section. Not all respondents provided an answer to this question.  

Positive comments 

“No - other than that it would be good if they live up to the claim that they will mostly end up lived in by 
local people and that those that live in Dunton Green and close surrounds aren't priced out.” 

“The design looks good and should enhance the area.” 

“We received the proposal information through the post because we live off Mill Road. Thank you, very 
useful.  
 
Should the project go ahead and you get approval, how can I register interest for one of the homes 
please? This would be for my parents (currently aged 78 & 79), so very keen to get early notice, as this 
would be incredibly convenient for us to look after them.” 

“Thank you for your literature you sent in the post to us regarding this, giving a preview of what you are 
planning via your website exhibition page. 
 
…[redacted]… 
 
“Broadly, we welcome your plan for this development as long as the initial plan outlay provided is not 
expanded upon - as such a development should bring some harmony to the surrounding area and 
particularly Mill Road.   
 
“Seeing as you have distanced the actual building away from us, our concerns would mostly be with 
the boundary and privacy/overlooking issues which may need to be ironed out between us.  This we 
see as not unreasonable, given the size of the development you are proposing.  However, if possible 
we would like some detail on the 2½ & 3 stories aspect of the building.  It appears in your artists 
impression, that 3 stories would be 2 standard levels plus a 3rd in the roof space facing the London 
Road, and that the Mill Road part is lower to match in with the existing building heights in Mill Road? 
 
“From the image on your website showing the ground floor plan and outside spaces, it is very difficult 
to see what it what as it is rather pixelated, so we ask that you please send us a higher resolution copy 
of the image for us to see.  And any other images you think may be helpful.   
 
“We understand that at this stage it is a representation of your initial proposal, but this would maybe 
help to sort any potential issues out at an early stage, as …[redacted]… 
 
We look forward to hearing back from you.” 

“Would be nice to have flats with a balcony, if only small, living opposite the site with beautiful gardens 
plus river, still miss just walking out lounge doors into open. Know you won't do it but would be good.” 

“To redevelop this site from industrial to residential use would benefit the local area.” 

“Support as long as enough parking provision for residents, staff and visitors.” 

“I think it should be for the elderly or school kids. Elderly a place for them to live or a club for them, or 
a after school club to get the kids off the street and out of trouble, especially with holidays coming up.” 

“I support the development of the site. I think it's a great idea. Just please don't build a bad looking 
block of flats or houses. You can see cheap everywhere.” 
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Constructive comments and reservations  

Comments regarding the local bus service 

“The local bus service will have to improve drastically its currently appalling. Please petition the council 
in this respect. Otherwise a very good plan for the area.” 

“Sounds a good idea but the 'bus service' will need to improve. Appalling at the moment.” 

Comments regarding road safety on the junction 

“Also concerned about the potential for the high rise building to block visibility for cars turning right out 
of Mill Road. It is already often tricky to see past the wall and around the corner of London Road.” 

“Generally favourable except for road safety concerns.” 

Comments regarding parking 

“Parking will be a problem, already an issue on Mill Road.” 

“Although I support the proposal in general there are two points I would like to make 1. possible 
roundabout for Mill Road / main road 2. Change in the parking rules for Mill Road to exclude overnight 
business vehicles now the road will be residential only.” 

“Must provide ample parking please. We are not convinced 27 places are enough - do you have 
research to support this? We cannot have cars spilling out on to Mill Road because this caused a lot of 
problems in the past with Vauxhall Garage.” 

“It would be of great local benefit if the proposed development would prevent commercial vehicles 
parking overnight in nearby residential roads. Some traffic filtering would be necessary e.g. a 
roundabout at junction of Mill Road and London Road.” 

“Not enough parking allocated.” 

Comments regarding the design 

“Overall I think the proposal is too imposing for the location. Also see previous comments.” 

“The development is too big for this site.” 

General objection 

“I am firmly against it.” 

“You are a property building company interested in profit. More congestion with in the area. And prices 
rising. Thanks but no thanks!” 

General comments or queries 

“What is the timescale? When would you hope for building occupation?” 
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Question 5: Please give your thoughts on the consultation process. 

N.B Not all respondents provided an answer to this question.  

N.B This question only relates to the feedback received via the online and posted feedback forms. 

Positive comments 

“Ok so far but will be interesting to see how comments are dealt with.” 

“Very pleased and appreciative to be forewarned and with the opportunity to comment.” 

“The information provided by post and on the website have been useful and informative.” 

“Very good.” 

“Very welcome.” 

“Thank you for consulting BEFORE applying for planning permission, I hope our concerns will be 
taken on board and addressed.” 

Constructive comments and reservations    

“I will challenge the proposal!” 

“Information is limited but that is to be expected.” 

“I hope this is more than a tick box exercise and that local views will be listened to!!”  

General comments   

“Please keep me informed of your plans and any objections.” 

“Somewhat informative - unfortunately there is no live event to attend at the present time.” 
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5. Response to comments 

5.1.1 All comments received have been reviewed by the project team and where possible amendments were 

made to the proposals. Many of the issues raised are covered in the application documents which 

accompany this response. The main issues which arose during the pre-application consultation process 

and McCarthy Stone’s response to each are detailed below. 

 
Positive feedback: It was acknowledged that there is a need for older person’s accommodation in 

Dunton Green.  

 

McCarthy Stone’s response: McCarthy Stone are pleased by the positive response it has received 

from local people for its proposals. There is a significant need for specialist retirement accommodation 

locally. The Sevenoaks & Tunbridge Wells Strategic Housing Market Assessment 2015 predicts that the 

number of over 65s within the Borough is expected to grow by approximately 48% up to 2033, with a 

need to provide around 1,300 specialist older persons housing dwellings between 2013 – 2033 and 

there is therefore a local need for the increased provision of homes suitable for older residents. The 

project team has endeavoured to create a high-quality scheme that is in keeping with the local area, 

while addressing the housing needs of local older people.  

 

Concerns about car parking: Several responses expressed concern that proposals do not contain a 

sufficient number of car parking spaces, which may lead to overspill parking on neighbouring roads.  

McCarthy Stone’s response: McCarthy Stone schemes, by their very nature, tend to have a minimal 

impact on local highway networks, with lower levels of traffic generation and car ownership when 

compared with open market schemes, particularly given their sustainable locations. Furthermore, those 

residents that do own a car are less likely to travel during peak times. 

 

McCarthy Stone’s parking provision has been informed by both Sevenoak’s District Council’s parking 

standards and through our independent research on parking trends across our sites across the country. 

The parking strategy will ensure that the site is wholly self-contained and should not lead to any overspill 

on to local roads. 

McCarthy Stone has extensive experience in providing appropriate levels of on-site parking, based upon 

previous successful schemes. There would be no benefit to McCarthy Stone to undersupply car parking 

spaces for its schemes, particularly with regard to sales and renting of the proposed apartments.  

 

Concerns about the impact on visibility splays on the junction of Mill Road and London Road: 

Several responses raised concern that the proposals could increase traffic safety problems on the Mill 

Road and London Road junction. 
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McCarthy Stone’s response: As part of the application, McCarthy Stone has instructed a full Transport 

Assessment (TA) and as part of the application, will engage with Kent County Council and Sevenoaks 

District Council to review the impact on the local road network. The TA highlights that the proposals 

would not have an unacceptable impact on the safe operation of the network and have been carefully 

designed to ensure the visibility splays remain acceptable based on the siting of the new building. 

 

Furthermore, the proposed development will reduce traffic generation and the pressure to park on local 

roads, when compared to an open market apartment scheme. Further information about traffic impact 

can be found in the Transport Assessment submitted with this application. 

Concerns about the impact on local infrastructure: Several responses indicated a concern that this 

development could increase pressure on local hospitals / GP services. 

McCarthy Stone’s response: Research indicates that the average distance moved by people into 

McCarthy Stone schemes is five miles, therefore the majority of customers moving to Retirement Living 

accommodation are already registered with a local GP and are using local health services.  

The provision of Retirement Living accommodation has been shown to improve the health and wellbeing 

of older people, reducing anxiety and the worries and concerns often associated with maintaining a 

larger family home; providing specialist accommodation which offers companionship, a House Manger 

and peace of mind for homeowners, with access to a 24hr Careline alarm system. Its provision also 

helps to streamline health and social care, as visiting health professionals can visit several residents 

during one visit, which is a more efficient use of public services.  

The provision of Retirement Living accommodation has also been shown to reduce the impact and strain 

on the NHS as accommodation is designed for impaired mobility, with residents finding it easier to return 

home after staying in hospital and spending fewer nights in hospital than on average for this age group. 

The average health and social care saving when someone moves into retirement housing, per person, 

per year, is £3,500 to the local service. 

Design of the building: There were a few responses that were critical of the overall design of the 

building, with some responses expressing reservations with the height and scale.  

McCarthy Stone’s response: Our appointed architects have spent time researching the architecture 

and character of the local area to create a sensitive design that responds to the context of the site. We 

have carefully considered the scale of our proposals when designing the building to provide a transition 

between the commercial buildings to the south of the site and the residential areas to the south, north 

and west. To minimise overlooking, windows towards the ends of the development closest to the 

boundaries are minimised. The top floor of the proposed development has dormer rooms to ensure that 

the development sits well with the scale of the neighbouring properties and the proposed building has 

been further broken up through the inclusion of projections and gables along the main elevations. 

Further information regarding the design proposed is provided within the Design and Access 

Statement. 
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6. Post-Application Consultation  

6.1 On-going Stakeholder Engagement 

6.1.1 Given the interest shown by residents and stakeholder in the proposals, McCarthy Stone will ensure 

information continually flows through existing channels to interested parties. 

6.2 Updating Materials 

6.2.1 The following website https://mccarthyandstoneconsultation.co.uk/duntongreen/, will be updated 

at the following points during the application process: 

 

• Upon submission, details of the proposals will be available online 

• During the process, additional information will be posted 

• Once a decision has been made 

6.3 Letters to Interested Parties 

6.3.1 A letter will be sent to the following groups and individuals informing them that the application has been 

submitted alongside addressing the main comments raised throughout the consultation: 

 

• 50x residents within the immediate vicinity of the site 

• Members of Sevenoaks District Council’s Cabinet 

• Members of Sevenoaks District Council’s Development Control Committee 

• Ward Members for Dunton Green and Riverhead on Sevenoaks District Council 

• Neighbouring Ward Members for Brasted, Chevening & Sundridge on Sevenoaks District 

Council 

• Division Member for Sevenoaks West on Kent County Council  

• MP for Sevenoaks  

• Dunton Green Parish Council  

• Sevenoaks Civic Society 

• Age UK Sevenoaks and Tonbridge 

• Sevenoaks University of the Third Age 

• All those who registered an interest during the consultation 

 

6.3.2 Those who requested further information by telephone, letter or email will be responded to in the most 

appropriate manner.  

https://mccarthyandstoneconsultation.co.uk/duntongreen/
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6.4 Continued Media Contact 

6.4.1 To ensure the wider community is aware of the submission of the planning application a detailed press 

release will be issued to local publications including Kent Live. The press release will contain the 

following information: 

 

• A brief history of the site 

• Notification that the application has been submitted  

• An overview of the proposals 

• Information regarding the consultation which has taken place 

• McCarthy Stone’s contact information including the free phone information line number and 

the website address 
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7. Appendices 

• Copy of the one-to-one stakeholder meeting invitation letter 

• Copy of the one-to-one resident meeting invitation letter 

• Copy of the virtual exhibition invitation newsletter 

• Copy of the reply cards 

• Copy of the pre-exhibition press release 

• Copy of the virtual exhibition brochure 

• Copy of the feedback form  

 
 
 
 


