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1. INTRODUCTION 
 
1.1 This Statement has been submitted on behalf of the applicant Ms 

Omolade Adeniyi in support of a full planning application for the following 
development at 86 Central Road Dartford DA1 5UN (hereafter referred to 
as ‘the Site’): 

 
“Change of use from a dwelling (Class C3) to a mixed use as a dwelling (C3) 
and as a Childrens childminding service.  
 

1.2 The application comprises the following documents 
• Covering letter 
• Application Form 
• CIL Form 1  
• Planning Statement 
• Drawing nos  

• 4042.01 Site Location and Existing Block Plan  
• 4042.02 Existing Floor Plan 
• 4042.03 Existing Elevations 

 
2 SITE CONTEXT 

 
2.1 The application site is located on the east side of Central Road Dartford. It 

is approximately 184m north of the junction of Central Road and Temple 
Hill/Mill Pond Road. It is located immediately to the north of the junction of 
Central Road and Scott Close. It extends to 115m² including a dedicated 
parking space accessed from Scott Close.  
 

2.2 It was formerly part of the large Dartford GlaxoSmithKline industrial site 
that was redeveloped primarily for residential purposes commencing 
around 2012. The application property was completed in 2015/2016. The 
surrounding area on the east side of Central Road is residential in character 
whilst on the west it remains in employment use.  
 

2.3 The property comprises a three-storey end of terrace dwelling with a rear 
garden to its east. The property in common with its neighbours has a 
ground floor raised above the level of the street. It is faced in yellow-stock 
brickwork on the ground floor and clad with pale grey horizontal boarding 
on the upper floors under a plain concrete ‘slate style’ roof. There is a 
single dedicated parking space accessible via Scott Close. The house has 
an overall Gross Internal Area (GIA) of 116.7m². Approximately 50.5m² over 
one and a half floors of the building (ground and part 1st floor) is used when 
the business is operating.     
 

2.4 The site is located within the Urban Area of Dartford and lies within a Flood 
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Risk area (policy CS24 of the Core Strategy 2011) and is also within the 
Northern Gateway Strategic Site (policy CS3 of the Core Strategy 2011). It 
has no other local plan designation or allocation. The property is located 
within Flood Zones 2 and 3.   

 
3 PLANNING HISTORY 
 
3.1 The Council’s website lists the following relevant planning history for this 

property (excluding condition discharge applications): 
 

DA/10/00994/FUL Application for site remediation and enabling works at 
the Northern Gateway East and Mill Pond sites APPROVED 03/09/2010 
 
DA/11/00295/OUT Outline application for redevelopment to provide a 
residential led mixed-use development comprising between 950-1050 
residential units (Class C3), with between 2,500 sq m to 5,000 sq m of 
flexible non-residential uses comprising office uses (Class B1), retail, 
financial and professional services, restaurant, cafe and drinking 
establishment uses (Class A1/A2/A3/A4); and non-residential 
institutions/community and assembly and leisure uses (Class D1/D2); new 
landscaping, public and private open space; up to 1,250 car parking 
spaces, cycle parking, access and other associated infrastructure works) 
APPROVED 19/12/2012 
 
DA/13/01689/REM Submission of Reserved Matters relating to layout, 
appearance and landscaping pursuant to Condition 1 of Outline Planning 
Permission DA/11/00295/OUT for erection of 16 x 2 bed, 54 x 3 bed and 23 
x 4 bed houses and 24 x 1 bed and 55 x 2 bed apartments (173 units in total) 
(Phase 1) APPROVED 27/03/2014  

 
3.2 The dwelling has no planning history since it was completed. 
 
4 PROPOSALS 

4.1 Planning permission is being retrospectively sought for a change of use of 
the property from a dwelling (Class C3) to a mixed use of the property as a 
dwelling (Class C3) and children childminding service.    

4.2 The mixed use is already occurring. The applicant has been childminding 
at the site since July 2018. The number of children ‘on the books’ has 
grown over-time. The applicant continued to provide a children 
childminding service in accordance with government guidance during the 
Covid pandemic, as this was encouraged by government to assist in 
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getting people back to work. The applicant has provided the following 
information on the history of the business. 

 Year    Max No. of children 

2018/19 Between 1 and 2  

2019/20 3 Children 

2020/21 Covid Restrictions 7  

2021/22 13 children 

2022/23 16 children 

2023/24 16 children 

4.3 The business is open Monday to Thursday  7.30am to 6:00pm. Currently on 
average, 13 children/day attend the nursery. The children are generally  
aged from 1 to 4 years. Some older children previously attended after 
school up to the age of 8 but the childcare service has not accepted any of 
these older children since Covid. 

4.4 Drop-off times are staggered between 7:30am and 8:30am. Collections and 
pickups start from 1pm because not all children are at the nursery full-time. 
Currently 2 children leave at 1pm, 2 at 3pm. Others leave between 5.30 and 
6.00 pm including 2 sets of twins. 

4.5 Most of the children walk with their parents to the site because they live 
very close-by, including in Scott Close. Others are driven including the 2 
sets of twins who are currently using the service.   

4.6 The applicant has reviewed pick-up and drop-off arrangements as the 
service has grown. For parents that drive, information about parking etc. is 
given and shared within a parents WhatsApp group chat. The property has 
an allocated parking space which is now left free for parents during 
working hours following this review. The applicant has other staff who 
collect the children from parents from the parking space where necessary. 
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4.7 In addition to herself, the applicant employs 2 full-time and 1 part-time 
staff members to run the business.                          

4.8  In the summer months, the outdoor space in the rear garden is used. It is 
used twice a day for around 20 minutes a session and by 5-6 of the 
children at once. 

4.9 The business was inspected by Ofsted in November 2021. The overall 
rating was good1. The next inspection is due in 2027.    

4.10 The applicant lives in the property as her main residence. She has three 
adult children of her own ranging from 27-32 years. The youngest is the 
only one left at home.  

5  PLANNING POLICY  

5.1  The Development Plan in force in Dartford comprises the 2011 Dartford 
Core Strategy (CS) and the 2017 Dartford Development Policies Plan (DP).   

 
5.2 The Dartford Local Plan to 2037 has been formally submitted for 

Examination. The hearing stages of the examination have now been 
completed and consultation on the Main Modifications concluded on 25 
September 2023. The Inspector will now consider any representations 
made and also in due course publish a report into the soundness of the 
Plan which will recommend whether it can be adopted or not.  Applicable 
policies in the new plan do therefore have some weight as a material 
consideration in the decision making process, but not the full weight of an 
adopted plan. Copies of the relevant Development Plan and emerging 
Local Plan  Policies are attached at Appendix One.  

 
 Core Strategy 
5.3 As indicated above the site lies within the Northern Gateway Strategic Site 

allocated under policy CS3. The site has now largely been developed in 
accordance with the requirements of the policy. It is not considered that 
the policy impacts on the application proposals.  Policy CS24 covers Flood 
Risk. The property itself has appears to have been designed from the 
outset with its living accommodation above flood levels.   

 
Development Policies Plan  

5.4 Policy DP1 provides for a presumption in favour of sustainable 
development. As indicated above the applicant provides a locally based 
service that is meeting a local need which does not heavily rely on the use 
of the private car for access. Policy DP2 seeks to ensure that development 
achieves a good standard of design. The application proposals make no 

 
1 https://files.ofsted.gov.uk/v1/file/50173372 

 

https://files.ofsted.gov.uk/v1/file/50173372
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alterations to the existing building which is of recent design and 
construction. Policy DP5 seeks to ensure the amenity of neighbouring 
development is protected by new development and advises that a number 
of potentially sensitive aspects arising from proposed development will be 
considered. Policy DP21 relates to community facilities and advises that 
new facilities will be permitted in appropriate locations 

 
 Dartford Local Plan to 2037 
5.5 Policy M1 has similar criteria to policy DP2 and seeks Good Design for 

Dartford. Policy M2 is the equivalent of DP5 and covers Environmental and 
Amenity Protection. Policy M4 covers flood risk and riverside design. Policy 
M18 covers community uses and is the equivalent to policy DP21.   

 
6  PLANNING ISSUES  
 
6.1  It is considered the main planning issue in relation to the application 

proposals and use of the property is the impact on the character of the 
area and neighbouring properties. 

 
6.2 The use is located within a predominantly residential area although the 

land on the west side of Central Road opposite the site, remains in 
employment use. The site is shown in the Google image below and 
following photographs (taken on a day when the business was not 
operating.) On business days (Mon.-Thurs.) the car shown in the 
photographs in the allocated parking space is parked elsewhere at a 
relative’s house to ensure the space is kept free for parents.  

  
 

The Site 
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  19 Jan 24

  19 Jan 2024 
 

The Site 
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The house is an end of terrace unit, and thus only immediately joined by 
another dwelling on its northern side.  Its rear garden is enclosed and there 
are no openings on the south facing flank elevation facing the ‘FOG’ unit at 
11 Scott Close.  
 
Rear of house (19 Jan 2024)  

   
 
The equipment provided in the garden (a trampoline, swing and slide) is 
not an unusual feature of residential gardens.  
 

6.3 It is acknowledged that the level of activity associated with the 
childminding service use is greater than if the property was in sole 
residential use.  

 
6.4 However, the childminding service only operates during the normal 

working day when activity is generally greater and not during the early 
mornings or late evenings or on weekends/public and bank holidays when 
it could be said there is a general and reasonable expectation of a reduced 
level of overall activity.     

 
6.5 Furthermore, given the variations in the numbers of children attending, the 

limited days of operation (Monday to Thursday only) and the hours that the 
children are looked after and their ages, it is contended that the level of 
activity is not at such a level that it is likely to result in such a negative 
impact on residential amenity as to warrant permission being withheld.  

 
6.6 The applicant is willing to accept suitable conditions relating to days and 

hours of operation.  
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6.7 The ratio of children to staff is governed (amongst other regulations) under 

the ‘Early Years Foundation Stage Statutory Framework2, a revised version 
of which came into force on 4 January 2024 with an increased ratio of staff 
to children. Given this regulatory background and the size of the property 
relative to the numbers that can safely be accommodated, if the Council is 
minded to impose a condition limiting the number of children in 
attendance at any one time by means of a condition, the applicant would 
welcome a discussion as to whether this would be necessary given the 
tests for the imposition of conditions and the need to not duplicate other 
legislation and/or what would be appropriate.    

 
  Other issues   
6.8 It is evident that the childminding service provides a valuable and flexible 

locally based service for the parents who use it, particularly as the majority 
live in walking distance from the site. It is also evident from the Ofsted 
report that the service is well-run and managed. It provides a useful 
community facility and service and accords with the principles of policies 
DP21/M18.     

 
6.9 The applicant has advised that a dedicated parking space is made 

available on days that the business is open. Given that drop off and pick-up 
times are staggered and the fact that members of staff are available to 
escort children to the property if required, it is considered that this level of 
provision and the dedicated arrangements provide adequate and sufficient 
parking spaces and arrangements. Outside of operating hours the parking 
space is available for use by the applicant and her family.    

 
6.10 It is also noted that the property is located within a flood risk area. The 

dwelling was constructed with this in mind and the use does not require 
any alteration to the dwelling. It will not have any physical impact on the 
flood plain.  Given the fact that a parents WhatsApp Group is in operation, if 
there is any indication of access to the property being hampered in a flood 
event this can be used to notify parents or to advise them of a closure of 
required as well as the other means of contact available to staff.   

 
7.0  CONCLUSIONS  
 
7.1 The mixed use of the property as a family home and the use for a 

childminding service is considered to be an appropriate development 
providing a useful community based, predominantly pre-school age child 
minding and care service. It also has the benefit of potentially helping 
parents who are in paid employment who may otherwise not have the 
opportunity due to the flexibility the service provides.   

 

 
2 Early Years Foundation Stage Statutory Framework for Childminders  

https://assets.publishing.service.gov.uk/media/65aa5e29ed27ca001327b2c6/EYFS_statutory_framework_for_childminders.pdf
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7.2 The proposals will not have an unacceptably adverse impact on the overall 
character and amenities of the area or the amenities of the occupiers of 
adjacent and nearby existing dwellings.  

 
7.3 It is considered that the use has adequate car parking provision to serve it. 
 
7.4  Whilst the dwelling was erected in a flood risk area the use will not affect 

the flood plain and no external alterations are proposed to the building. 
Measures can be put in place by the applicant to warn parents in the event 
of a flood event.   

 
7.5 The development accords with the provisions of the Development Plan 

when take and read as a whole and permission should therefore be 
granted.  
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APPENDIX ONE 
 
Development Plan Policies  
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