Annex H — Acacia Hall Bus Hub: Dartford Borough Council Planning Comments

This Annex H contains feedback from Dartford Borough Council’s Planning team which informs the
design of Acacia Hall Bus Hub.

Initial Visual Impact Appraisal of Proposed Electric bus charging system at Acacia
Hall Bus Hub
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Listed buildings

Conservation area

The proposed electric bus charging station is immediately adjacent to a conservation area on land which
is at a level considerably above that of the town centre. The height of the proposed overhead bus
chargers will be 5.5m and are likely to be visible from the surrounding area. The following
considerations are proposed to allow the charging station and overhead chargers blend into its
environs.

* Streamlined charger design to soften its appearance

* Tree planting to soften impact of overhead charger height

* Buildings and facilities - AC/DC cabinet, sub-station and welfare unit combined into one building

* Materials selection for building and perimeter wall to be sensitive to the nearby conservation area
and historic buildings e.g. knapped flint or brick walls (not engineering brick)

* Architectural design for building including green roof and boundary treatment

* Building to be moved away by 2-3 m from adjacent western boundary to allow for additional
screening planting (see sketch layout below)

* Continuous footway along FastTrack route for ease of movement for pedestrians and wheelchair
users (see user hierarchy - pedestrians first in Manual for Streets, NPPF, National Design Guide and
Equality Act 2010

* Triangle centre design —wildflower meadow or naturalistic planting to soften engineering design

* Visualisation of impact of overhead chargers desirable

* Lighting design sensitive to the area to be submitted



Continuous footway: raised section of small unit paving
or tar macadam (including Dutch kerbs) to facilitate ease
of movement for wheelchair users

Mixed meadow planting in centre of traffic island

Approximate locations of
existing screening trees

Approximate locations of
additional tree screen
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Wall set away from boundary to facilitate screening planting
Uses—AC/DC cabinet, sub-station and welfare unit combined into one building

Boundary treatment matching building design



Examples of Sympathetic Building Design

Matlock Bus Station



Manor Farm—AAB bricks
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The Local Project

Town House



lllustration of Continuous Footway Treatment

Continuous footway across side road — Urban movement, Clapham Old Town
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Continuous footway with Dutch kerb design to facilitate better wheelchair crossover —
Sidcup High Street



Design Feedback from Dartford Borough Council

Dartford Borough Council’s Planning Applications teams main concerns relate to visual impact,
impact on the setting of nearby listed buildings and Conservation Area, neighbouring
residential amenity, impacts on pedestrians/users of the car park and technical considerations.

The detailed design should assess the impacts and demonstrate that there will be no harm or
conflict with the adopted and emerging Dartford Local Plan and the NPPF.

DBC'’s planning concerns are discussed further below.

Visual Impact

The site is very prominent and exposed. The differences in ground levels exacerbate the
prominence and will require the potential raising of levels and retaining structures. In addition
to this, the site is part of the Acacia Hall complex on which the Council has recently carried out
major improvement works. The site is part of Dartford Town Centre; the improvement of
which, is a key Council and Local Plan aim. The objectives of this include improving the visual
appearance, character and perception of the town centre and the riverside. The site is
immediately adjacent to Dartford Town Centre Conservation Area and the impact to this is a
key consideration. Nearby Listed Buildings include Holy Trinity Church, Mansion House which is
part of the Acacia Hall complex and Bridge House. There are also non-designated heritage
assets in the locality and within the Acacia Hall complex. The openness of the Acacia site, the
river and the parkland setting should be taken into account in the design.

Given the above, this is a sensitive site and the development must therefore be carefully
designed to take into account these issues. The siting, design and appearance will be key in
assessing whether the visual impact is acceptable.

The initial visual impact appraisal in the first 5 pages of this Annex provides guidance from
Dartford BC on siting and design with regard to the proposed development.

Siting

In terms of the structures, these should be sited so as to have the least visual impact and also
to have sufficient space to allow for screening and landscaping. The initial block plan shows the
buildings very close to the boundary beyond which point the ground levels drop considerably
which would mean it would not be possible to provide planting to screen it. It is therefore
suggested that the buildings should be set well away from the boundary and the drop and at
the very least by 2 - 3m to enable a planting screen to be provided. The planting would need to

be substantial to provide sufficient visual mitigation. It is considered that this will require the
omission/re-siting of the bus stand (as discussed).

The siting of the structures/buildings should also take into account the impact to the impact to
the setting and views to the Grade | Listed Holy Trinity Church in the town centre. The decision
maker is required by section 66(1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990 to have special regard to the desirability of preserving a listed building or its setting
or any features of special architectural or historic interest which it possesses. With regard to
the effect of the development on the Conservation Area the decision maker has a statutory
duty to pay special attention to the desirability of preserving or enhancing the character or
appearance of that area as required by s72 Planning (Listed Buildings and Conservation Areas)
Act 1990.



Design and Appearance

DBC consider that the three structures (welfare unit, sub-station and cabinets) -should be sited
in one building to limit the impact. The building should comprise of flint or brick walls so as to
not detract from the locality.

The design and the appearance of the charging equipment should be slender so as to lessen
the visual impact.

It is imperative that the visual impact does not result in harm because of the sensitive location.

Impact to Neighbouring and Local Amenity

There is concern about the impact to nearby amenity because of the relationship to nearby
neighbours and the proposed 24 hour operation. Additional information is required to
demonstrate the impact to amenity. Impact from lighting, noise and disturbance will be key
concerns.

The application will need to be supported with a Noise Impact Assessment to demonstrate
that there will be no harm to nearby residential amenity and the town centre and riverside
environment.

A Lighting Impact Assessment will be required to demonstrate the impact to residential
amenity, biodiversity(e.g.bats) and the highway.

Measures to deal with anti-social behaviour and littering will need to be considered in the
design and with regard to how the site is operated.
Highway Related Impacts

As well as consideration of the impact on highway and pedestrian safety, consideration will
need to be given to the relationship to the existing car park and its users as well as on parking
matters.

Technical Considerations

Assessments relating to archaeology, drainage, biodiversity and trees will need to be
submitted.

Environmental Constraints
The following are the environmental constraints of the site:
e Thereis a Public Right of Way adjacent to the site.

e The site is in a Source Protection Zone and impact to the ground water will be a
consideration.

e The site is in the Minerals and Waste 250m Buffer.
e The site is in an Area of Archaeological Search.

e The western end is in an Biodiversity Opportunity Area.



Planning Policy

DBC’s adopted Local Plan is available to view on the Council’'s website. The key policies to
consider are Core Strategy Policy CS2, CS15, CS24, CS25 and from the Development Policies
Plan DP2, DP3, DP4, DP5, DP12, DP13, DP21, DP23, DP24, DP25. Dartford Town Centre
Framework Supplementary Planning Document is a key consideration.

Consideration should be given to the Dartford Town Centre Conservation Area Appraisal and
Management Plan.

DBC has submitted for examination the Pre-Submission (Publication) Dartford Local Plan on 13
December 2021. The Plan is currently undergoing examination by the Inspector. The policies of
this emerging plan are therefore a material consideration in the determination of planning
applications.

NPPF paragraph 48 advises weight may be given according to the stage of plan preparation,
extent of unresolved objections to relevant policies, and degree of consistency with the NPPF.
Dartford Borough Council regards all emerging policies are as consistent with the NPPF. The
Council considers the plan well advanced, albeit there are currently no examination outcomes
available. In terms of policy objections, the following policies lack unresolved objections and
therefore may be material considerations afforded greater weight : S3, D1, D2, D3, D7, E3, M5,
M6, M11, M13 & M16.

The following are key policies which relate to the proposed development: S2, S3, D1, D2, M1,
M2, M3, M4, M5, M6, M13, M14, M15, M16, M17, M18.



