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Reference: 

23/00442/FUL 

 

Site:   

Car Parks Crown Road and Darnley Road 

Grays 

Essex 

Ward: 

Grays Riverside 

Proposal:  

The erection of a part five, part four and part three storey 

building and a separate two storey building to provide 53 no. 

self-contained flats, with a mix of 1 and 2 bed units, with 

associated parking, landscaping, access and infrastructure, 

including refuse and cycle stores. 

 
Plan Number(s): 

Reference Name Received      

14201-DB3-B00-ZZ-DR-A-20134 Proposed Site Elevations 

Sheet 5 without trees 

28th April 2023  

14201-DB3-B00-00-DR-A-20001 Location Plan 16th April 2023   

14201-DB3-B00-00-DR-A-20005 Existing Site Layout 16th April 2023            

14201-DB3-B00-ZZ-DR-A-20124A Proposed Site Elevations 

Sheet 5 

16th April 2023   

14201-DB3-B01-ZZ-DR-A-20872D Proposed Area 

Schedules 

16th April 2023   

210320-GSL-ZZ-XX-DR-C-7001 Proposed Drainage Plan 16th April 2023     

14201-DB3-B00-ZZ-DR-A-20130C Proposed Site Elevations 

Sheet 1 without trees 

27th October 2023   

14201-DB3-B00-ZZ-DR-A-20131C Proposed Site Elevations 

Sheet 2 without trees 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20132C Proposed Site Elevations 

Sheet 3 without trees 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20133C Proposed Site Elevations 

Sheet 4 without trees 

27th October 2023  

14201-DB3-B00-00-DR-A-20100I Proposed Site Plan 27th October 2023  

14201-DB3-B00-00-DR-A-20110I Proposed Site Ground 

Floor Plan 

27th October 2023  

14201-DB3-B00-00-DR-A-20111H Proposed Site First Floor 

Plan 

27th October 2023 

14201-DB3-B00-02-DR-A-20112H Proposed Site Second 

Floor Plan 

27th October 2023  

14201-DB3-B00-03-DR-A-20113H Proposed Site Third Floor 

Plan 

27th October 2023  



Planning Committee: 14 March 2024 Application Reference: 23/00442/FUL  
 

2 
 

14201-DB3-B00-04-DR-A-20114G Proposed Site Fourth 

Floor Plan 

27th October 2023  

14201-DB3-B00-05-DR-A-20115G Proposed Site Roof Plans 27th October 2023  

14201-DB3-B00-ZZ-DR-A-20120F Proposed Site Elevations 

Sheet 1 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20121E Proposed Site Elevations 

Sheet 2 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20122E Proposed Site Elevations 

Sheet 3 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20123C Proposed Site Elevations 

Sheet 4 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-20140C Main Communal 

Entrances 

27th October 2023  

14201-DB3-B00-ZZ-VF-A-01910  
 

Darnley Rd_3D View 

from Derby Rd Bridge 

27th October 2023 

14201-DB3-B00-ZZ-VF-A-01911  
 

Darnley Rd_3D View 

from roundabout 

27th October 2023 

14201-DB3-B00-ZZ-VF-A-01912  
 

Darnley Rd_3D View 

From Darnley Road 

27th October 2023 

14201-DB3-B02-ZZ-DR-A-20150B 
B02  

GF Flat Window W5 
Sunlight Review  
 

27th October 2023 

14201-DB3-B04-ZZ-DR-A-20155B 
B04  
 

GF Flat Window W3_4 
Sunlight Review 

27th October 2023 

24140001-STR-HGN-100-DR-D-

00603 REV P2 

Cycle parking 

arrangement long stay 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00601 - REV P5 

General Arrangements 27th October 2023  

24140001-STR-HGN-100-DR-D-

00602 REV P2 

Cycle parking 

arrangement long stay 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00604 REV P2 

Refuse store 

arrangement 

27th October 2023  

24140001-STR-HGN-100-DR-D-
00605 - REV P2  
 

Swept Path Analysis: 

Refuse Vehicle 

27th October 2023 

24140001-STR-HGN-100-DR-D-
00606 - REV P2  
 

Swept Path Analysis: 

Refuse Vehicle  

27th October 2023 

24140001-STR-HGN-100-DR-D-
00607 - REV P2  

Swept Path Analysis 10m 
Rigid Vehicle 

27th October 2023 
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24140001-STR-HGN-100-DR-D-
00608 - REV P2  
 

Swept Path Analysis 7T 

Box Van 

27th October 2023 

24140001-STR-HGN-100-DR-D-
00609 - REV P2  
 

Swept Path Analysis: 

Pumping Appliance 

27th October 2023 

24140001-STR-HGN-100-DR-D-
00610 - REV P2  
 

Swept Path Analysis: 

Pumping Appliance 

27th October 2023 

24140001-STR-HGN-100-DR-D-
00611 - REV P2  
 

Swept Path Analysis: 

Pumping Appliance 

27th October 2023 

D3088-FAB-00-XX-DR-L-1000 PL05 Combined Hard and Soft 

Landscaping 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00612 - REV P2 

Swept Path Analysis 

HIAB 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00613 - REV P2 

Swept Path Analysis: 

Internal Road Access 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00614 - REV P1 

Swept Path Analysis: 

SDV 

27th October 2023  

24140001-STR-HGN-100-DR-D-

00615 - REV P1 

Distance between Refuse 

Store and Block 3 & 4 

27th October 2023 

 
The application is also accompanied by: 

 
 Planning Statement 

 Design and Access Statement and Appendices 

 Landscaping Strategy 
 Air Quality Assessment  

 Arboricultural Pre-Planning Tree Report, Arboricultural Method Statement, Tree 
Constraints Plan and Tree Schedule 

 Daylight and Sunlight Reports (Neighbouring Properties, within the scheme and 
amenity areas)  

 Energy and Sustainability Strategy  

 Fire Statement  
 Flood Risk Assessment and SuDs Strategy  

 Health Impact Assessment  

 Landscape Strategy 
 Acoustic Planning Report   

 Preliminary Ecological Appraisal 

 Preliminary Site Investigation Report  
 Statement of Community Involvement  
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 Transport Statement, On Street Parking Survey and Residential Travel Plan 

 UXO Risk Assessment  

Applicant: 

Thurrock Council (Housing) 

c/o Agent: Frances Young DLP Consultants 

 

Validated:  

16 May 2023 

Date of expiry:  

31 March 2024 (Extension of time 

agreed with applicant) 

Recommendation:  Grant Planning Permission subject to conditions and obligations 

 
Please note this application was deferred from the 8 February 2024 Planning 
Committee meeting by the Chairman for non planning reasons. The application is 
on the agenda for determination at this 14 March 2024 Planning Committee meeting.  
 
This application is scheduled for determination by the Council’s Planning Committee 
because the application has been submitted by the Council (in accordance with Part 3 (b) 
Section 2 2.1 (b) of the Council’s constitution). 
 
1.0 BACKGROUND AND DESCRIPTION OF PROPOSAL 

 
1.1 Full planning permission is sought for the erection of a part five, part four and part 

three storey building and a separate two storey building to provide 53 no. self-
contained flats, with a mix of 1 and 2 bed units, with associated parking, 
landscaping, access and infrastructure, including refuse and cycle stores. 
 

1.2 The key elements of the proposals are set out in the table below: 
 

Site Area 
(Gross) 

0.61 ha  

Height Part 3/ part 4/ part 5 storeys (17.75m max storey height) 

Units (All) 
 

Type 
(ALL) 

1-
bed 

2-
bed 

3-
bed 

4-
bed 

5-
bed 

TOTAL 

Houses       
Flats  10 43    53 
TOTAL 10 43    53 

 

Affordable 
Units 

 
Type (ALL) 1-

bed 
2-
bed 

3-
bed 

TOTAL 

Houses     
Flats  10 10  20 
TOTAL 10 10  20 
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Car parking  
 

Total allocated: 2 disabled spaces and 2 car club spaces  
Total Visitor: 0 spaces  
Total: 4 spaces 

Cycle 
parking 

Total allocated: 53 spaces (1 per unit) 
Total Visitor: 54 spaces 
Total: 107 spaces 

Amenity 
Space 

 

Each apartment would have access to their own balcony, 
some ground floor units have access to front gardens. 
A landscaped communal amenity space with play space 

Density 86 units per ha for the whole site 

 
1.3 Below is a more detailed description of key aspects of the proposal. 

 
Layout 
 

1.4 The layout for the proposed building that would occupy the Crown Road car park 
would comprise of an ‘L’ shaped layout that has been designed as a perimeter 
block fronting onto Crown Road, Stanley Road and Darnley Road. To the rear of 
the building a new communal amenity area would be created and would include a 
play space. An external path would be created running along the northern part of 
this site for access to the communal amenity area and for access to the rear of the 
building.  
 

1.5 The layout for the Darnley Road building would result in the siting of a new building 
at the northern end of the car park with the principal elevation facing into Darnley 
Road and the adjacent to the terraced houses in the road.  
 

1.6 Apartment Layout and Mix: 
 

Plot Floor Units 
Darnley Road 
Apartments  
2 units  

Ground 1 x 1 bed unit 
First floor 1 x 2 bed unit 

Crown Road 
Apartments  
51 units 

Ground 11 units 
3 x 1 bed & 8 x 2 bed 

First 14 units 
2 x 1 bed & 12 x 2 bed 

Second  14 units 
2 x 1 bed & 12 x 2 bed 

Third 9 units 
2 x 1 bed & 7 x 2 bed 

Fourth 3 units - all 2 bed 
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1.7 In terms of tenure, 33 of the units would be for the private market and 20 units 

would be for affordable housing. With respect to the affordable units, 15 would be 
for affordable rent and 5 for shared ownership. 
 
Scale and Height 
 

1.8 The proposal would comprise of a main apartment block in the form of a part five, 
part four and part three storey building up to 18m in height. The tallest element 
would be adjacent to Derby Road bridge and then this would step down to three 
storeys then back up to four storeys at the corner point of where Crown Road joins 
Stanley Road. The proposed building in Darnley Road would be a separate two 
storey building to follow the scale and height of the existing terrace buildings in the 
street. 
 
Design and Appearance 
 

1.9 The proposed apartment block to be located on the existing Crown Road car park 
would represent a modern contemporary design whereas the proposed building in 
Darnley Road would have a more traditional appearance to reflect the terraced 
houses in the street. Materials and elevational treatments have been designed to 
reflect the local area and include features such as bay balconies and similar brick 
types (to existing development). 
 
Amenity Space and Landscaping 
 

1.10 To the rear of the proposed apartment block in the Crown Road car park a 
communal amenity space would be created. This would be landscaped with trees, 
shrubs and a grass lawn, and would include a play area. A swale, as part of the 
surface water drainage scheme, would wrap around the border of the play area for 
collecting and storing rainwater. For the Darnley Road part of the development new 
trees are proposed along the car park perimeter.  
 

1.11 The proposed play space is to be focussed on younger children, under 5’s but also 
5-11 year olds. 
 

1.12 Each apartment would have access to their own balcony amenity space with 
ground floor units having their own front door access and front garden area (for 
some of the units). All apartments would have access to the communal amenity 
space.  
 
Access, Parking and Servicing 
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1.13 Vehicular access to the site is via Darnley Road which currently provides access to 
Darnley Road car park and a second access to the existing Crown Road car park 
as well as existing permit holder parking under Derby Road bridge. The proposal 
would result in the loss of Crown Road car park and reduction in parking spaces at 
Darnley Road car park to allow for the separate two storey buildings to be 
constructed at the northern end of this car park. There would be no vehicle access 
to either building with access from the existing highway/car park areas.  
 

1.14 For pedestrian access, there are multiple entrances to the proposed main building 
occupying the Crown Road car park part of the site. For the separate two storey 
building at the northern end of Darnley Road car park the two apartments would 
have their own dedicated pedestrian access arrangements. The proposal includes 
two ground floor disabled wheelchair units, one in the Darnley Road apartment 
block and the other in the Crown Road apartment block. 
 

1.15 For parking, Darnley Road car park would be retained and would comprise of 16 
car parking spaces plus 1 new disabled parking space nearest to the two-storey 
building, to be constructed at the northern end of this car park. On street, two car 
club parking spaces would be provided along with another disabled parking space. 
The proposal would therefore provide 4 car parking spaces, 2 disabled and 2 car 
club parking spaces. Three of these spaces would be provided on street.  
 

1.16 Darnley Road, the section to the east of the Derby Road bridge, would be used for 
servicing and refuse collections as well as refuse collections from Stanley Road via 
a new loading bay. Bin stores have been incorporated into the proposed building’s 
design along with external bin stores to the north of the main building’s amenity 
space. Bin stores would be provided adjacent to the ground floor entrance of the 
first-floor apartment for the separate two storey building at the northern end of 
Darnley Road car park.  
 

2.0 SITE DESCRIPTION 
 

2.1 The site is approximately 0.61 hectares and comprises of the Crown Road car park, 
Darnley Road car park, an access to both car parks and parking areas underneath 
Derby Road bridge. All car parks are surface levelled car parks. Crown Road car 
park provides 96 parking spaces for public pay and display parking, Darnley Road 
provides 29 parking spaces and parking under Derby Road bridge. Both provide a 
mix of pay and display and permit holder spaces. The permit holder parking is part 
of the Controlled Parking Zone (CPZ Zone C) and operates Monday to Saturday 
9am to 6pm, which also applies for all on-street parking. 
 

2.2 Around the boundaries of Crown Road car park are areas of limited vegetation 
including a small number of trees. An access road provides access from the 
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Darnley Road area to both car parks, although the main entrance to Crown Road 
car park is via its south eastern entrance onto the roundabout junction where 
Crown Road and Stanley Road meet.  
 

2.3 Both car parks are located adjacent to each other to the south of Darnley Road and 
west of Stanley Road. Directly along Crown Road car park’s northern boundary is a 
single-track private access serving the rear gardens of properties in Darnley Road. 
Crown Road runs along the southern site boundary with the C2C railway line 
directly to the south of it. To the west of the site is the Derby Road bridge. The 
areas to the north, east and south of the railway line are predominantly residential 
but to the west is Grays town centre and the two transport hubs of Grays railway 
station and the bus station.  

 
3.0 RELEVANT PLANNING HISTORY 

 
3.1 None relevant to this proposal.  
 
4.0 CONSULTATION AND REPRESENTATIONS 

 
4.1 Detailed below is a summary of the consultation responses received. The full 

version of each consultation response can be viewed on the Council’s website via 
public access at the following link: www.thurrock.gov.uk/planning  
 

4.2 PUBLICITY:  
 
This application has been advertised by way of individual neighbour notification 
letters, press advert and public site notice which has been displayed nearby.   
 
6 objections received raising the following concerns: 

 Additional traffic 
 Loss of amenity 
 Overlooking property from 4 and 3 storey heights 
 Access to site 
 Environmental pollution 
 Litter/smells 
 Materials unacceptable 
 Out of character and out of place development 
 Unsympathetic development 
 Possible excessive noise from increased traffic and vibration 
 Wind vortex altered by 5/4/3 storey building. 
 Loss of light to existing properties 
 Not enough detail about affordable housing 
 New building is unsympathetic. 
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 Traffic management underestimates present difficulties 
 Parking loss a major impact on businesses, shops, commuters, residents 

and religious venues 
 Existing parking is ‘residents only’ making it difficult for visitors 
 Increased need for parking 
 Hedgerows removed.  
 Carbon footprint increases with build. 
 Pollution adds to health issues in Grays. 
 Reduction in people’s quality of life 
 Car parks are not underused as stated in the applicant’s documents. 

 
4.3 ANGLIAN WATER: 

 
No objection subject to a planning condition requiring a surface water management 
strategy to be approved. 
 

4.4 EDUCATION: 
 
No objection subject to a financial contribution of £98,642.93 based on the 
development providing a policy compliant level of affordable housing (35% of the 
development) to meet additional demand towards primary school education in the 
area as primary schools in the planning area are at or are already at capacity. 
There is no requirement for financial contributions towards secondary and nursery 
level education based on current data. 
 

4.5 EMERGENCY PLANNER: 
 
No objection. 
 

4.6 ENVIRONMENTAL HEALTH: 
 
No objection subject to planning conditions requiring a dust management plan for 
air quality reasons, for noise mitigation to be implemented as per the applicant’s 
Noise Impact Assessment and a Construction Environmental Management Plan, 
which shall also include the need for a watching brief for contamination. 
 

4.7 ESSEX POLICE ARCHITECTURAL LIAISON: 
 
Boundary treatment of the development together with arrangements for existing 
permit parking holder spaces beneath Derby Road bridge should be agreed.  
 

4.8 ESSEX FIRE SERVICE: 
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No objection as access is satisfactory for the fire service. Further considerations will 
be subject to the Building Regulations. 
 

4.9 FLOOD RISK ADVISOR: 
 
No objection subject to a condition requiring surface water drainage details to be 
approved. 
 

4.10 HIGHWAYS: 
 
No objection subject to conditions and a S106 agreement as explained below:  
 
There had been initial concerns regarding the impact of the development on the 
surrounding highway network, particularly in relation to PMD8 Parking Standards 
and PMD9 Road Network Hierarchy. The applicant has, however, provided 
additional mitigation measures that would now comply with these policies; being no 
longer severely adversely affecting the network. These measures include financial 
contributions towards the Council extending the day and times of operation of the 
controlled parking zone to 24 hour use (£25,000), the provision of car club vehicles 
to mitigate the harm from a zero-parking provision for the development (£75,000), 
improved lighting and CCTV surveillance to the parking area underneath Derby 
Road bridge (£240,000) as S106 requirements, along with the requirement to enter 
into a S278 agreement for works on the highway for the parking spaces. This would 
make the development compliant with the Council’s Adopted Parking Strategy 
(2022). The development would meet the minimum requirements of policy to be 
considered acceptable in highways terms. 

 
4.11 HEALTH AND SAFETY EXECUTIVE:  

 
No comments because the height of the development is below the 18m and 7 
storey threshold as set out in the PPG. 
 

4.12 LANDSCAPE AND ECOLOGY ADVISOR: 
 
No objection on landscape and ecology grounds subject to the payment of the 
Essex Coast RAMS tariff of £8,308.29.  
 

4.13 NETWORK RAIL: 
 
No objections but request that informatives be added to any permission regarding 
the future construction works to ensure no impact to railway land/assets. 
 

4.14 NHS ENGLAND: 
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No objection subject to a financial contribution of £27,400 towards additional health 
services arising from the needs of the development. 
 

4.15 URBAN DESIGN OFFICER: 
 
No objection and the revised plans with reduced parapets and railings would match 
the proposed balconies, this helps to reduce the massing of the building and 
overshadowing. Recommend conditions regarding materials to be agreed.  
 

4.16 WASTE OFFICER: 
 
No response. 
 

5.0 POLICY CONTEXT 
 

5.1 National Planning Policy Framework 
 
The original NPPF was published on 27th March 2012 with the most recent revision 
dated 19 December 2023. Paragraph 11 of the Framework sets out a presumption 
in favour of sustainable development. This paragraph goes on to state that for 
decision taking this means: 
 
c) approving development proposals that accord with an up-to-date development 

plan without delay; or 
d) where there are no relevant development plan policies, or the policies which 

are most important for determining the application are out of date1, granting 
permission unless: 

 
i. the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 
proposed2; or 

ii any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies in this 
Framework taken as a whole. 

 

1 This includes, for applications involving the provision of housing, situations where: (a) 
the local planning authority cannot demonstrate a 5 year supply (or a 4 year supply), if 
applicable, or (b) where the Housing Delivery Test indicates that the delivery of 
housing was below 75% of the housing requirement over the previous 3 years. 

2 The policies referred to are those in this Framework relating to habitats sites and/or 
SSSIs, land designated as Green Belt, Local Green Space, AONBs, National Parks, 
Heritage Coast, irreplaceable habitats, designated heritage assets and areas at risk of 
flooding or coastal change. 
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The NPPF sets out the Government’s planning policies. Paragraph 2 of the NPPF 
confirms the tests in s.38 (6) of the Planning and Compulsory Purchase Act 2004 
and s.70 of the Town and Country Planning Act 1990 and that the Framework is a 
material consideration in planning decisions.  The following chapter headings and 
content of the NPPF are particularly relevant to the consideration of the current 
proposals: 
 
- 2. Achieving sustainable development 
- 4. Decision-making 
- 5. Delivering a sufficient supply of homes 
- 8. Promoting healthy and safe communities  
- 9. Promoting sustainable transport  
- 10. Supporting high quality communications infrastructure  
- 11. Making effective use of land 
- 12. Achieving well-designed and beautiful places 
- 14. Meeting the challenge of climate change, flooding and coastal change  
 

5.2 Planning Policy Guidance 
 

In March 2014 the Department for Communities and Local Government (DCLG) 
launched its planning practice guidance web-based resource. This was 
accompanied by a Written Ministerial Statement which includes a list of the 
previous planning policy guidance documents cancelled when the NPPF was 
launched. PPG contains a range of subject areas, with each area containing 
several subtopics. Those of particular relevance to the determination of this 
planning application comprise: 

 
- Air Quality 
- Climate change  
- Design: process and tools 
- Determining a planning application  
- Effective use of land 
- Fees for planning applications 
- Fire safety and high-rise residential development  
- First Homes 
- Flood Risk and Coastal Change  
- Healthy and safe communities 
- Housing and economic land availability assessment  
- Housing and economic needs assessment  
- Housing needs of different groups. 
- Housing for older and disabled people 
- Housing: optional technical standards  
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- Housing supply and delivery 
- Light pollution  
- Natural Environment  
- Noise  
- Open space, sports and recreation facilities, public rights of way and local green 

space  
- Planning obligations  
- Renewable and low carbon energy  
- Transport evidence bases in plan making and decision taking  
- Travel plans, transport assessments and statements in decision-taking  
- Use of Planning Conditions  

 
5.3 Local Planning Policy Thurrock Local Development Framework 

 
The “Core Strategy and Policies for Management of Development” was adopted by 
Council on the 28 February 2015.  The following policies apply to the proposals: 

 
 OVERARCHING SUSTAINABLE DEVELOPMENT POLICY 
 

- OSDP1 (Promotion of Sustainable Growth and Regeneration in Thurrock)  
 
SPATIAL POLICIES 
 
- CSSP1 (Sustainable Housing and Locations) 
- CSSP2 (Sustainable Employment Growth) 
- CSSP3 (Infrastructure) 

 
THEMATIC POLICIES 
 
- CSTP1 (Strategic Housing Provision) 
- CSTP2 (The Provision of Affordable Housing) 
- CSTP7 (Network of Centres) 
- CSTP8 (Viability and Vitality of Existing Centres) 
- CSTP11 (Health Provision) 
- CSTP12 (Education and Learning) 
- CSTP13 (Emergency Services and Utilities) 
- CSTP14 (Transport in the Thurrock Urban Area) 
- CSTP18 (Green Infrastructure) 
- CSTP22 (Thurrock Design) 
- CSTP23 (Thurrock Character and Distinctiveness) 
- CSTP25 (Addressing Climate Change) 
- CSTP26 (Renewable or Low-Carbon Energy Generation) 
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POLICIES FOR MANAGEMENT OF DEVELOPMENT 
 
- PMD1 (Minimising Pollution and Impacts on Amenity) 
- PMD2 (Design and Layout) 
- PMD3 (Tall Buildings) 
- PMD5 (Open Spaces, Outdoor Sports and Recreational Facilities) 
- PMD7 (Biodiversity, Geological Conservation and Development) 
- PMD8 (Parking Standards) 
- PMD9 (Road Network Hierarchy) 
- PMD10 (Transport Assessments and Travel Plans) 
- PMD12 (Sustainable Buildings) 
- PMD13 (Decentralised, Renewable and Low Carbon Energy Generation) 
- PMD15 (Flood Risk Assessment) 
- PMD16 (Developer Contributions) 
 

5.4 Thurrock Local Plan 
 
In February 2014 the Council embarked on the preparation of a new Local Plan for 
the Borough.  Between February and April 2016, the Council consulted formally on 
an Issues and Options (Stage 1) document and simultaneously undertook a ‘Call 
for Sites’ exercise.  In December 2018 the Council began consultation on an Issues 
and Options (Stage 2 Spatial Options and Sites) document, this consultation has 
now closed, and the responses have been considered and reported to Council. On 
23 October 2019 the Council agreed the publication of the Issues and Options 2 
Report of Consultation on the Council’s website and agreed the approach to 
preparing a new Local Plan. In December 2023 the Council began the Initial 
Proposals Consultation (Regulation 18) following agreement at Full Council. 

 
5.5 Thurrock Design Strategy 

 
In March 2017 the Council launched the Thurrock Design Strategy. The Design 
Strategy sets out the main design principles to be used by applicants for all new 
development in Thurrock. The Design Strategy is a supplementary planning 
document (SPD) which supports policies in the adopted Core Strategy.  

 
5.6 Grays Town Centre Studies (non planning studies) 
 

2013 – The Council’s ‘Vision for Grays’ 
2016 – ‘Grays Development Framework’  
2017 – ‘Grays Town Centre Framework’ sets out a framework for the physical and 
social regeneration of Grays Town Centre with a vision for the future. 
2020 – the ‘Grays Future High Street Fund Business Case’ 
2023 – Grays Town Centre Study 
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2023 – Grays Town Centre Transport Study 
 
6.0 ASSESSMENT 
 
6.1 The material considerations for this application are as follows: 

I. Principle of the Development 
II. Housing Land Supply, Need, Mix and Affordable Housing 

III. Parking, Access and Traffic Impact  
IV. Design and Layout and Impact upon the Area 
V. Living Conditions and Amenity Space 

VI. Open Space, Landscaping and Trees  
VII. Ecology and Biodiversity 

VIII. Flood Risk and Drainage 
IX. Air Quality and Noise  
X. Effect on Neighbouring Properties 

XI. Energy and Sustainable Buildings 
XII. Viability and Planning Obligations 

XIII. Sustainability 
XIV. Other Matters 

 
I. PRINCIPLE OF THE DEVELOPMENT 

 
6.2 The site is designated in the Grays Town Centre Area on the LDF Proposals Map 

but is shown as ‘white land’, meaning that there are no specific land use 
designations for the site. Given this is the case there would be no planning policy 
objections to the site being redeveloped for another use, and in this instance, 
residential use of an existing town centre site. Re-use of previously developed land 
within urban areas would accord with the requirements of paragraph 124 of the 
NPPF and paragraph 90 of the NPPF recognises residential uses can play an 
important role in a town centre at appropriate sites, such as this one. 
 

6.3 Outside of the planning policy framework, and since the LDF was adopted, the 
Council has had a long-held ambition to introduce more mixed uses within Grays 
town centre to introduce an evening economy and introduce residential 
development in appropriate locations. To assist the Council’s future vision for the 
town centre a number of studies have been produced. Most relevant to this site is 
the Grays Town Centre Framework (2017) which identifies the site as a 
‘development opportunity site’ and one for ‘residential use’ requiring an ‘active 
street frontage’. The Grays Town Centre Framework explains the vision for the 
town centre to improve connectivity to the river; support residents, students and 
businesses; and introduce more mixed uses for an evening economy along with 
retail community, leisure, cultural and residential uses. In addition to this, the Grays 
Town Centre Study is the most recent study from 2023 and makes reference to the 
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‘potential to provide a mix of new residential development in and on the edge of the 
town centre’. Both these studies provide the most up to position regarding the 
Council’s vision for the town centre, but both are not planning policy documents or 
SPD/SPG, therefore they cannot be afforded any weight but can be viewed as a 
guide.  
 

6.4 It is considered that the proposed redevelopment of this site for residential 
purposes would be acceptable in principle.  

 

II. HOUSING LAND SUPPLY, NEED, MIX AND AFFORDABLE HOUSING 
 
6.5 The proposal is for residential development and there is a housing need within the 

Borough as the Council cannot, at present, demonstrate an up-to-date five-year 
housing land supply to comply with the requirements of paragraph 74 of the NPPF. 
Therefore, for housing developments in the Borough, the titled balance of the 
presumption in favour of sustainable development as set out in paragraph 11d of 
the NPPF applies.  
 

6.6 Paragraph 80 of the NPPF requires local planning authorities to monitor progress in 
building out sites which have permission and where the Housing Delivery Test 
indicates that delivery has fallen below 95% of the local planning authorities 
housing requirement over the previous 3 years, an action is required to increase 
delivery. The Council’s Housing Delivery Test Action Plan (HDTAP) was published 
in August 2019 and identifies a housing delivery shortfall of 309 homes over the 
three previous financial years up until 2017/18. One of the priorities identified in the 
HDTAP for the Council is to consider opportunities for development at a higher 
density in urban areas (paragraph 4.6 of the HDTAP), which is applicable here with 
a density range of 86 dwelling per hectare which is more than the density range of 
30-70 dwellings per hectare in policy CSTP1. Re-use of previously developed land 
within urban areas for meeting housing supply is considered more appropriate for 
future housing development, reduces the risk of the potential loss of Green Belt 
within the Borough and would accord with the requirements of paragraph 124 of the 
NPPF. 
 

6.7 Policy CSTP1 requires the dwelling mix for new residential developments to be 
provided in accordance with the latest housing need assessments. In June 2022 
the South Essex Housing Needs Assessment (HNA) was published and is relevant 
to consideration of future planning applications. It is also an evidence-based 
document to inform the preparation of the new Local Plan and replaces the May 
2016 Strategic Housing Marketing Assessment (SHMA) and the update SHMA 
Addendum (May 2017). The HNA sets out the housing need and mix requirements 
for the Borough but also the wider area of South Essex. For Thurrock the HNA 
identifies the need for 2 and 3 bedroom units for the housing market. For affordable 
housing there is a housing need, particularly for 1 and 2 bedroom units. The 
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proposed housing mix would therefore meet the needs of the HNA and therein the 
dwelling mix requirements of policy CSTP1. 
 

6.8 For affordable housing, policy CSTP2 seeks to achieve 35% of the development to 
be allocated for affordable housing and paragraph 65 of the NPPF requires ‘at least 
10% of total number of homes to be available for affordable home ownership’. The 
proposal would provide 1 and 2 bedroom units to meet the HNA for Thurrock and 
would provide 20 affordable units out of the 53 proposed which equates to 37% 
affordable housing provision from the proposed development. The tenure of the 
affordable housing provision would be 15 for affordable rent and 5 for shared 
ownership, which is acceptable. The proposal meets the requirements of policy 
CSTP2, and the affordable housing would be secured as a planning obligation 
through a S106 legal agreement.   

 

III. PARKING, ACCESS AND TRAFFIC IMPACT 
 
6.9 Policies CSTP14, PMD8, PMD9 and PMD10, and chapter 9 of the NPPF promote 

sustainable transport opportunities including walking and cycling, ensuring access 
is maintained or improved, requiring the consideration of traffic impacts and 
ensuring parking is provided in accordance with adopted standards. The Grays 
Town Centre Framework also recognises the need for improvements for 
movement, connectivity and access around the town centre and links to the river, 
as well as maximising the amount of people living within walking distance of shops, 
services and transport links. The Grays Town Centre Transport Study advises on 
amending parking standards and reducing long stay parking in the town centre.  

 
Loss of Parking and the Proposed Parking Strategy 

 
6.10 One of the first considerations for this proposal is the loss of car parking from 

Crown Road and Darnley Road car parks. The site is not protected for car parking 
use through any local planning policy designations. Crown Road car park currently 
has a capacity for 96 parking spaces and Darnley Road car park has a capacity for 
29 parking spaces, 125 spaces in total. Both are public car parks that provide ‘pay 
and display’ parking during the daytime 9am to 6pm Monday to Saturday and 
Darnley Road also allows for permit holder parking for Controlled Parking Zone 
(CPZ) C. Also within the site area are 24 parking bays underneath Derby Road 
bridge and on street parking that are further permit holder parking spaces for the 
CPZ. These car parking spaces would be retained as existing and unaltered. The 
proposal would lead to the loss of Crown Road car park (96 parking spaces) and 
the loss of 12 parking spaces from Darnley Road car park, 108 car parking spaces 
lost in total.   
 

6.11 Policy PMD8 requires new developments to comply with the Council’s Parking 
Design and Development Standards (February 2022) this applies to all vehicles 
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and cycle parking. Paragraph 111 of the NPPF advises on setting parking 
standards. The Council’s Parking Design and Development Standards (February 
2022) identify the following parking requirements for flatted development: 
 

Use & Accessibility Car Vehicle Parking Requirement 

 High Accessibility Medium Accessibility 

C3 Dwelling – Flats:  0 – 1 space per 
dwelling 

1 – 1.5 spaces per 
dwelling 

For Visitor Parking 0.5 spaces per dwelling 

 
 

6.12 For High Accessibility areas, the criteria defines this as within 500m walking 
distance of a rail station (with existing or new safe walking provision); or 500m 
walking distance of a designated Town Centre (with existing or new safe walking 
provision); and within an established Controlled Parking Zone with hours of 
operation that covers evening and weekend controls. In terms of the criteria, the 
site is within 500m walking distance of the Grays rail station and Grays town centre. 
The site is also within an established Controlled Parking Zone (CPZ) Zone C; 
however, this only operates its restrictions from Monday to Saturday 9am to 6pm so 
importantly this does not cover evenings nor all of the weekend. As a result, this 
location cannot be considered as High Accessibility criteria based on the adopted 
Parking Standards. Instead, as advised by the Council’s Highway Officer, the site 
currently falls within a Medium Accessibility area and therefore the 1-1.5 car 
parking spaces per dwelling applies as required by the Parking Standards.   
 

6.13 In addition to the Parking Standards paragraph 2 of policy PMD8 is relevant to this 
application for this town centre location as it states that:  
 
‘…in other parts of the Thurrock Urban Area where the Council considers the 
potential substantial modal shift is clearly demonstrated by the Transport 
Assessment/Statement and Travel Plans, the reduced maximum standard for non-
residential car parking and reduced minimum standards for residential car parking 
will be applied. Where the reduced standards are applied, the Council will require 
developer contributions to support the development of controlled parking zones, the 
enforcement of parking restrictions and car-free living, and other measures to 
reduce inappropriate on-street parking’. 
 

6.14 The application includes a Transport Statement (TS) which considers the modal 
shift. The TS states that 16 parking spaces would be retained in Darnley Road car 
park plus the provision of one new disabled space would be provided through this 
development. On street, another disabled space would be provided along with 2 car 
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club spaces, so in total 4 car parking spaces would be provided for this 
development.  
 

6.15 The TS states that 1 of the 4 spaces to be provided would have active charging 
infrastructure for electric vehicles and is anticipated that all spaces would have 
electric charging infrastructure installed for future use. The TS states that residents 
and visitors would still be able to use spaces via pay display and/or Controlled 
Parking Zone permits. The TS considers the proposal based on the Council’s High 
Accessibility criteria of the adopted Parking Standards.  
 

6.16 In support of the approach taken within the applicant’s TS a Car Park Assessment 
has been undertaken to demonstrate why a ‘car free’ development is being 
provided and this considers the following:  

 
 Site location and local amenities 
 Nearby developments 
 Policy context 
 Local car or van availability data 
 Travel to work patterns 
 On-street parking stress surveys 
 Grays public car parks utilisation 
 Car club benefits 
 Changing travel habits, and  
 Measures to mitigate the parking proposals.  

 
6.17 In summary of the above, the TS considers that for this site and location there are 

24 parking spaces underneath Derby Road bridge immediately adjacent to the site 
and that the permit holder parking is only in place Monday to Saturday 9am to 6pm, 
so outside of these times this area can be used for car parking. That future 
developments in the area would need fewer parking provision, because this is a 
town centre location. That the national and emerging local policy context promotes 
sustainable transport and the reduced need for private vehicle ownership, which 
would also help address climate change. That the Census data for this ward area 
shows lower car and van ownership than the rest of Thurrock and shows a 
downward trend for this location, which the TS considers is a reason why the 
maximum parking standards need not apply here. That Census data shows that 
travel to work patterns show that 18% of existing residents of Thurrock work in 
inner London and 66% of those use public transport, to show the reduced need for 
car ownership. That changing travel habits during and since the Covid-19 pandemic 
with more people working from home and less commuting and need for car 
ownership.  
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6.18 Furthermore, on-street parking surveys were undertaken on two weekdays in 2021 
and this shows overnight availability within the site’s vicinity and using the Census 
data the TS states the demand is likely to be for approximately 40 parking permits 
in total. The TS says the parking demand from this proposed development can be 
accommodated on-street given the 72 available parking spaces identified through 
the on-street parking surveys. For the Grays public car parks, the TS refers to 
parking surveys undertaken in June 2018. For Darnley Road car park utilisation, the 
car park did not exceed 83% (24 spaces) any time of the day and the surveys 
showed this car park was mostly used at night, probably from residents in the 
Controlled Parking Zone (CPZ) Zone C. For Crown Road car park utilisation, the 
car park did not exceed 47% (45 vehicles) during the day, and, at its peak parking 
demand there were still 34 spaces available. The TS states that the surveys 
demonstrate that there is still spare capacity in the two car parks.  
 

6.19 To mitigate the development in terms of parking demand, two approaches are 
proposed by the applicant, within the site and off site.  
 

6.20 Within the site area, 2 car club and 2 disabled car parking spaces, 3 of these being 
on-street spaces. The TS states that the proposed 2 car club spaces provide a 
cost-effective alternative to the expense of individual car ownership and reflects 
changing travel demands for younger generations. The TS also suggests car clubs 
reduce the need for parking provisions with new development. The Council’s 
Highways Officer identifies that the adopted Parking Standards recognise the 
benefits of car clubs and the 2 spaces for a car club and 2 disabled spaces would 
meet this part of the Parking Standards, along with the environmental benefits of 
less car parking spaces from a car club use.  
 

6.21 For off-site, the TS identifies three measures, and these include reducing the 
normal number of parking permit entitlement, revisions to the Controlled Parking 
Zone and re-purposing surrounding public car parks. In terms of parking permit 
entitlement, the Council’s current policy allows each dwelling to apply for up to a 
maximum of 3 permits per household. The TS identifies that the proposal is to limit 
this to 1 permit per dwelling for the proposed development. However, the applicants 
offer of controlling parking permits goes beyond planning as the planning 
application cannot prevent or limit people applying for more than 1 parking permit, it 
sits outside of planning. The second measure offered by the applicant is a financial 
contribution towards the costs of consulting and implementing an extension to the 
Controlled Parking Zone C to restrict proposed residents from parking on the local 
highway network, or, as an alternative, to provide a smaller Controlled Parking 
Zone in the vicinity of the site with longer operating periods, this is assessed below. 
The third measure is to consider repurposing existing public car parks across Grays 
to allow for permit holder parking as the surveys showed spare capacity throughout 
the daytime and evening periods at car parks in the town centre. This is not clear 



Planning Committee: 14 March 2024 Application Reference: 23/00442/FUL  
 

21 
 

and precise mitigation and has not been identified through the Council’s Highway 
Officer’s consultation response as required mitigation.  
 

6.22 In assessing the parking position and the mitigation identified, the Council’s 
Highways Officer has considered the parking position with the scheme and the 
Council’s Highways Officer recognises the mitigation put forward and considers the 
general approach to be sufficient to overcome the initial concerns regarding the 
lack of proposed parking. This is because paragraph 2 of policy PMD8, as identified 
above, allows for reduced minimum standards to apply where evidence has been 
demonstrated within Transport Statements, which is the case here. The policy 
allows for reduced standards to apply but ‘requires developer contributions to 
support the development of controlled parking zones, the enforcement of parking 
restrictions and car-free living, and other measures to reduce inappropriate on-
street parking’. To mitigate the impact of the development, the Council’s Highways 
Officer requires an extension of the day and times of the Controlled Parking Zone 
for 24-hour use, which would put this location into the High Accessibility area 
criteria of the Parking Standards. The proposal to amend the Controlled Parking 
Zone requires a process outside of the scope of this planning application and 
requires a consultation process with the public. Changes to the Controlled Parking 
Zone would be taking place after planning permission has been granted.  
 

6.23 The Council’s Highways Officer also requires the provision of a car club vehicle 
scheme and is seeking improvements to the current parking arrangements 
underneath Derby Road bridge to make it more secure and accessible with 
improved lighting and CCTV cameras.  
 

6.24 Overall, in summary on parking grounds, the Council’s Highways Officer has no 
objection to the application which follows the planning policy criteria of paragraph 2 
of policy PMD8 and requires revisions to the existing Controlled Parking Zones and 
other mitigation as identified. It is considered that the application is acceptable on 
parking grounds having regard to policy PMD8 and the guidance within the NPPF.  
 
Cycle Parking 
 

6.25 The Council’s adopted Parking Design and Development Standards for flats in High 
Accessibility areas require 1 secure and covered cycle parking space per dwelling. 
The applicant’s Planning Statement explains that 53 secure and covered cycle 
parking spaces would be provided. In addition, 54 cycle parking spaces for visitors 
to the site with some covered and others not covered. In total 107 cycle parking 
spaces would be provided which is acceptable with regard to the Council’s adopted 
Parking Design and Development Standards and policy PMD8.  
 
Access, Servicing and Connectivity 
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6.26 Policy PMD9 seeks to minimise the number of new accesses required onto the 

highway network and to ensure that new access creation makes a positive 
contribution towards highway safety. The proposal would not result in any new 
vehicle accesses being formed. A vehicle layby would be formed on Stanley Road 
to the east of the development for refuse vehicles and a turning head would be 
provided to allow vehicles to turn at the southern end of Darnley Road adjacent to 
the building that would occupy Crown Road car park. Refuse stores are shown on 
the plans to be within but also outside of the building in identified locations at the 
site to allow for access. 
 

6.27 The proposed development would create new pedestrian and cycle access points 
for accessing the building but would also lead to the creation of new footpaths 
around the building that would occupy the Crown Road car park. Such access 
points do not exist, and this will link with existing footways along roads in the area. 
A footpath would pass through and allow access to the northern side of the building 
proposed to occupy the Crown Road car park. Two new pedestrian and cycle 
access arrangements would be formed for the new building proposed to occupy the 
northern end of Darnley Road car park.  
 

6.28 In terms of connectivity, the site is located in Grays town centre is within 500m of 
the High Street where there is access to essential shops, services and amenities. 
Pedestrian and cycle access to the town centre facilities can be via Crown Road or 
Clarence Road (to the north). Grays railway station is 300m from the site where 
there are regular rail connections to London and Southend. The bus station is 
adjacent to the railway station and the bus station is served by 14 different bus 
routes. In terms of connectivity the site is located in a highly accessible location.  
 

Traffic Impact 
 

6.29 Policy PMD10 requires Transport Assessments to accord with relevant transport 
guidance and paragraph 113 of the NPPF requires planning applications to be 
supported by Transport Assessments so that the likely impacts of the proposal can 
assessed. Paragraph 104 of the NPPF requires the impact of development on 
transport networks to be addressed and paragraph 115 of the NPPF identifies that 
development should only be prevented or refused on highway grounds if there is a 
‘severe’ impact upon the road network. 
 

6.30 In terms of trip rates, the TS shows the proposed development would generate an 
indicative total person trip generation of 32 and 34 two-way trips in the AM and PM 
peak periods respectively. This includes a relatively low level of 8 additional trips in 
the AM peak and 9 in the PM peak, and even in lower for bus trips. There would 
also be additional pedestrian and cycle trips generated. Based on this information 
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the TS considers the proposed development would have negligible impact on the 
public transport and active travel networks, and a reduced impact upon the highway 
network when compared to the existing car park uses whilst having regard to the 
policies listed above. 
 

Conclusion to this section  
 

6.31 The assessment of the loss of parking, access, traffic impacts, connectivity and 
mitigation measures have been subject to consultation and discussions throughout 
the lifetime of this planning application. The Council’s Highway Officer considers 
that a number of planning conditions and planning obligations are necessary to 
mitigate the impact of the development. Overall, the access, traffic impacts, 
connectivity, parking and mitigation measures are considered acceptable with 
regard to the relevant policy and the NPPF/PPG tests/considerations. Where 
identified the mitigation measures can be secured through planning obligations 
through a S106 legal agreement and planning conditions where identified. 

 
IV. DESIGN AND LAYOUT AND IMPACT UPON THE AREA 

 
6.32 Policies CSTP22, CSTP23 and PMD2 are relevant along with the guidance within 

the NPPF/PPG. In addition, the Thurrock Design Strategy was adopted as a 
supplementary planning document (SPD) and endorsed as a material consideration 
in the determination of planning applications in March 2017.  
 

6.33 Prior to the submission of the planning application the proposed development was 
subject to a Design Review in November 2022. The applicant’s Design and Access 
Statement demonstrates that various iterations to the design of the proposed 
development along with the comments from the Design Review were considered as 
part of the submission of this application. 
 
Layout 
 

6.34 The proposed layout of the development on the Crown Road car park would 
introduce development to form a new street scene with front elevations of the 
building fronting onto Crown Road and Stanley Road in an ‘L’ shaped block. A 
good-sized communal amenity space would be provided to the rear of this building 
and the enclosed nature of the building would help provide safety and security to 
the communal amenity space for the benefit of its users. The layout shows a 
footpath through the northern part of this location for access to the communal 
amenity area and for rear access to the building.  
 

6.35 The layout for the Darnley Road building would result in the siting of the building at 
the northern end of the car park with the principal elevation facing into Darnley 
Road adjacent to the terraced houses in the road.   
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6.36 Overall, there are no objections to the proposed layout of this development with 

regards to policies CSTP22 and PMD2. 
 
Scale and Height 
 

6.37 Policy PMD3 for tall buildings of more than six storeys high or a height of two 
storeys above the prevalent form of development requires an assessment against 
the Criteria for Evaluation set out in Section 4 of the CABE/English Heritage 
publication ‘Guidance on Tall Buildings’ (2007), or latest version. Whilst within the 
immediate vicinity of the site there are two storey buildings to the north and east, 
the Derby Road bridge and multi-storey car park and shopping centre provide taller 
structures to the west, along with the Council Offices and Pullman Court buildings. 
The proposed development is up to a maximum of five storeys in height. Therefore, 
it is considered that the criteria of this policy would not apply. 
 

6.38 The proposal would comprise of the main apartment block of a part five, part four 
and part three storey building up to 18m high on the location of the existing Crown 
Road car park. The proposal would represent a significant change to this part of the 
town centre from the current surface level car park. The layout of this part of the 
proposed development means the tallest element would be adjacent to Derby Road 
bridge and this would then step down to three storeys then back up to four storeys 
at the corner point of where Crown Road joins Stanley Road. The scale and height 
of the proposed building to occupy the existing Crown Road car park is considered 
acceptable in this context.  
 

6.39 The proposed building in Darnley Road would be a separate two storey building to 
follow the scale and height of the existing terrace buildings in the street and would 
‘bookend’ the western end of the road.  
 

6.40 Overall, there are no objections to the proposed scale and height of this 
development with regard to policies CSTP22 and PMD2 
 
Design and Appearance 
 

6.41 The proposed apartment block would represent a modern contemporary design 
and would represent a change in comparison to the nearby traditional two storey 
terraced houses in the area. Nevertheless, the proposed design of the building has 
been carefully considered not only in layout and scale terms but also in its design 
and appearance in this location. The stepping arrangement of the design helps 
break up the bulk of the building and allow for the façades to turn the corner to front 
the street scene of Crown Road and Stanley Road.  
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6.42 The proposed building in Darnley Road would have a more traditional appearance 
to reflect the proportions and form of the existing terraced houses in the street 
along with front boundary treatment.  
 

6.43 Materials and elevational treatments have been designed to reflect the local area 
and include features such as bay balconies and similar brick types (to existing 
development). 

 
6.44 Overall, there are no objections to the proposed design and appearance of this 

development with regard to policies CSTP22 and PMD2 
 

Impact upon the area 
 

6.45 Within the immediate vicinity of the site are two storey traditional terraced houses to 
the north and east, to the south of Crown Road is the railway and to the west is the 
Derby Road bridge which has a significant impact upon this location. With regard to 
the impact upon the area it is considered that from the plans and the Design and 
Access Statement the layout, scale, height, design and appearance of the 
proposed buildings would appear acceptable in this location having regard to the 
existing character and appearance of the area and the wider town centre. The 
Council’s Urban Design Officer raises no objections. 
 
Conclusion to this section 
 

6.46 Overall, having regard to the above assessment, the indicative layout, scale, design 
and appearance of the proposed development would be acceptable having regard 
to policies CSTP22, CSTP23 and PMD2, and the guidance contained within the 
NPPF and PPG. 

 
V. LIVING CONDITIONS AND AMENITY SPACE  

 
6.47 Consideration is given to the future living conditions and amenity space to be 

provided for these units in regard to Annex 2 of the ‘saved’ BLP, and policies PMD1 
and PMD2.   
 

6.48 In terms of living conditions for future residents, the internal layout of the 
apartments has been carefully considered. A couple of the apartments in the 
proposed building on the existing Crown Road car park benefit from a dual aspect 
outlook but there are also a small number of apartments with a single aspect 
outlook. A few apartments at the lower levels of the building on the rear elevations 
of the building which could suffer a lack of sunlight as identified in the applicant’s 
Daylight and Sunlight Assessment where a few rooms would not achieve the 
sunlight target due to the rooms all facing either west or north and east facing, 
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however, the majority of rooms would meet the sunlight exposure requirements of 
the BRE guidance. There are no issues with regard to outlook and daylight for the 
proposed development at the Darnley Road car park location. 
 

6.49 For amenity space considerations each apartment would have a balcony, some 
with multiple balconies as well as access to the communal amenity space to the 
rear of the building for those units within the Crown Road car park part of the site. 
The proposed development at the Darnley Road car park location would have 
balconies and some incidental amenity space surrounding the building. For amenity 
space considerations this is considered acceptable with regard to policy PMD2 and 
‘saved’ Annex 1 of the Borough Local Plan. In addition, future occupiers would also 
have easy access to Grays Town Park, which is close to the site.  

 
VI. OPEN SPACE, LANDSCAPING AND TREES  

 
6.50 Policies CSTP18, CSTP20, PMD2 and PMD5, along with paragraphs 135 and 136 

of the NPPF are relevant to this consideration.   
 

6.51 To accord with the requirements of policies CSTP20 and PMD5, sports and 
recreational opportunities should be provided, including children’s play space. 
When compared to the current car parks at the site the proposal would introduce an 
enclosed communal amenity space including children’s play space, cycle storage, 
outdoor seating areas and a detailed landscaping scheme for those units within the 
Crown Road car park part of the site. The exact details of this will need to be 
agreed through condition but the applicant’s Landscape Strategy demonstrates a 
range of hard and soft landscaping including tree planting along with examples of 
children’s play equipment. In addition to the details the future maintenance of this 
area shall need to be agreed through planning conditions.  
 

6.52 The applicant’s Arboricultural Report confirms there are a number of trees around 
the edges of the car parks and none of these trees are subject to Tree Preservation 
Orders (TPOs). The applicant’s Arboricultural Report identifies that 8 trees would 
need to be removed to make way for the development, but this is not considered to 
be a significant issue as a detailed landscaping scheme is proposed including 
replacement tree planting.  
 

6.53 The Council’s Landscape and Ecology Advisor raises no objections to the proposed 
landscaping and the proposal is considered acceptable with regard to the open 
space and landscape provision having regard to policies CSTP20 and PMD5.  
 
VII. ECOLOGY AND BIODIVERSITY 
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6.54 Policies CSTP19 and PMD7 are relevant along with the guidance and paragraphs 
of the NPPF/PPG for ecology and biodiversity. 
 
On site ecology/biodiversity 
 

6.55 The site consists of mainly hardstandings and made ground with only small areas 
of grassland, hedgerows and shrubs and trees around the boundaries of the car 
parks. The applicant’s Preliminary Ecological Appraisal states that only the 
hedgerows, shrubs and trees would support nesting birds and potential roosting 
and foraging bats. The applicant’s report recommends these should be retained, 
although the applicant’s Arboricultural Report identifies that eight (8) trees would be 
removed but a detailed landscaping scheme would provide more landscaping than 
there is currently at the site, so, this would lead to improved ecology and 
biodiversity opportunities at the site. The proposal would lead to native planting 
schemes, enhanced landscaping and features for ecology to thrive, such as bug 
hotels.  
 

6.56 The Council’s Landscape and Ecology Advisor raises no objections on ecology and 
biodiversity grounds. Full details of the landscaping scheme will need to be secured 
through a planning condition.  
 
Habitat Regulations Assessment 
 

6.57 The site is within the Essex Coast Recreational Avoidance Mitigation Strategy 
(RAMS) zone of influence and the proposed development falls within the scope of 
the RAMS as relevant development. It is the Council’s duty as a competent 
authority to undertake a Habitats Regulations Assessment (HRA) to secure any 
necessary mitigation and record this decision within the planning documentation. 
Any new residential development has the potential to cause disturbance to 
European designated sites and therefore the development must provide 
appropriate mitigation. This is necessary to meet the requirements of the 
Conservation of Habitats and Species Regulations 2017. Without mitigation the 
proposed development is likely to have a significant effect on the Thames Estuary 
and Marshes Special Protection Area.  
 

6.58 To avoid the developer needing to undertake their own individual Habitat 
Regulations Assessment the Essex Local Planning Authorities within the Zones of 
Influence have developed a mitigation strategy to deliver the measures to address 
direct and in-combination effects of recreational disturbance on SPA. A tariff to fund 
the mitigation, which is payable for all additional new units is currently set at 
£156.76 per unit.  
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6.59 For this application the Council’s Landscape and Ecology Advisor has undertaken 
the Habitat Regulation Assessment for the authority and identified that a financial 
contribution of £8,308.28 is required based on the current tariff applied for RAMS 
mitigation. For this planning assessment the Habitat Regulation Assessment is 
acceptable to mitigate the impact of the development. 
 

Conclusion to this section 
 

6.60 Subject to the identified landscaping condition and the financial contribution 
towards the RAMS mitigation being secured there are no objections to the proposal 
with regard to ecology and biodiversity considerations having regard to policies 
CSTP19 and PMD7 along with the guidance and paragraphs of the NPPF/PPG. 

 
VIII. FLOOD RISK AND DRAINAGE 

 
6.61 Policies CSTP27 and PMD15 are relevant along with paragraphs 165 to 175 of the 

NPPF and the guidance contained within the PPG for flood risk and drainage 
considerations. 
 

6.62 The site is located in lowest risk flood zone (Flood Zone 1), but a Flood Risk 
Assessment (FRA) has been submitted which also deals with surface water 
drainage considerations. As the site is within Flood Zone 1 the Sequential and 
Exception Tests, as set out in the NPPF and PPG do not need to be applied. The 
FRA states that ground floor finished floor levels would range from 6.55m AOD to 
8.725m AOD. The FRA demonstrates the site would be at a low risk of flooding 
from all sources and therefore safe from flooding.  
 

6.63 In terms of surface water, the proposal would drain into an underground tank via 
the drainage network around the outside of the buildings. The underground tank 
would be connected to a new connection at a nearby surface water sewer which is 
owned and maintained by Anglian Water. It is stated in the applicant’s FRA that 
Anglian Water have confirmed that offsite foul and surface water sewer network has 
capacity based on the discharge rates stated in the FRA. Anglian Water raise no 
objections subject to more information being provided through a surface water 
management strategy condition. The Council’s Flood Risk Officer raises no 
objection subject to a surface water drainage condition. 
 

6.64 Overall, the proposal is acceptable with regard to flood risk and drainage subject to 
mitigation through planning conditions to ensure compliance with policies CSTP27 
and PMD15 along with paragraphs 165 to 175 of the NPPF and the guidance 
contained within the PPG for flood risk and drainage considerations. 

 
IX. AIR QUALITY AND NOISE  
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6.65 Policy PMD1 seeks to safeguard amenity from air and noise/vibration pollution. 
Paragraphs 190 and 192 of the NPPF are relevant to these considerations.  
 

6.66 The site is within an Air Quality Management Area (AQMA) No.1, an area 
comprising of a number of properties along London Road, Orsett Road and Stanley 
Road in Grays. The applicant’s Air Quality Assessment identifies that the proposal 
has the potential to increase air pollutants as a result of road traffic exhaust 
emissions for the operational phase and from dust from the construction phase of 
the development. To mitigate the impact of air pollutants the applicant’s Air Quality 
Assessment has identified the need for dust controls during the construction phase 
of the development and this can be secured through a planning condition for a 
Construction Environmental Management Plan. With regard to air pollutants 
through road traffic exhaust emissions the applicant’s Air Quality Assessment has 
identified that the level of vehicle movements are predicted to be low and therefore 
road traffic impacts were predicated to be not significant. The applicant’s Air Quality 
Assessment concludes that the site is suitable for residential development with 
regard to air quality.  
 

6.67 The applicant’s Noise and Vibration Assessment has undertaken background noise 
level checks at the site boundary and this was undertaken in the winter of 2022. A 
single measurement was undertaken for vibration from passing trains. The 
applicant’s Noise and Vibration Assessment shows that internal noise levels would 
exceed minimum sound levels (Lowest Observed Adverse Effect Level) during the 
daytime and night-time for habitable rooms facing the road and railway at the site 
from passing vehicles and trains. Therefore, mitigation in the form of thermal 
double-glazed windows and internal ventilation equipment is required to ensure 
internal living conditions meet the acceptable indoor sound levels. For external 
sound criteria, the applicant’s Noise and Vibration Assessment considers that 
criteria can be achieved, it should be noted that the design of the development has 
put the communal external amenity areas to the rear of the building in the location 
of the existing Crown Road car park. The building therefore acts as a screen to 
Crown Road and the nearby railway line to reduce noise impact. Each apartment 
would have access to balconies and verandas with some of these facing south 
towards the road and railway line and some facing other directions away from 
Stanley Road and Crown Road.  
 

6.68 With regard to vibration, the applicant’s Noise and Vibration Assessment has 
considered short term vibration impacts from passing trains and the impact is found 
to be below the levels requiring mitigation. 
 

6.69 The Council’s Environmental Health Officer raises no objection subject to planning 
conditions requiring a dust management plan for air quality reasons and the 
requirement for noise mitigation to be implemented as per the applicant’s Noise 
Impact Assessment. A Construction Environmental Management Plan is also 
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required as a planning condition. Subject to these conditions being imposed the 
proposed development is considered acceptable with regard to air and 
noise/vibration considerations and is acceptable with regard to policy PMD1. 

 
X. EFFECT ON NEIGHBOURING PROPERTIES 

 
6.70 Policy PMD1 seeks to minimise impacts upon amenity from new development.  

 
6.71 The nearest neighbouring properties to this development are the terraced houses 

closest to the proposed development at the northern end of the Darnley Road car 
park. The closest dwelling is 22 Darnley Road which is adjacent to the eastern site 
boundary, and 11 to 15 Darnley Road are located on the northern side of Darnley 
Road which would face the proposed development at the northern of the Darnley 
Road car park. 
 

6.72 The terraced houses on the southern side of Darnley Road back onto a private 
accessway and to the south of this accessway would be the proposed development 
in the location of the existing Crown Road car park. On the eastern side of Stanley 
Road, a row of houses faces towards the proposed development on the existing 
Crown Road car park.  
 

6.73 The application includes a Daylight and Sunlight Assessment for assessing the 
neighbouring surrounding properties using the BRE numerical target for Vertical 
Sky Component with 188 of the 190 windows proposed within the development 
meeting the daylight targets and only 3 windows falling marginal short of the target 
for reasonable values of sunlight. The conclusions of the Daylight and Sunlight 
Assessment demonstrate the proposed development would not have a material 
impact upon daylight and sunlight amenity of nearby properties.  
 

6.74 Having reviewed the siting, layout, window and door orientation of the proposed 
two buildings and considered the applicant’s Daylight and Sunlight Assessment it is 
considered that there would not be any significant overlooking, loss of privacy or 
visual intrusion to the occupiers of the existing neighbouring houses.  
 

6.75 The proposed development, and in particular the proposed building on the Crown 
Road car park, would lead to a change to the appearance of this location with 
development up to 5 storeys high at its highest point. However, this building has 
been designed to ensure the highest part is located towards the southern and 
south- western part of the site, furthest away from nearby neighbouring buildings. 
The up to 5 storeys height of the Crown Road development would represent a 
similar height to the existing Derby Road bridge height. It is considered that the built 
form of both buildings proposed on the Darnley Road car park and Crown Road car 
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park would not have a detrimental impact upon the occupiers of the nearby 
buildings.  
 

6.76 In comparison to the existing car parks the proposal would lead to a change activity 
associated with the site from a car park use to residential uses, with some of 
Darnley Road car park remaining. Therefore, in terms of activity, noise and 
disturbance the proposal would not lead to any significant issues upon the 
occupiers of the nearby buildings.  
 

6.77 The proposal would not impact upon any nearby businesses nor their activities.  
 

6.78 For the reasons stated above the proposed development raises no objections with 
regard to neighbouring residential amenity having regard to the criteria set out in 
policy PMD1.    

 
XI. ENERGY AND SUSTAINABLE BUILDINGS 

 
6.79 Policy PMD13 requires a minimum of 20% of predicted energy from decentralised 

and renewable or low carbon sources for all uses associated with the proposed 
development. Paragraphs 162 and 163 of the NPPF and guidance within the PPG 
are relevant to the energy and sustainability considerations. 
 

6.80 The applicant’s Energy and Sustainability assessment states that they are 
committed to meeting the Council’s policies in respect of minimising energy and 
water consumption, promoting sustainable design and construction techniques and 
renewable energy use. The details of the exact energy and sustainability systems 
to be installed can be secured through a planning condition but details within the 
applicant’s Energy and Sustainability assessment identifies that air source heat 
pumps would be installed within all dwellings for heating and hot water. Solar 
photovoltaics would be installed on the roof. The feasibility of district heating 
systems are being considered but the applicant has not confirmed whether this 
would be installed, the planning condition can capture all energy and sustainability 
systems post decision. The provision of renewable and low carbon energy sources 
would achieve the policy requirements of a minimum of 20% energy provision from 
renewable or low carbon sources. 

 
XII. VIABILITY AND PLANNING OBLIGATIONS 

 
6.81 Paragraph 57 of the NPPF sets out the three tests required for planning obligations 

(as set in regulation 122(2) of the Community Infrastructure Levy Regulations) with 
all three test needing to be met: 
(a) necessary to make the development acceptable in planning terms; 
(b) directly related to the development; and 
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(c) fairly and reasonably related in scale and kind to the development. 
 

6.82 Policy PMD16 of the Core Strategy indicates that where needs would arise as a 
result of development the Council will seek to secure planning obligations under 
Section 106 of the Town and Country Planning Act 1990 and any other relevant 
guidance. The policy states that the Council will seek to ensure that development 
contribute to proposals to deliver strategic infrastructure to enable the cumulative 
impact of development to be managed and to meet the reasonable cost of new 
infrastructure made necessary by the proposal.  
 

6.83 Following changes in legislation (Community Infrastructure Levy Regulations), in 
April 2015 the Council produced its Infrastructure Requirement List (IRL) which 
changed the way in which planning obligations through section 106 agreements 
can be sought. In September 2019 the pooling restrictions were removed through 
the updated Community Infrastructure Levy Regulations, but the Council continues 
to maintain the Infrastructure Requirement List (IRL) to provide an up-to-date list of 
physical, social and green infrastructure to support new development in Thurrock. 
This list is bi-annually reviewed to ensure it is up to date. The IRL applies a number 
of different development scenarios.  
 

6.84 Through the consultation process a Section106 is necessary to secure a policy 
compliant level of affordable housing (35%); a financial contribution of £98,642.93 
towards primary school education as primary schools in the planning area are at or 
are already at capacity; a financial contribution of £27,400 to the NHS towards local 
healthcare; and a financial contribution of £8,308.29 towards Essex Coast RAMS. 
There are also three highway contributions required and these are a financial 
contribution of £25,000 for modifications to the existing Controlled Parking Zone C 
to allow for 24 hour use, a financial contribution of £75,000 towards the provision of 
a car club scheme, a financial contribution of £240,000 for improved lighting and 
CCTV surveillance to the parking area underneath Derby Road bridge, and a 
£5,000 monitoring fee towards the Council’s monitoring and post decision work 
associated with these planning obligations. 
 

XIII. OTHER MATTERS 
 
6.85 With regard to fire safety, since the Grenfell disaster there is now a requirement for 

a Fire Statement to be submitted with planning applications where new 
development is proposed to contain two or more dwellings and be 18m high or 7 
storeys. In this instance the part 5 storey part of the building ground to highest point 
is 17.75m high. The PPG guidance is clear that the measurement for fire safety 
assessment is taken ‘from the ground level on the lowest side of a building to the 
top storey upper floor surface’, which when measured from the plans is 13.5m and 
is therefore under the 18m high level where the HSE would wish to comment. 
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Further requirements regarding fire safety are dealt with through the Building 
Regulations which is separate to Planning Legislation so if approved the proposed 
development would be subject to the Building Regulation requirements. The Essex 
Fire Service has also confirmed the requirements to meet the Building Regulations. 

 
6.86 With regard to land contamination and ground conditions, the Council’s 

Environmental Health Officer raises no objection subject to a Construction 
Environmental Management Plan, which shall also include the need for a watching 
brief for contamination. 

 
XIV. SUSTAINABILITY 

 
6.87 As part of the planning balance consideration has to be given to the Environmental, 

Social and Economic objectives as outlined in paragraph 8 of the NPPF with all 
three needing to be satisfied to achieve sustainable development and for the 
‘presumption in favour of sustainable development’ to apply, as set out in 
paragraph 11 of the NPPF. It therefore needs to be demonstrated through any 
future submission that sustainable development is achieved.  
 

6.88 For the economic objective, the proposal would create employment opportunities 
for the construction phase. When the development is occupied, new residents 
would provide household spending within the local economy. The dwellings would 
provide an opportunity for local people to live and work in this area.  
 

6.89 For the social objective, the development would help create a new community at 
this site. For both the social and economic objective the development would 
provide dwellings for the area and contribute towards the Council’s five-year 
housing land supply 
 

6.90 For the environmental objective, the proposed developments would deliver a high-
quality designed development. Energy efficient measures are proposed through 
this application and would also be secured through the Building Regulations. The 
development would be built to surface water management measures to reduce 
flooding. The implementation of noise mitigation measures would make the 
apartments adjacent to the railway habitable for future occupiers. As identified 
above the site is accessible by a range of transport modes. 
 

6.91 It is therefore considered that the development can meet the Environmental, Social 
and Economic objectives as outlined in paragraph 8 of the NPPF. 

 
7.0 CONCLUSIONS AND REASONS FOR APPROVAL 
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7.1 The proposal would lead to the total redevelopment of one of the town centre car 
parks, Crown Road car park, and the partial redevelopment of Darnley Road car 
park for residential development at this edge of town centre site. The introduction of 
residential development in the town centre has long been a vision of the Council 
and is identified through the various studies that have been produced since the 
LDP was adopted. The Grays Town Centre Framework (2017) and the more recent 
Grays Town Centre Study (2023) both help provide useful guidance to this, but 
both are evidence-based documents rather than planning policy. However, the 
NPPF encourages residential development within town centres to supplement 
existing town centre uses and encourages re-use of existing brownfield land. The 
principle of the development is therefore acceptable.  
 

7.2 One of the key considerations with this application is the loss of parking from all of 
Crown Road car park and part of Darnley Road car park, however, following careful 
review of the information submitted the Council’s Highway Officer has no objections 
to the development in this sustainable town centre location subject to mitigation 
being secured through revisions to the existing Controlled Parking Zone C, the 
provision of a car club vehicle scheme and improvements to the current parking 
arrangements underneath Derby Road bridge.  
 

7.3 The proposed 53 dwellings would contribute to the Council’s Housing land supply 
needs and would provide a policy compliant level of affordable housing. The 
proposed would create a high-quality energy efficient designed development and 
would include a dedicated communal amenity space in the centre of the layout of 
the development on the former Crown Road car park that would be landscaped 
providing more greenery and biodiversity to the site.  
 

7.4 All other material considerations are considered acceptable having regard to 
planning policy and where required mitigation can be secured through planning 
conditions and obligations.  
 

8.0 RECOMMENDATION  
 

8.1 To Grant Planning Permission and delegate authority to the Chief Planning Officer 
to finalise the Section106 legal agreement and finalise the planning conditions as 
set out below:  
 
i) the completion and signing of an obligation under s.106 of the Town and 

Country Planning Act 1990 relating to the following heads of terms: 
 

- Provision of 35% of the total units of this development to be for 
Affordable Housing with the tenure to be 15 for affordable rent and 5 
for shared ownership. 
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- A financial contribution of £98,642.93 to meet additional demand 
towards primary school education in the area. 

 
- A financial contribution of £27,400 towards additional health care 

services arising from the needs of the development. 
 

- A financial contribution of £8,308.29 towards the Essex Coast RAMS 
ecological mitigation.  
 

- A financial contribution of £25,000 for modifications to the existing 
Controlled Parking Zone C to allow for 24 hours use. 
 

- A financial contribution of £75,000 towards the provision of a car club 
scheme. 
 

- A financial contribution of £240,000 for improved lighting and CCTV 
surveillance to the parking area underneath Derby Road bridge. 

 
- The requirement for the applicant to enter into a s278 agreement for 

works on the highway for the parking spaces. 
 

- A monitoring fee of £5,000 towards the Council’s monitoring and post 
decision work associated with these planning obligations. 

 
ii) the following planning conditions: 
 

Standard Time Limit 
 
1. The development hereby permitted must be begun not later than the expiration 

of 3 years from the date of this permission.  
 
Reason: To comply with Section 91(1) of The Town & Country Planning Act 
1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 
2004. 
 

Approved Plans 
 

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans: 

 
Plan Number(s): 
Reference Name Received      
14201-DB3-B00-ZZ-DR-A- Proposed Site Elevations 28th April 2023  
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20134 Sheet 5 without trees 
14201-DB3-B00-00-DR-A-
20001 

Location Plan 16th April 2023   

14201-DB3-B00-00-DR-A-
20005 

Existing Site Layout 16th April 2023            

14201-DB3-B00-ZZ-DR-A-
20124A 

Proposed Site Elevations 
Sheet 5 

16th April 2023   

14201-DB3-B01-ZZ-DR-A-
20872D 

Proposed Area 
Schedules 

16th April 2023   

210320-GSL-ZZ-XX-DR-C-
7001 

Proposed Drainage Plan 16th April 2023     

14201-DB3-B00-ZZ-DR-A-
20130C 

Proposed Site Elevations 
Sheet 1 without trees 

27th October 2023   

14201-DB3-B00-ZZ-DR-A-
20131C 

Proposed Site Elevations 
Sheet 2 without trees 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20132C 

Proposed Site Elevations 
Sheet 3 without trees 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20133C 

Proposed Site Elevations 
Sheet 4 without trees 

27th October 2023  

14201-DB3-B00-00-DR-A-
20100I 

Proposed Site Plan 27th October 2023  

14201-DB3-B00-00-DR-A-
20110I 

Proposed Site Ground 
Floor Plan 

27th October 2023  

14201-DB3-B00-00-DR-A-
20111H 

Proposed Site First Floor 
Plan 

27th October 2023 

14201-DB3-B00-02-DR-A-
20112H 

Proposed Site Second 
Floor Plan 

27th October 2023  

14201-DB3-B00-03-DR-A-
20113H 

Proposed Site Third Floor 
Plan 

27th October 2023  

14201-DB3-B00-04-DR-A-
20114G 

Proposed Site Fourth 
Floor Plan 

27th October 2023  

14201-DB3-B00-05-DR-A-
20115G 

Proposed Site Roof Plans 27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20120F 

Proposed Site Elevations 
Sheet 1 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20121E 

Proposed Site Elevations 
Sheet 2 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20122E 

Proposed Site Elevations 
Sheet 3 

27th October 2023  

14201-DB3-B00-ZZ-DR-A-
20123C 

Proposed Site Elevations 
Sheet 4 

27th October 2023  

14201-DB3-B00-ZZ-DR-A- Main Communal 27th October 2023  
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20140C Entrances 
14201-DB3-B00-ZZ-VF-A-
01910  
 

Darnley Rd_3D View 
from Derby Rd Bridge 

27th October 2023 

14201-DB3-B00-ZZ-VF-A-
01911  
 

Darnley Rd_3D View 
from roundabout 

27th October 2023 

14201-DB3-B00-ZZ-VF-A-
01912  
 

Darnley Rd_3D View 
from Darnley Road 

27th October 2023 

14201-DB3-B02-ZZ-DR-A-
20150B B02  

GF Flat Window W5 
Sunlight Review  
 

27th October 2023 

14201-DB3-B04-ZZ-DR-A-
20155B B04  
 

GF Flat Window W3_4 
Sunlight Review 

27th October 2023 

24140001-STR-HGN-100-
DR-D-00603 REV P2 

Cycle parking 
arrangement long stay 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00601 - REV P5 

General Arrangements 27th October 2023  

24140001-STR-HGN-100-
DR-D-00602 REV P2 

Cycle parking 
arrangement long stay 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00604 REV P2 

Refuse store 
arrangement 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00605 - REV P2  
 

Swept Path Analysis: 
Refuse Vehicle 

27th October 2023 

24140001-STR-HGN-100-
DR-D-00606 - REV P2  
 

Swept Path Analysis: 
Refuse Vehicle  

27th October 2023 

24140001-STR-HGN-100-
DR-D-00607 - REV P2  
 

Swept Path Analysis 10m 
Rigid Vehicle 
 

27th October 2023 

24140001-STR-HGN-100-
DR-D-00608 - REV P2  
 

Swept Path Analysis 7T 
Box Van 

27th October 2023 

24140001-STR-HGN-100-
DR-D-00609 - REV P2  
 

Swept Path Analysis: 
Pumping Appliance 

27th October 2023 

24140001-STR-HGN-100-
DR-D-00610 - REV P2  
 

Swept Path Analysis: 
Pumping Appliance 

27th October 2023 

24140001-STR-HGN-100- Swept Path Analysis: 27th October 2023 
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DR-D-00611 - REV P2  
 

Pumping Appliance 

D3088-FAB-00-XX-DR-L-
1000 PL05 

Combined Hard and Soft 
Landscaping 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00612 - REV P2 

Swept Path Analysis 
HIAB 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00613 - REV P2 

Swept Path Analysis: 
Internal Road Access 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00614 - REV P1 

Swept Path Analysis: 
SDV 

27th October 2023  

24140001-STR-HGN-100-
DR-D-00615 - REV P1 

Distance between Refuse 
Store and Block 3 & 4 

27th October 2023 

 
Reason:  For the avoidance of doubt and to ensure the development accords 
with the approved plans with regard to policies PMD1 and PMD2 of the adopted 
Thurrock LDF Core Strategy and Policies for the Management of Development 
(2015). 

 
Materials 

 
3. No development shall commence until written details or samples of all materials 

to be used in the construction of the external surfaces of the development 
hereby permitted have been submitted to and approved in writing by the local 
planning authority. The development shall be carried out using the materials and 
details as approved. 
 
Reason: In the interests of visual amenity and to ensure that the proposed 
development is integrated with its surroundings in accordance with policy PMD2 
of the adopted Thurrock LDF Core Strategy and Policies for the Management of 
Development (2015). 

 
Secured by Design 

 
4. No development above ground level shall commence until details have been 

submitted to and approved and in writing by the local planning authority that 
demonstrate how the principles and practices of the Secured By Design 2019 
have been incorporated into the design. The Development shall be carried out in 
accordance with the approved details. 
 
Reason: In the interest of creating safer, sustainable communities in 
accordance with Policy PMD2 of the adopted Thurrock LDF Core Strategy and 
Policies for the Management of Development DPD (2015). 
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Landscaping Strategy 
 

5. Prior to first occupation of the development the Landscape Strategy dated 
October 2023 and the details shown on drawing number D3088-FAB-00-XX-
DR-L-1000 PL05 (the combined hard and soft landscaping pan) shall be 
implemented in accordance with these details and shall be retained and 
maintained as such thereafter. 

 
The soft landscape works shall be carried out as approved within the first 
available planting season (October to March inclusive) following the 
commencement of the development or prior to first occupation of the 
development, whichever is sooner. If within a period of five years from the date 
of the planting of any tree or plant, or any tree or plant planted in its 
replacement, is removed, uprooted, destroyed, dies, or becomes, in the opinion 
of the local planning authority, seriously damaged or defective, another tree or 
plant of the same species and size as that originally planted shall be planted in 
the same place, unless the local planning authority gives its written consent to 
any variation. 
 
The hard landscape works shall be carried out as approved prior to the first 
occupation of the development hereby approved and retained and maintained 
as such thereafter.  
 
The play area shall be constructed, completed and available for use prior to the 
first occupation of any dwelling and shall be retained and maintained as such 
thereafter. 
 
Reason: To secure appropriate landscaping of the site in the interests of visual 
amenity and the character of the area in accordance with policies CSTP18 and 
PMD2 of the adopted Thurrock LDF Core Strategy and Policies for the 
Management of Development (2015). 

 
Landscape Strategy - Management and Maintenance 

 
6. Prior to the first occupation of the development details of the future 

management arrangements for the maintenance of the communal amenity 
space, play space and landscaping of the site shall be submitted to and 
approved in writing by the local planning authority. The management details as 
approved shall be implemented and managed at all times thereafter.  
 
Reason: In the interests of visual amenity and to accord with policies CSTP18 
and PMD2 of the adopted Thurrock LDF Core Strategy and Policies for the 
Management of Development DPD (2015). 
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Ecological and Biodiversity Enhancements 
 
7. Prior to the first occupation of the development details of ecological and 

biodiversity enhancement measures shall be submitted to and agreed in writing 
by the local planning authority. The details shall be implemented in accordance 
with the agreed details and shall be maintained at all times thereafter. 
 
Reason:  In order to ensure that the interests of ecology and biodiversity or 
protected species are addressed in accordance with policy PMD7 of the 
adopted Thurrock LDF Core Strategy and Policies for the Management of 
Development (2015). 

 
Surface Water Drainage Scheme 

 
8. No development shall commence until a surface water drainage scheme for the 

development, based on the submitted sustainable drainage strategy has been 
submitted to and approved in writing by the local planning authority. The details 
shall include:  

 
a) Full details of all components of the proposed surface water drainage system 

including dimensions, locations, gradients, invert levels, cover levels and 
relevant construction details. 

b) Supporting calculations confirming compliance with the Non-statutory 
Standards for Sustainable Drainage, and the agreed discharge rate of 6l/s 
and the attenuation volumes to be provided. 

c) Details of the maintenance and management arrangements relating to the 
proposed surface water drainage system, confirming who will be responsible 
for its maintenance and the maintenance regime to be implemented. 

d) Infiltration tests to be carried out in line with BRE 365 for the locations where 
SUDS are proposed. 

 
The surface water drainage strategy shall be implemented as approved and in 
accordance with the programme for implementation. The surface water drainage 
strategy shall then be retained and maintained at all times thereafter. 
 
Reason: To ensure the incorporation of an appropriate drainage scheme and to 
avoid pollution of the water environment and to minimise flood risk in 
accordance with policies PMD1 and PMD15 of the adopted Thurrock LDF Core 
Strategy and Policies for the Management of Development (2015). 

 
Road layout 
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9. Prior to the first occupation of the development the proposed modifications to 
the existing highway network including public roads, all footways and footpaths, 
and turning spaces shall be implemented, consolidated and surfaced in 
accordance with the approved plans and to the satisfaction of the Local 
Planning Authority.  
 
Reason: In the interests of highway safety and the amenities of the occupiers of 
the development in accordance with policies PMD8 and PMD9 of the adopted 
Thurrock LDF Core Strategy and Policies for the Management of Development 
(2015).  

 
Parking Provision 

 
10. Prior to the first occupation of the development the vehicle parking areas as 

shown on drawing number 14201-DB3-B00-00-DR-A-20100I (the proposed site 
plan) shall be hard surfaced, drained, sealed and marked out as shown on the 
approved plan. The vehicle parking area(s) shall be maintained and retained in 
this form at all times thereafter. The vehicle parking area(s) shall not be used for 
any purpose other than the parking of vehicles that are related to the use of the 
approved development. 
 
Reason: In the interests of highway safety and to ensure that adequate car 
parking provision is available in accordance with policies PMD8 and PMD9 of 
the adopted Thurrock LDF Core Strategy and Policies for the Management of 
Development (2015).  

 
Electric Charging Points 

 
11. Prior to the first occupation of the development details of electric charging 

provision for the allocated parking spaces shall be submitted to and approved 
by the local planning authority. The electric charging points shall be installed as 
approved and shall be maintained and retained in this form at all times 
thereafter.  

 
Reason: In the interests of sustainability and to ensure that adequate car parking 
provision is available for electric vehicles in accordance with policies PMD8 and 
PMD9 of the adopted Thurrock LDF Core Strategy and Policies for the 
Management of Development (2015).  
 

Cycle Parking 
 
12. The cycle parking facilities as shown on the as shown on drawing number 

14201-DB3-B00-00-DR-A-20100I (the proposed site plan) shall be provided 
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prior to the first occupation of the dwellings and retained for such purposes 
thereafter. 
 
Reason: To reduce reliance on the use of private cars, in the interests of 
sustainability, highway safety and amenity in accordance with Policies PMD2 
and PMD8 of the adopted Thurrock LDF Core Strategy and Policies for the 
Management of Development (2015).  

 
Noise mitigation measures  

 
13. Prior to the first occupation of the development the noise mitigation measures 

as identified in the Acoustic Planning Report dated April 2023 shall be installed 
during the construction of the development and a verification report shall be 
submitted to and approved by the local planning authority to ensure the 
measures accord with the requirements of the Acoustic Planning Report dated 
April 2023.  The noise mitigation measures shall then be retained and 
maintained, where necessary, at all times thereafter. 

 
Reason: To protect the amenities of occupiers from nearby noise sources in 
accordance with Policy PMD1 of the adopted Thurrock LDF Core Strategy and 
Policies for the Management of Development (2015). 
 

Refuse and Recycling 
 

14. The refuse and recycling storage facilities as shown on in the Design and 
Access Statement dated October 2023 and drawing number 14201-DB3-B00-
00-DR-A-20110I (the proposed site ground floor plan) shall be constructed, 
completed and be made available for use prior to the first occupation of the 
development and retained for such purposes at all times thereafter. 
 
Reason: To ensure that refuse and recycling provision is provided in the 
interests of visual amenity of the area in accordance with policies PMD1 and 
PMD2 of the adopted Thurrock LDF Core Strategy and Policies for the 
Management of Development [2015]. 

 
Renewable and Low Carbon Energy  

 
15. Prior to the first occupation of the development the energy and sustainability 

measures as detailed in the Energy and Sustainability Statement dated 4 April 
2023 shall be implemented, maintained and retained in working order through 
the lifetime of the development. 
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Reason: To ensure that development takes place in an environmentally 
sensitive way in accordance with Policy PMD13 of the adopted Thurrock LDF 
Core Strategy and Policies for the Management of Development (2015). 

 
Communal TV/Satellite  
 

16. Notwithstanding the provisions of the Town & Country Planning (General 
Permitted Development) Order 2015 (or any order revoking or re-enacting that 
Order with or without modification) no flat shall be occupied until details of the 
number, size, external appearance and the positions of the satellite dish(es) 
shall be submitted to and agreed in writing by the local planning authority prior 
to the installation of such systems. The agreed communal satellite dish systems 
shall be installed prior to the residential occupation of the flats and thereafter 
retained.  Notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 2015 (or any Order revoking or re-
enacting that Order with or without modification) other than those agreed by way 
of the above scheme, no additional satellite dish(es) or aerials shall be fixed to 
the building without the prior written approval of the local planning authority. 
 
Reason: In the interests of visual amenity and to ensure that the development 
can be integrated within its immediate surroundings in accordance with Policies 
PMD1 and PMD2 of the adopted Thurrock LDF Core Strategy and Policies for 
the Management of Development DPD (2015). 

 
Superfast Broadband 

 
17. The dwellings within the development shall be provided with the means of 

connecting to superfast broadband. Upon occupation of a dwelling, either a 
landline or ducting to facilitate the provision of a broadband service to that 
dwelling from a site-wide network, shall be in place and provided as part of the 
initial highway works and in the construction of frontage thresholds to dwellings 
that abut the highway, unless evidence is put forward and agreed in writing by 
the local planning authority that technological advances for the provision of a 
broadband service for the majority of potential customers will no longer 
necessitate below ground infrastructure.  
 
Reason: In order to ensure that suitable infrastructure is provided at the site for 
the benefit of occupiers, in accordance with paragraph 114 of the NPPF. 

 
Construction Environmental Management Plan (CEMP) 

 
18. No demolition or development shall commence until a Construction 

Environmental Management Plan (CEMP) has been submitted to and approved 
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in writing by the Local Planning Authority in writing.  The CEMP should contain 
or address the following matters: 
 

(a) Hours of use for the construction of the development 
(b) Hours and duration of any piling operations 
(c) Vehicle haul routing in connection with construction, remediation and 

engineering operations 
(d) Wheel washing and sheeting of vehicles transporting loose aggregates or 

similar materials on or off site. 
(e) Details of construction any access or temporary access, and details of 

temporary parking requirements 
(f) Road condition surveys before demolition and after construction is 

completed with assurances that any degradation of existing surfaces will be 
remediated as part of the development proposals.  

(g) Location and size of on-site compounds (including the design layout of any 
proposed temporary artificial lighting systems) 

(h) Details of any temporary hardstandings 
(i) Details of temporary hoarding 
(j) Method for the control of noise with reference to BS5228 together with a 

monitoring regime 
(k) Measures to reduce vibration and mitigate the impacts on sensitive 

receptors together with a monitoring regime. 
(l) Dust and air quality mitigation, monitoring and management. 
(m)Water management including waste water and surface water discharge. 
(n) Method statement for the prevention of contamination of soil and 

groundwater and air pollution, including the storage of fuel and chemicals. 
(o) A Site Waste Management Plan 
(p) Ecology and environmental protection and mitigation 
(q) Community liaison including a method for handling and monitoring 

complaints, contact details for site managers. 
(r) Details of security lighting layout and design, and 
(s) A procedure to deal with any unforeseen contamination, should it be 

encountered during development. 
 
Demolition and development on site shall only take place in accordance with the 
approved CEMP. 
 
Reason: In order to minimise any adverse impacts arising from the construction 
of the development and to ensure the construction does not materially affect the 
free-flow and safe movement of traffic on the highway; in the interest of highway 
efficiency, safety and amenity, in accordance with policy PMD1 of the Adopted 
Thurrock Local Development Framework Core Strategy and Policies for the 
Management of Development DPD (2015). 
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Informatives 
 
Network Rail informative: The applicant is advised to contact Network Rail about 
pedestrian connectivity issues between Derby Road (on the bridge) and Crown 
Road as well as any impact upon the Network Rail Assets. 
 
Highways Informative: Any works, which are required within the limits of the 
highway reserve, require the permission of the Highway Authority and must be 
carried out under the supervision of that Authority's staff. The Applicant is therefore 
advised to contact the Authority at the address shown below before undertaking 
such works. 

 
Positive and Proactive Statement 
 
The Local Planning Authority has acted positively and proactively in determining 
this application and as a result, the Local Planning Authority has been able to grant 
planning permission for an acceptable proposal, in accordance with the 
presumption in favour of sustainable development, as set out within the National 
Planning Policy Framework.   
 
Documents:  
All background documents including application forms, drawings and other 
supporting documentation relating to this application can be viewed online: 
http://regs.thurrock.gov.uk/online-applications 
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