
           
   DEVELOPMENT CONTROL BOARD 
 
    14 July 2011 
 
Reference: 11/00128/FUL    Officer: Mr Neil Luxton 
 
Location: 64 Norman Road 

Dartford 
Kent 
DA1 1LF 
 

 
Proposal: Demolition of existing garage and erection of an end of terrace 3 bedroom 

house incorporating dormer windows in front and rear elevations together with 
associated parking and revised parking arrangements for existing house 

 
Applicant: Mr R Hearn 
 

 
Agent:  Mr Nick Hatton 
 
Target Date: 28/03/2011 
 
Parish / Ward: Un-Parished Area Of Dartford / Princes 
 
RECOMMENDATION: 
 
Approval 
 
SITE SPECIFIC POLICY 
 
(1) Dartford Local Plan - none 
 
(2) Draft Deposit Local Plan - none 
 
SITE DESCRIPTION 
 
(3) The property is currently a vacant plot which forms part of 64 Norman Road and lies to the 
west of the dwellinghouse, extends to the boundary with no.62 to the west and would have 
boundaries with Norman Road to the north and a rear accessway to the south. 
 
(4) The area is residential, characterised by twentieth century terrace housing (post-war). 
 
PROPOSAL 
 
(5) The demolition of existing buildings and erection of a 3 bedroom terraced house 
incorporating dormer windows in the front and rear elevation in connection with providing 
rooms in the roof space together with associated parking is proposed. 
 
(6) The building has been revised since it was approved in 2007, in response to the presence 
of a water pipe on the site. The flank would taper from north to south to accommodate the 
pipe and its safeguarding area. Dormers and a larger footprint at ground floor have been 
introduced to accommodate for floorspace lost by the safeguarding area. 
 
(7) The scheme has been further amended after its initial resubmission and now has a first 
floor which is in line with the existing terrace, a staggered flank wall instead of a straight, 
angled flank wall and the introduction of a front dormer at roof level. 
 
 



 
 
RELEVANT HISTORY 
 
(8) 07/00778/FUL Demolition of existing garage and erection of an end of terrace 3 bedroom 
house incorporating dormer window in rear elevation together with associated parking and 
revised parking arrangements for existing house - Permitted 01.02.2008 
 
(9) This item was considered at the Board meeting of 2nd June, but it was resolved to defer 
the decision. The application has been revised since its initial submission and so interested 
parties were given a further 14 days in which to comment. As the consultation period had not 
expired before the evening of the 2nd June meeting, the Board exercised their power to 
approve but defer the decision until the consultation period had ceased, subject to no new 
objections. A further objection has been received, the details of which are described below in 
the consultation section.  
 
COMMENTS FROM ORGANISATIONS 
 
(9) Kent Highway Services: no objections to the proposal in respect of highway matters. 
 
(10) Thames Water - request that applicant deal with surface water drainage and also with 
respect to water issues. 
 
(11) Environment Agency - no objection to this proposal, provided the conditions in this letter 
are imposed on any permission granted: - conditions relate to flood risk and groundwater 
protection. 
 
(12) Environment Health: request conditions for hours of construction, noise insulation, and 
contaminated land. 
 
(13) Tree Officer - There are no trees growing within the siting of the new terrace dwelling as 
shown on the proposed and existing plans and elevations drawing No 64NRD-LO-01, dated 
28th January 2011 so no objections to the proposal from an arboricultural point of view. 
However, there is a large flowering Cherry tree growing on the grass verge to the front of the 
site which could be damaged by site traffic and/or storage of materials during the course of 
construction works. Therefore, it is vital that it is adequately protected by fencing in 
accordance with BS5837: 2005 Trees in Relation to Construction should you be mindful to 
approve this application. Any such measure should be made a condition to any consent that 
is approved. 
 
NEIGHBOUR NOTIFICATION 
 
(14) Three responses were received objecting to the initial working of the scheme on the 
grounds of being out of keeping, due to the irregular building line, loss of light and affect on 
outlook for neighbours to the east. Subsequently, the revised scheme has been re-advertised 
and one neighbour response has been received. The new response, raised objection on the 
grounds that it would not respect the existing building line and would produce a single storey 
front extension that would be out of character with the terrace; the veluxes rather than a 
dormer should be installed in the front roof slope as found elsewhere; might give rise to 
further enlargement.  
 
RELEVANT POLICIES 
 
Dartford Local Plan 
 
(16) Policy B1 states that a high standard of design will be required in all development 
proposals. Particular attention should be paid to mass, form and scale. Policy H7 states that 
new housing development within urban areas will normally be permitted where they create a 
good residential environment. Policy H10 is concerned with the layout and design of new 
housing development should be to a high standard of design. Policy T23 seeks to ensure that 



developments have adequate parking and access arrangements. Appendix 9 provides 
guidelines for the layout and design of new housing development and includes garden areas, 
separating distances. 
 
Dartford Local Plan Review 
 
(17) Policy DD11 sets the general criteria for development and design. A high standard of 
design will be sought in all development proposals. Proposals should be compatible with 
neighbouring buildings and should retain or enhance the privacy/amenity of the local area by 
reason of form, scale and height (amongst other criteria). Policy H8 sets criteria for the 
permitting of residential development with respect to layout, design and density. Policy T9 
seeks adequate access arrangements in new developments including adequate turning space 
within sites. Policy T11 requires that new developments meet the Council's parking standards. 
 
KEY ISSUES 
 
(18) The principle of a new dwelling in this location has been established through a previous 
approval. In assessing this application, it is my opinion that the key issues are whether the 
design of the new house is appropriate, whether they would provide a good standard of 
accommodation and whether there will be any adverse impact upon adjacent properties or 
local highway conditions. 
 
The Design and the Local Character 
 
(19) In 2007, a design was approved that recreated the existing dwellings in the terrace near 
faithfully. The design respected the building lines, internal floor layouts, room relationships, 
materials, footprints and relationships to plots. 
 
(20) Subsequently, a problem has been identified with respect to a Thames Water pipe that 
passes close to the site. A clearance distance of up to 6 metres is required for this pipe which 
has compromised the footprint. The new scheme has been designed with an irregular 
footprint, angled on the flank to ensure the requisite clearance distance. As a consequence, 
the applicant has sought to compensate with respect to internal room sizes and building 
footprint by bringing the front building line northward of that prevailing in the terrace by 1.8m. 
In addition, it is now proposed to extend the rear wall to tie in with the building line with no.64 
and provide further floorspace. 
 
(21) This has created both in plan and elevation a design unprecedented within the terrace. 
The different building line in the initial resubmission was jarring. This has been amended and 
now only the ground floor is forward of the front building line. I consider that in design terms 
this is acceptable. 
 
(22) In addition, the scheme has been amended to create a staggered flank. I consider that 
this is more aesthetically agreeable and a good solution to a design challenge. A front dormer 
has also been introduced during the course of the scheme's consideration. I find this 
acceptable and once more makes optimum use of the site. 
 
The quality of living accommodation 
 
(23) The Adopted Local Plan has no standards for internal room sizes in new houses. The 
room sizes of the bedrooms proposed are all less than their equivalents in the approved 
scheme but are favourably sized if considered against the Adopted Plan's standards for 
bedrooms in new flats and flat conversions. 
 
(24) With respect to amenity space, the garden space to the rear would be akin to that 
existing already and the amenity space to the front reduced by a depth of 1.5 metres. The 
2007 permission allowed a comparable though greater (9 sq.metres greater) level of amenity 
provision in a similar configuration. The existing houses in the terrace have similar quantities 
and configurations. On balance I think that the amenity provision can be accepted. 
 



Impact on neighbour amenity 
 
(25) With respect to impact on neighbours, the proposed house would potentially impact on 
outlook for the occupants of no.64, who would be aware of a single storey flank wall from their 
front living room window. This would be a peripheral view and I consider that this can be 
accepted. There is sufficient distance from other neighbours to ensure no impact on their 
amenity. 
 
Highways and parking issues 
 
(26) The parking proposed is identical to that in the 2007 permission, both for existing and 
proposed houses. 
 
Other Issues 
 
(27) The Secretary of State wrote to Local Planning Authorities on 27 May 2010 informing 
them of the Government’s intention to abolish Regional Strategies in the Localism Bill and 
that he expected them to have regard to this as a material consideration in planning 
decisions. On 6 July 2010 the Secretary of State revoked the Regional Strategies. The 
revocation was recently successfully challenged in the High Court, the effect of which is to re-
establish the South East Plan as part of the development plan. 
 
(28) It is clear that the Government intends to abolish the Regional Strategies and they have 
advised that such a clause will be contained in the Localism Bill. In the meantime, the 
Government have reiterated their advice that the Secretary of State's letter of 27 May 2010 
should be taken into account as a material planning consideration in any decisions they are 
currently taking. 
 
(29) In my view, the policies in the South East Plan would have no material relevance in this 
case as the decision is of limited scale and impact in the regional context and the Council can 
rely on local statutory development plan policy alone as would have been the case before 6 
July 2010. I am also mindful of the intention to revoke the Plan in due course and for this 
reason, I give it little weight. 
 
(30) The neighbour consultation has generated one outstanding objection specifically arising 
from the revised scheme. I consider that that outstanding objector's concerns, namely, the 
issue of building lines; dormers in front roof slopes and; possible further enlargement have 
been adequately addressed by this proposal. The latter would be adequately controlled by the 
recommended condition removing permitted development rights (Condition 06). 
 
HUMAN RIGHTS IMPLICATIONS 
 
(31) I have considered the application in the light of the Human Rights Act 1998. I am 
satisfied that my analysis of the issues in this case and my consequent recommendation are 
compatible with the Act. 
 
RECOMMENDATION: 
 
Approval 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 
 
02 The development hereby permitted shall not be commenced until such time as a 

surface water drainage scheme to has been submitted to, and approved in writing by, 
the local planning authority. The scheme shall incorporate flood-proofing measures into 
the proposed development and shall ensure finished floor levels are set no lower than 
8.05m above Ordnance (AOD) Datum for sleeping accommodation and 7.75m AOD for 



non-sleeping accommodation.  The scheme shall be fully implemented and 
subsequently maintained, in accordance with the timing / phasing arrangements 
embodied within the scheme, or within any other period as may subsequently be 
agreed, in writing, by the local planning authority. 

 
 
02 To prevent flooding by ensuring the satisfactory storage of/disposal of surface water 

from the site; to reduce the impact of flooding on the proposed development and future 
occupants and to reduce the risk of flooding to the proposed development and future 
occupants. 

 
03 Before commencement of the development hereby approved (including demolition), a 

contaminated land assessment, including a site investigation and remediation 
methodology (if necessary) shall be submitted to and approved by the Local Planning 
Authority. If during any works contamination is encountered which has not previously 
been identified, then no further development shall be carried out (unless otherwise 
agreed in writing with the Local Planning Authority) until the developer has submitted 
and received approval of an assessment of this unsuspected contamination together 
with an appropriate remediation scheme. 

 
03 In the interests of safety and amenity in accordance with Policies DL1 and DL4 of the 

adopted Dartford local Plan. 
 
04 Prior to occupation of the development hereby approved, a landscaping scheme 

including both hard and soft landscaping shall be submitted to and approved by the 
Local Planning Authority and shall be implemented prior to first occupation (unless this 
falls outside of the planting season in which case it shall be implemented at the first 
opportunity during the following planting season, between October and March 
inclusive). Such landscaping shall thereafter be maintained for a period of five years. 
Any trees, shrubs or grassed areas which die, are removed or become seriously 
damaged or diseased within this period shall be replaced within the next planting 
season with plants of similar species and size to that approved. 

 
04 To safeguard the visual amenities of the locality in accordance with Policy B3 of the 

adopted Dartford Local Plan. 
 
05 No trees on the site shall be felled, lopped, topped or pruned before or during building 

operations except with the prior agreement in writing of the Local Planning Authority.  
Any trees removed or which die through lopping, topping or pruning shall be replaced in 
the next planting season with trees of such size and species as may be agreed by the 
Local Planning Authority. 

 
05 To ensure that as many trees as possible are retained and preserved, in the interests 

of visual amenity in accordance with Policy B3 of the adopted Dartford Local Plan. 
 
06 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 1995 (or any order revoking and re-enacting that Order) no 
extensions, alterations or other form of enlargement to the residential development 
hereby permitted, nor erection of porches, outbuildings, hardstandings, storage tanks, 
gates, fences, walls or other means of enclosures, shall take place without the prior 
permission of the Local Planning Authority. 

 
06 In the interests of amenity to satisfy the requirements of policy B1 of the Adopted Local 

Plan and DD11 of the Local Plan Review. 
 
07 All materials used externally shall match those of the adjoining building in colour and 

texture. 
 



07 To ensure that the development does not harm the character and appearance of the 
existing building or visual amenity of the locality in accordance with Policy B1 of the 
adopted Dartford Local Plan. 

 
08 Prior to occupation of the development hereby approved the windows in the western 

elevations shall be obscure glazed with a minimum obscurity level of 3 as referred to in 
the Pilkington Texture Glass Range leaflet, or nearest equivalent as may be agreed in 
writing by the Local Planning Authority. The obscured glazing shall be maintained as 
such thereafter. 

 
08 To safeguard the privacy of adjoining residents in accordance with Policies B1 and H14 

of the adopted Dartford Local Plan. 
 
09 The parking spaces and means of access shown on the approved plans shall be 

provided prior to occupation of the building(s) hereby approved and kept available for 
such use at all times and no development, whether permitted by the Town and Country 
Planning (General Permitted Development) Order 1995 or not, shall be carried out on 
that area of land or to preclude vehicular access thereto. 

 
09 To ensure the permanent retention of satisfactory car parking facilities in accordance 

with the Local Planning Authority's standards and Policies B1 and T23 of the adopted 
Dartford Local Plan. 

 
INFORMATIVES 
 
01 We recommend that the occupants register with the Environment Agency Floodline 

warning service (Tel: 0845 988 1188). 
 
02 The applicant is asked to contact Thames Water concerning issues of surface water 

drainage and impact piling during construction on tel no 0845 850 2777. 
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