
           
   DEVELOPMENT CONTROL BOARD 
 
    19 April 2012 
 
Reference: 12/00194/VCON    Officer: Mr A Lauder 
 
Location: Former Axton Chase School 

Main Road 
Longfield 
Kent 
DA3 7PH 

 
Proposal: Application for Variation of Condition 21 of Planning Permission DA/10/00398/OUT in 

respect of allowing permitted development rights for rear garden sheds up to 10 
square metres 

 
Applicant: Mrs K Putnam 
 

Weald House 
88 Main Road 
Sundridge 
Kent 
TN14 6ER 

 
Target Date: 22/05/2012 
 
Parish / Ward: Longfield & New Barn P.C. / Longfield, New Barn & Southfleet 
 
RECOMMENDATION: 
 
Approval of Variation of Condition 
 
SITE SPECIFIC POLICY 
 
(1) Dartford Local Plan:  Green Belt. 
 
(2) Dartford Core Strategy 2011:  No site specific policy. 
 
SITE DESCRIPTION 
 
(3) The Axton Chase School site is located close to the centre of Longfield and extends to 
approximately 6.3 hectares.  The site is bounded to the north by the B260 Main Road and to the west 
by St Mary’s Way.  A main line railway line embankment forms the southern boundary.  The site was 
previously occupied by Axton Chase School, which has relocated to the new Longfield Academy 
approximately 260m further east along Main Road.  The former school is currently being redeveloped 
with 149 dwellings. 
 
PROPOSAL 
 
(4) The application is to vary one of the conditions attached to the planning permission for 
redevelopment.  Condition 21 attached to the permission granted under reference DA/10/00398/OUT 
restricted all “permitted development” rights.  As a result any extensions, alterations or other form of 
enlargement, porches, outbuildings, hardstandings and means of enclosure would require planning 
permission.  The reason was to enable the Council to consider any further development on its merits, 
having regard to the amount of development already permitted. 
 
(5) The applicants request that the condition be varied to allow outbuildings/sheds to be erected in the 
rear gardens of the dwellings.  They suggest that a limitation of 10 m² in area be imposed in a revised 
condition and that all the other limitations in Condition 21 remain. 
 
RELEVANT HISTORY 
 
(6) A number of applications were dealt with in connection with the school use.  The outline planning 
permission for the redevelopment of the site which is proposed to be renewed was granted in May 
2006.  Reserved matters showing the detail of the development were approved in May 2009 and the 
permission was renewed in 2010.   



 
COMMENTS FROM ORGANISATIONS  
 
(7) Longfield and New Barn Parish Council:  Objects; no reason to remove conditions and considers 
size of outbuildings proposed to be too large. 
 
NEIGHBOUR NOTIFICATION 
 
(8)  Three letters of objection have been received raising the following points: 
 
• Relaxation would allow large buildings to be erected, which could be used for any purpose. 
• Each property should have to apply individually so that the council can exercise control over 
future use and siting. 
 
• Concerns over height and use; should be restricted to garden storage only. 
 
RELEVANT POLICIES 
 
(9) Dartford Core Strategy 2011 - The following policies are applicable to the proposed development: 
 
Policy CS10 (Housing provision); Policy CS11 (Housing delivery); Policy CS14 (Green Space); Policy 
CS15 (Managing transport demand); Policy CS16 (Transport investment); Policy CS17 (Design of 
homes); Policy CS18 (Housing mix); Policy CS19 (Affordable housing); Policy CS21 (Community 
Services); Policy CS23 (Minimising carbon emissions). 
 
(10) Dartford Local Plan - The following policies are applicable to the proposed development: 
 
Policy T19 (Relationship of development to highway network and capacity); Policy T20 (Formation of 
new accesses onto distributor roads); Policy T27 (Provision for pedestrians in new development and 
highway schemes); Policy RT18 (Open space and play space provision in new housing development); 
Policy B1 (Criteria for consideration of development proposals); Policy B3 (Landscaping within new 
development). 
 
DEVELOPMENT CONTROL MANAGERS' COMMENTS 
 
Key Issues 
 
(11) In my view, the key issue is the acceptability of removing outbuildings up to a certain size from 
planning control and the effect this may have on local amenity. 
 
The implications of relaxing the condition 
 
(12) The rules on “permitted development” allow sheds and outbuildings in domestic gardens subject 
to the following criteria – 
 
• The total ground area covered must not exceed 50% of total area of curtilage (excluding 
ground area of original dwellinghouse, but including previous extensions & outbuildings); 
 
• No part may extend beyond the principal elevation of original house; 
 
• The building must not have more than one storey; 
 
• If the building is more than 2m from a boundary, the height must not exceed 4m with a dual-
pitched roof, 3m in any other case; 
 
• If the building is 2m or less from a boundary, the height of any part of the outbuilding must not 
exceed 2.5m; 
 
• The height of the eaves must not exceed 2.5m; 
 
• The building must not contain a veranda, balcony or raised platform. 
 
(13) The effect of the variation sought by the applicants would be that permission would still be 
required if any of the above criteria were exceeded and the floorspace of the building was more than 
10 m². 
 



(14) When outline planning permission was originally granted for the Axton Chase site, there was a 
condition which required the footprint of the new dwellings to amount to no more than 9,130 m².  This 
was the footprint of the original school buildings and the requirement was put in place in order to 
comply with the guidance on Green Belts in PPG2.  The submitted details met this requirement but left 
no “headroom” beyond that.  Consequently, any further development on the site, whether extensions 
to dwellings or outbuildings, would exceed the footprint of the original dwellings.   
 
(15) PPG2 did not preclude modest extensions and for that reason there was no ongoing limitation on 
footprint in the planning permission.  PPG2 has now been replaced by the National Planning Policy 
Framework.  Paragraph 89 of the NPPF says that the extension or alteration of a building is not 
inappropriate in the Green Belt provided that it does not result in disproportionate additions over and 
above the size of the original building.  In my view, sheds and outbuildings of the size requested would 
be relatively modest.  If the variation sought is agreed by Members, then the Council will still retain 
control over larger structures, which would have to be assessed against the relevant policies. 
 
Amenity impacts 
 
(16) Sheds, greenhouses and outbuildings are a common feature in domestic gardens.  The Axton 
Chase site is relatively low in density, at 30 dwellings per hectare.  Garden sizes vary according to 
dwelling type and all are regularly shaped providing a good level of amenity space.  I therefore do not 
consider that the provision of outbuildings would in itself give rise to overdevelopment.  
 
(17) In terms of impact on neighbouring properties, the only existing ones adjoining the site are in St 
Mary’s Way and Main Road.  As noted in paragraph 11 above, any building that is within 2m of a 
boundary may not exceed 2.5m in height, otherwise planning permission would be required.  I think 
that this is sufficient to protect the amenity of adjoining occupiers. 
 
(18) Neighbour responses refer to the future use of any outbuildings.   An outbuilding may only be 
erected as “permitted development” provided it is required for a purpose incidental to the enjoyment of 
the dwellinghouse as such.  This means that any commercial use or use unrelated to the host dwelling 
would require planning permission. 
 
(19) If Members agree to the variation, then the Council will effectively be issuing a new planning 
permission for the entire development.  For this reason, it is necessary to repeat all the previous 
conditions, amended where necessary to take account of the fact that development is already under 
way.  I do not consider it necessary to revisit any other issues in connection with the redevelopment of 
the site, other than those raised by the proposed variation to Condition 21. 
 
Other issues 
 
(20) The Secretary of State wrote to Local Planning Authorities in 2010 informing them of the 
Government’s intention to abolish Regional Strategies in the Localism Act and that he expected them 
to have regard to this as a material consideration in planning decisions. The Localism Act 2011 
provides that the Regional Strategies may be revoked by a development order.  To date, no such 
order has been issued but it is expected sometime this year. 
 
(21) 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. I am also mindful of the intention to revoke the Plan in due 
course and for this reason, I give it little weight. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(22) 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 any consequent recommendation is compatible with the Act.    
 
CONCLUSIONS 
 
(23) If approved, the variation will enable future residents to provide outbuildings up to 10 m² but will 
enable the Council to retain control over larger structures.  In my view, this is a reasonable approach, 
providing a degree of flexibility for future residents. 
 
 
 
 
 
 



 
RECOMMENDATION: 
 
Approval of Variation of Condition 
 
01 Any further submission for the approval of details of the layout, scale and appearance of the 

building(s), the means of access thereto and the landscaping of the site (hereinafter called "the 
reserved matters") beyond those already approved on 29 May 2009 under reference 
DA/09/00413/REM and as subsequently varied shall be obtained from the Local Planning 
Authority in writing. Application for approval of the reserved matter(s) shall be made to the Local 
Planning Authority before the expiration of two years from the date of this permission. The 
development hereby permitted shall be begun either before the expiration of three years from 
the date of this permission, or before the expiration of two years from the date of the last of the 
reserved matters to be approved, whichever is the later. 

 
01 In pursuance of Section 92(2) of the Town and Country Planning Act 1990. 
 
02 The applicant, or their agents or successors in title, has secured the implementation of 

archaeological work in accordance with a specification and written timetable which has been 
submitted to and approved by the Local Planning Authority within three months of the date of 
this permission. 

 
02 To ensure appropriate assessment of the archaeological implications of any development 

proposals and the subsequent mitigation of adverse impacts through preservation in situ or by 
record. 

 
03 Foul and surface water drainage shall be provided full accordance with the details approved by 

the Local Planning Authority on 23 February 2012. 
 
03 To ensure satisfactory means of foul and surface water drainage in accordance with Policy B1 

of the adopted Dartford Local Plan and Policy CS11 of the Dartford Core Strategy 2011. 
 
04 The herpetofauna mitigation strategy approved by the Local Planning Authority on 18 October 

2011 shall be implemented in accordance with the timescales specified therein. 
 
04 In the interests of nature conservation and the protection of species which are protected under 

the Habitats and Species Directive 1992, Habitats Regulations 1994 and Wildlife and 
Countryside Act 1981 and in accordance with and Policy CS14 of the Dartford Core Strategy 
2011. 

 
05 A Construction Code of Conduct shall be submitted to and approved in writing by the Local 

Planning Authority within three months of the date of this consent. The site clearance works, 
provision of infrastructure and all construction work shall take place in strict accordance with the 
agreed Code of Conduct and this shall include: 

  
a) measures to regulate disturbance and disruption to local communities caused by construction 
activities 
 
b) measures to minimise the noise impact of construction activities 
 
c) details of construction lighting together with measures to minimise light pollution 
 
d) hours of working 
 
e) measures to prevent the deposit of mud on the highway and 
 
f) method of access and parking of construction vehicles and employees vehicles 

 
 
05 In order to minimise the impact of construction activities on the surrounding area in accordance 

with Policy B1 of the adopted Dartford Local Plan. 
 
06 No demolition or construction work shall take place on the site outside the hours of 0800 to 

1800 Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no work on Sundays or 
Public Holidays. 

 
 



06 To protect the amenities of the residents of nearby dwellings in accordance with Policy B1 of the 
adopted Dartford Local Plan. 

 
07 During construction, no materials shall be burnt on site 
 
07 To protect the amenities of nearby dwellings in accordance with Policy B1 of the adopted 

Dartford Local Plan. 
 
08 (a) The tree protection measures approved by the Local Planning Authority on 29 December 

2011 shall be maintained during the course of the development and no storage of plant or 
materials or erection of buildings shall take place within the fenced area. 

 
(b) The destruction by burning of materials shall not take place within 6m (19ft 8 ins) of the 
canopy of any tree or tree group to be retained on the site or on land adjoining. 

 
08 To prevent damage to the trees in the interest of the visual amenities of the area in accordance 

with Policy B3 of the adopted Dartford Local Plan. 
 
09 The recommendation with regard to site contamination approved by the Local Planning 

Authority on 18 October 2011shall be implemented as approved. 
 
09 To protect the amenities of future occupants in accordance with Policy B1 of the adopted 

Dartford Local Plan because the site is underlain by the Upper Chalk formation, classified as a 
principal aquifer within the Groundwater Protection Policy, GP3. The site is also located within 
Source Protection Zone III for a number of potable water supplies which abstract groundwater 
directly from the chalk aquifer. 

 
10 Prior to the first occupation of any of the dwellings hereby permitted, details shall be submitted 

to demonstrate that the scheme for the provision of library and social care facilities set out in the 
letter from KCC to Dartford Borough Council dated 7th April 2009 has been implemented. 

 
10 To ensure adequate provision for social and community facilities in accordance with and Policy 

CS21 of the Dartford Core Strategy 2011. 
 
11 The landscaping scheme approved on 29 May 2009 shall, at the latest, be implemented during 

the first planting season (between October and March inclusive) following completion of the 
development and shall thereafter be maintained for a period of five years. Any trees, shrubs or 
grassed areas which die, are diseased or vandalised within this period shall be replaced within 
the next planting season. 

 
11 To protect and enhance the appearance and character of the site and locality in accordance 

with Policy B3 of the adopted Dartford Local Plan. 
 
12 The recommendations contained in the Arboricultural Method Statement dated 23 March 2009 

and approved on 29 May 2009 shall be implemented in accordance with the approved 
programme. No further trees on site shall be lopped, topped or pruned before or during building 
operations without approval from the Local Planning Authority. 

 
12 In the interests of good arboricultural management and to ensure that as many trees as possible 

are retained and preserved on the site, in the interests of visual amenity in accordance with 
Policy B3 of the adopted Dartford Local Plan. 

 
13 The approved open space and play facilities shall be provided prior to the first occupation of the 

100th dwelling hereby permitted, unless otherwise agreed in writing by the Local Planning 
Authority and thereafter shall be kept available for use by the general public at all times. 

 
13 To ensure that adequate recreational facilities are provided within the site and to meet the 

requirements of and Policy CS21 of the Dartford Core Strategy 2011. 
 
14 The Landscape Management and Maintenance proposals dated March 2009 and approved on 

29 May 2009 shall be implemented prior to the first occupation of the 100th dwelling hereby 
permitted and thereafter the public open space and the play area shall be managed and 
maintained at all times in accordance with the approved scheme, unless otherwise agreed in 
writing by the Local Planning Authority. 

 
 



14 To ensure that adequate recreational facilities are provided within the site and to meet the 
requirements of and Policy CS21 of the Dartford Core Strategy 2011. 

 
15 The approved parking and garaging arrangements for each dwelling shall be provided prior to 

occupation of that dwelling and thereafter 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. 

 
15 To ensure that adequate parking facilities are provided in accordance with the Local Planning 

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

 
16 None of the dwellings hereby permitted shall be first occupied until the mini roundabout on Main 

Road and the emergency access (as generally shown in Drawing No. AXC_AL001B dated 22 
May 2009 and approved on 29 May 2009) have been provided in accordance with the approved 
details and thereafter the approved arrangements shall be kept available for use at all times. 

 
16 To ensure that adequate access facilities are provided in accordance with the Local Planning 

Authority's adopted standards in accordance with Policies B1 and T19 of the adopted Dartford 
Local Plan. 

 
17 Unless otherwise agreed in writing by the Local Planning Authority, no more than 104 general 

market housing units shall be occupied until at least 45 affordable housing units have been 
constructed and completed and allocated in accordance with the occupancy criteria set out in 
this condition. 

 
For the purposes of this condition, general market housing units shall mean housing for outright 
sale provided with or without subsidy and affordable housing units shall mean subsidised 
housing which is made available in perpetuity for occupation only by persons who, at the time of 
commencing occupation 

 
a. have incomes no greater than the lowest percentage quartile of average earnings for full 

time employees within the Dartford Borough Council area as set out in the New Earnings 
Survey produced by the Office of National Statistics (or any survey replacing that survey) 
current at the time when occupation commences; and  

 
b. who cannot afford to buy or occupy houses generally available on the open market; and 
c. are either 

i.  registered and recognised as being in housing need on the Council’s Housing Need 
    Register; or 
ii. have been accepted by the Council as being homeless; or 
iii. registered as being in housing need with a registered social landlord approved by the 

Council, provided that person:  
(i) is an existing resident of the Borough (and has been resident for a continuous period 

of not less than 6 months) requiring separate accommodation, or who is currently 
living in accommodation unsuited to his/her needs;  or 

(ii) is a person with learning disabilities or other special housing needs accepted as such 
by the Council under Care in the Community programmes.  
and any dependants of such persons. 

 
Unless otherwise agreed in writing with the Local Planning Authority, all affordable housing units 
shall be kept available for such use at all times. 

 
17 To ensure that the development provides a range of appropriate housing, in accordance with 

and Policies CS10 and CS19 of the Dartford Core Strategy 2011. 
 
18 No infiltration of surface water drainage into the ground shall take place other than with the 

express written consent of the Local Planning Authority, which may be given for those parts of 
the site where it has been demonstrated that there is no resultant unacceptable risk to 
controlled waters. Any such development shall be carried out in accordance with the approval 
details. 

 
18 To prevent contamination of the underlying aquifer and to ensure satisfactory means of foul and 

surface water drainage in accordance with Policy B1 of the adopted Dartford Local Plan and 
Policy CS11 of the Dartford Core Strategy 2011. 

 
 



19 There shall be no pedestrian or vehicular access to or from the site via St Mary’s Way. 
 
19 To protect the amenities of nearby residents in accordance with Policy B1 of the adopted 

Dartford Local Plan. 
 
20 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, excluding outbuildings not exceeded 10m² in area shall take place without 
the prior permission of the Local Planning Authority. 

 
20 To enable the Local Planning Authority to consider any further development on its merits, 

having regard to the amount of development already permitted on the site and in accordance 
with Policy B1 of the adopted Dartford Local Plan. 

 
21 Any glazing in windows or other openings indicated in the approved details as being obscure 

glazed shall be maintained as such at all times. 
 
21 In order to safeguard the amenities of surrounding occupiers in accordance with Policy B1 of the 

adopted Dartford Local Plan. 
 
22 No external sources of lighting shall be provided on the site without the prior written approval of 

the Local Planning Authority. 
 
22 In order to safeguard the amenities of surrounding occupiers in accordance with Policy B1 of the 

adopted Dartford Local Plan. 
 
23 No trees on the site shall be felled, lopped or pruned within 5 years of completion of the 

development hereby approved without 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. 

 
23 To protect and enhance the appearance and character of the site and locality in accordance 

with Policy B3 of the adopted Dartford Local Plan. 
 
24 The car barns hereby permitted shall remain as open sided structures and no alterations, 

whether or not permitted by the Town and Country Planning (General Permitted Development) 
Order 1995 shall be undertaken to the car barns without the prior written approval of the local 
planning authority. 

 
24 To safeguard the visual amenity of the surrounding area in accordance with Policy B1 of the 

Adopted Dartford Local Plan. 
 

INFORMATIVES 
 
01  It is recommended that the developers should: 
 

1. Follow the risk management framework provided in CLR11, Model Procedures for 
the Management of Land Contamination, when dealing with land affected by 
contamination. 
  
2. Refer to the Environment Agency Guidance on Requirements for Land 
Contamination Reports for the type of information that we require in order to assess 
risks to controlled waters from the site. The Local Authority can advise on risk to other 
receptors, such as human health. 
 
3. Refer to the website at www.environmentagency.gov.uk for more advice. 

 
02 Your attention is drawn to the contents of the letter of 20 April 2010 from the 

Environment Agency where they recommend that ground floor slab levels be at least 
300mm above ground levels or 600mm if sleeping accommodation is proposed for 
the ground floor. 

 



03 The applicant is advised that the granting of planning permission does not negate or 
override the need to obtain any other necessary consents related to this development 
and required under separate legislation. 
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