
           
   DEVELOPMENT CONTROL BOARD 
 
    13 March 2014 
 
Reference: 13/01164/COU    Officer: Mrs Sonia Bunn 
 
Location: Village Hall Rear Of 8 

High Street 
Greenhithe 
Kent 
DA9 9NS 

 
Proposal: Change of use of ground floor from part public assembly/part residential to a 

single family dwelling and alterations to front elevations and rear facing 
windows. 

 
Applicant: Montway Property Developments Ltd 
 

 
Agent:  Randall Architecture/Mr Graham Randall 

 
Target Date: 12/12/2013 
 
Parish / Ward: Swanscombe & Greenhithe T.C. / Greenhithe 
 
RECOMMENDATION: 
 
Approval 
 
SITE DESCRIPTION 
 
(1)  The application relates to the former village hall in Greenhithe which is situated within the 
site known as Bendigo Wharf. It is located to the rear of number 8 High Street, Greenhithe 
and sits to the west of the adjacent public house garden (The Pier). The front elevation of the 
property faces north onto the River Thames. The site is accessed via Pier Road. 
 
(2) The building is not listed but falls within Greenhithe Conservation Area. The building was 
unoccupied for several years and falling into disrepair. It was converted to a residential 
apartment in 2007 but the ground floor has never had an authorised use. 
 
THE PROPOSAL 
 
(3)  The proposal is for the use of whole property as a single dwelling with the ground floor as 
ancillary residential space. The application also proposes changes to the front elevation and 
changes to the existing rear windows to fix these shut in order to provide greater privacy to 
the adjacent residents.  As a result of the fixing shut of the windows 4 additional roof lights are 
proposed to serve the existing bedrooms. The amendments externally are essentially the 
relocation of the openings at the ground floor and the insertion of garage doors.   
 
RELEVANT HISTORY 
 
(4)  Planning permission was granted in December 2001 for the conversion of the village hall 
to a 4-bed flat together with part of the ground floor being used for storage and changing 
facilities for Sea Scouts under reference DA/00/00586.  This conversion formed part of the 
wider Bendigo Wharf development and the permission also allowed for the creation of an 
additional 6 new residential dwellings which have been occupied for some time now. The Sea 
Scouts have never used the ground floor of the building and there was no requirement in the 
legal agreement attached to the permission requiring the owners to sell or lease floorspace to 
the Sea Scouts.  



(5)  In 2008, permission was refused for a change of use of part of the ground floor from place 
of assembly to ancillary residential storage and garage together with external alterations. The 
reason was the loss of a needed community facility to meet local community needs.  A 
subsequent appeal was dismissed, the Inspector concluding that the proposal would result in 
the loss of a community facility which would be harmful to the provision of such uses in the 
area. 
 
(6) This application was deferred from the February meeting so that Members could be 
provided with further information on the s106 agreement that accompanied the permission 
granted under reference DA/00/00586. 
 
COMMENTS FROM ORGANISATIONS 
 
(7) Kent Highways: Advise that as there is no increase in the number of dwellings or 
bedrooms, there is no obvious increase to parking demand.  
 
(8) Environment Agency: Advise that the site is at risk of flooding in the event of failure of the 
Thames tidal defences. The Flood Risk Assessment acknowledges that there would be little 
warning time before inundation of the ground floor.  Refuge would then have to be sought on 
the first floor. They advise that if the planning authority is satisfied that the ground floor 
accommodation is ancillary to the main accommodation and the majority of the occupant's 
time would be spent on the first floor then they would not object to the grant of planning 
permission.  If the ground floor would be occupied for significant periods then they 
recommend the applicant is required to demonstrate that there would be sufficient time to 
reach the first floor. 
 
(9) Southern Water: Requires a formal application for connection to the public sewer.  
 
(10) Kent Fire and Rescue Service: Confirm that the means of access for fire appliances is 
satisfactory. 
 
(11) Swanscombe and Greenhithe Town Council:  Object to the proposal as it is not in 
keeping with the previously agreed development for the area. The hall was previously a public 
assembly facility and this change of use is not in keeping with the character of the whole site. 
The lower part of the building has never been opened up to the public as previously agreed. 
 
(12) Greenhithe Community Group: Object to the proposal as the ground floor was previously 
granted permission for use by the Sea Scouts. In addition the building is in a flood area and 
residential use should not be allowed.  
 
(13) Dartford Cambria Sea Scout Group: Objects to the planning application for the use of the 
ground floor as residential. The Group would very much like to use the lower ground floor of 
the village hall (at an appropriate rental value) to improve upon the Group's accommodation. 
The use of the village hall would improve access to the River and therefore health and safety.  
The Group request the Council use their best endeavours to encourage the owners of the 
Village Hall to accommodate the Group.  
 
NEIGHBOUR NOTIFICATION 
 
(14) Representations have been received from 7 local residents which object to the change of 
use for the following reasons: 
 
• The conversion would result in further parking problems within Bendigo Wharf. 

Parking should be provided within the building 
• The ground floor should be made available to the sea scouts 

 
• Objections to the rear windows being openable [now shown as fixed shut in the 

revised application] 
 



• The proposed changes to the front elevation are welcome as they will return the 
façade to its original character 

 
There was some confusion by residents that the proposal would result in an additional 
dwelling, whereas in fact the proposal is to use the whole building as a single dwelling. 
 
(15) Since these responses the plans have been amended to include internal layout changes 
and the fixing shut of the rear windows. Residents have been reconsulted and any further 
representations will be reported in the update report 
 
RELEVANT POLICIES 
 
Adopted Dartford Core Strategy 2011 
 
(16) Policy CS22 seeks to protect appropriate existing sport, recreational and cultural facilities 
unless it can be demonstrated that the facility is no longer needed or equivalent replacement 
facility is provided elsewhere. 
 
Dartford Local Plan 
 
(17) Policy B8 seeks to ensure that proposals for alterations in a conservation area will only 
be accepted where they respect the special character of the particular area. 
 
(18) Policy B1 sets out criteria to be taken into account when considering proposals for 
development with regard in particular to materials and design. 
 
(19) T23 requires development to include adequate off street parking. 
 
Other policy documents 
 
(20) Greenhithe Conservation Area Appraisal 1998 refers to the former village hall and its 
unusual position and it fronts onto an area identified as an important built space. 
 
COMMENTS 
 
Key Issues 
 
(20) The current planning application deals with both a change of use and the changes to the 
façade of the building to replace some of the character lost as a result of the original 
conversion. 
  
(21) With regard to the change of use the principal consideration is to ensure that floorspace 
which could be available for community use is not lost where there is a continued need and to 
ensure an appropriate long term use for the ground floor of this building which does not have 
a detrimental impact on the surrounding area and adjacent residents.  With regard to the 
alterations to the front elevation, the key consideration with regard to this are the acceptability 
of the alterations in terms of impact on adjoining properties and the layout of the site, the 
usability of the internal space and the appearance of the front elevation as a whole.  The 
impact of the changes to the rear windows and the insertion of new roof lights also need to be 
considered.  
 
Change of use and the s106 agreement 
 
(22) The change of use proposed is to use part of the ground floor previously granted 
planning permission for Sea Scout use for residential instead. The ground floor has never 
been used by the Sea Scouts or any other community user. Since the property has been 
converted has been used for unauthorised office use and ancillary to the residential use. 
However, the Sea Scouts have indicated a desire to rent the premises at an appropriate rent. 
In this case, however, the property simply has planning permission for use by the Sea Scouts 
and this has never been implemented.   



(23) The legal agreement required the applicant to meet the following obligations:- 
 
• To provide a bollard at the junction of Pier Road and High Street 
• To provide a road safety sign at the junction of The Avenue and High Street 
• To provide a contribution of £7680 to the Town Council towards the improvement of the 

concrete barge at Bendigo Wharf 
• To make provision for a riverside walkway 
• To restrict access via Pier Road in the event that adjoining land is developed 
 
There is no requirement within the planning permission or the associated legal agreement 
that requires the owner to rent the floor area to the Sea Scouts.  The Council therefore have 
no leverage to facilitate the use of the property by the Sea Scouts and there is no guarantee 
that this use will be implemented.  The applicants have indicated consistently over the years 
that they will not rent the ground floor to the Sea Scouts in particular because it will cause 
noise and disturbance to the residents of the flat above. 
 
(24) Although I acknowledge that there may be a desire for additional facilities for the Sea 
Scouts closer to the River, this cannot be enforced at this property and therefore without an 
alternative use the ground floor of this property will remain empty or with regular unauthorised 
use. I consider therefore there is a need to take a pragmatic approach which ensures the long 
term use of the ground floor.  Otherwise there is likely to be a need for on-going enforcement 
of the ground floor of the property which is difficult, as it is not easy to monitor internal 
floorspace.  The use of the ground floor as residential could consequently become lawful and 
then the Council will have no control over the use of the building or the detailing on the 
building. The current proposal seeks to replace some of the historic detailing lost and also 
proposes to fix shut the rear windows which cause problems for neighbouring residents. I 
consider that these are gains which could be achieved through granting a planning 
permission for the whole site. 
 
(25) Given the number of years that have passed since planning permission was granted for 
the flat and Sea Scouts and the fact that it seems unlikely the ground floor will be offered on 
acceptable terms to the Sea Scouts, I consider it better to grant permission for an authorised 
use. Given the flood constraints and the fact that the ground floor does not have any windows 
this use is very limited and will be ancillary to the residential use at first floor. 
 
Visual impact 
 
(26) The internal layout of the property has changed from the original approval with the stairs 
to the first floor being placed centrally. This has resulted in the repositioning of the parking 
space and the entrance to the ground floor area. Work to rebuild the front elevation has 
already been carried out and this work is not considered to be of a quality suitable for a 
Conservation Area.  The plans currently submitted of the front elevation seek to address the 
concerns over the materials used and the detailing of the front elevation as rebuilt.  The plans 
as submitted show the replacement of the modern brickwork detailing recently carried out on 
the front elevation and timber detailing of the eaves and also a revised cupola design which 
reflects more accurately the original design.  This detailing reflects the original detailing of the 
front elevation which was lost in the conversion. These amendments have all been discussed 
with the Council's Conservation architect and they are considered acceptable and are 
considered to be in keeping with the historic character of the building.  The intention is that 
these details would replace the unacceptable work that has been carried out on site.  
 
(27) The revised proposal now includes an additional two roof lights over and above what 
exist on the building at the present, giving a total of 4 roof lights on either side of the building. 
However, the original 2000 planning permission approved 4 roof lights on either side of the 
building, they were simply not all inserted. I am satisfied therefore that the principal of 
additional roof lights has already been approved and do not consider they will have a 
detrimental impact on the character of the Conservation Area. 
 



(28) Overall I consider that the current proposal if fully implemented will have a beneficial 
impact on the character of the Conservation Area and would suggest a condition is imposed 
requiring the front elevation improvements to be carried out. 
 
Impact on neighbouring residents. 
 
(29) The current planning permission for the flat at first floor and Sea Scouts at ground floor 
does not control the windows on the rear elevation. These can currently open over the garden 
of a residential property on the High Street. The current proposal now shows these windows 
to be fixed shut and alternative ventilation provided to the existing bedrooms through the 
insertion of additional roof lights. 
 
Internal layout and usability of the garage 
 
(30) The approved planning permission for conversion of the village hall showed a single 
parking space on the ground floor.  The principle of a single parking space to serve the first 
floor apartment has therefore been accepted. The current proposal does not intend to 
increase the number of bedrooms as the ground floor cannot be used for habitable 
accommodation. The proposal indicates the provision of a single parking space which is not 
currently available to residents of the flats. Although tight this space is accessible and has 
been considered by KCC highways officers previously. The incorporation of a parking space 
into the updated plans will ensure that the Council can require its provision, which will provide 
an improvement over the existing situation where there is no internal parking available. As the 
current proposal does not increase the number of bedrooms at the property I am satisfied that 
there will be no increase in parking demand by the use of the property. 
 
Flood Risk and internal layout 
 
(31) The applicant has submitted revised plans to ensure that the layout is suitable for a 
single dwelling only. Since there are no windows to the ground floor apart from at the front of 
the property the ground floor is not suitable for a separate residential use and I have 
recommended a condition removing permitted development rights to ensure that no further 
windows can be opened. I am satisfied therefore that the property will be used only as a 
single dwelling and not converted to 2 flats. As a single dwelling the number of bedrooms 
remain as existing and therefore should not generate any further impact in terms of parking or 
activity. The ground floor provides additional ancillary floorspace which provides unusual 
accommodation and is more suitable for a residential property with 4 bedrooms. 
 
(32) The ground floor accommodation is ancillary accommodation with bedrooms, lounge and 
family room at first floor. I am satisfied therefore that residents will spend most of the time at 
first floor and so the risk from flood inundation will be low. In addition, the access from ground 
floor to first floor is central and easily accessed so I am satisfied that residents on the ground 
floor would be able to seek refuge at first floor quickly in the event of flood inundation. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(33) 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. 
 
CONCLUSIONS 
 
(34) It is difficult to separate the front elevation works and the proposed garage to serve the 
apartments from the overall use of the ground floor as this influences the appearance of the 
front elevation and also access to the area to the rear of the ground floor. The works that 
have been carried out are not of a high quality and will be improved by the current proposal.  I 
consider that the proposed front elevational details on the submitted plans are now 
acceptable and that the garage space provided can be made acceptable.  With regard to the 
use of the ground floor by the Sea Scouts although this is desirable it is not something that 
can be enforced by the Council. On balance, therefore, given the number of years that have 



passed since planning permission was granted and the fact that it seems unlikely the ground 
floor will be offered on acceptable terms to Sea Scouts I consider it better to grant permission 
for an ancillary residential use on the ground floor which will not generate any additional 
activity and which will ensure the use and maintenance of the ground floor. 
 
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 Before commencement of the development hereby approved, details and samples of all 

materials to be used externally shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be carried out in accordance with the 
approved details. 

 
02 To ensure that the development does not harm the character and appearance of the 

existing building or the visual amenity of the locality in accordance with Policy B1 of the 
adopted Dartford Local Plan. 

 
03 No demolition and construction work shall take place on the site outside of the hours of 

08:00 to 18:00 Mondays to Fridays and 08:00 to 13:00 on Saturdays with no working at 
all on Sundays and Bank Holidays. 

 
03 In the interests of the residential amenity of neighbouring residents. 
 
04 The garage 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. 

 
04 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. 

 
05 Before occupation of the dwelling hereby approved and prior to the internal 

arrangement hereby approved being used the alterations to the front (north) elevation 
shall be carried out in accordance with the approved plans and shall be maintained as 
such. 

 
05 In the interests of the character of the Conservation Area. 
 
06 The windows in the southern elevation shall be obscure glazed and fixed shut as 

shown on the approved plans and shall thereafter be maintained as such. 
 
06 In the interests of the amenity of neighbouring residents 
 
07 The use of the ground floor hereby approved shall be ancillary to the residential 

apartment above and shall be used for no other purpose.  
 
07 In the interests the character and residential amenity of the surrounding area 
 
08 The ground floor of the property shall not be used for sleeping accommodation. 
 
08 In the interests of the safety of the occupants as the property is at risk of flooding. 
 



09 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any other amending, revoking and re-enacting 
that Order), no windows or similar openings shall be constructed in any elevation of the 
building other than as hereby approved, without the prior written consent of the Local 
Planning Authority. 

 
09 To enable the Local Planning Authority to regulate and control any such further 

development in the interests of amenity and privacy of the adjoining property in 
accordance with Policies H14 and B1 of the adopted Dartford Local Plan. 
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