
DEVELOPMENT CONTROL BOARD

9 February 2017

Reference: 16/01700/FUL Officer: Abigail Greenaway

Location: 27 Northdown Road
Longfield
Kent
DA3 7QN

Proposal: Demolition of existing detached garage and erection of a part two/part single 
storey side and rear extension including front canopy

Applicant: Mr Khunkhun

Agent: W.D.Evans Building Services/Mr Derek Evans

Parish / Ward: Longfield & New Barn P.C. / Longfield, New Barn & Southfleet

RECOMMENDATION:

Approval

SITE DESCRIPTION

(1) 27 Northdown Road is a semi-detached house located on the northern side of a 
residential cul-de-sac. The property does not appear to have previously been extended.

(2) The house sits on a bend in the road at a higher level than the properties opposite. 
To the front there is a small area of grass and to the rear there is a garden which is around 20 
metres in length. The rear of the property looks onto open fields. 

(3) The neighbouring property to the west (No.25) is also a semi-detached house. There 
is a double driveway between the properties which leads up to a shared detached garage.

(4) The property to the east (No.29) is attached to No.27 and has a two storey side 
extension which was erected in the 1970s.

THE PROPOSAL

(5) Planning consent is sought for a two storey side and rear extension and a front 
canopy. The application has been amended since first submission in order to satisfy the 
Council's householder extension guidelines and overcome neighbour objections.

(6) The proposal includes demolition of one half of the detached shared garage in order 
to create space for the extension.

(7) The proposed extension is 3.5m deep, 7.8m wide at ground floor level and 5.1m wide 
at first floor level. The ridge heights of the proposed rear and side extensions are 6.8m and 
7.6m respectively. The extensions have pitched roofs.

(8) The front walls of the extension are set back 0.45m at the point where it joins the 
existing building and the roof is stepped down from the main ridgeline

RELEVANT HISTORY

(9) The application was subject to a site visit by the Development Control Board on 7the 
January 2017.



(10) At the Development Control Board on 12th January 2017 consideration of the 
application was deferred due to the inclement weather and the inability of the objectors to 
attend the meeting.

COMMENTS FROM ORGANISATIONS

(11) Longfield and New Barn Parish Council - Object to the planning application due to 
overdevelopment of the site

NEIGHBOUR NOTIFICATION

(12) The application has been amended since first submission and neighbours have been 
re-consulted following the revisions. From the initial consultation 7 letters of objection were 
received, of these six submitted further comments maintaining their stance, and 9 additional 
letters of objection from new contributors were received..

(13) The adjacent property at No.25 is concerned about the demolition of one half of the 
shared garage over whether this was viable without causing damage to their own garage or 
disturbing the asbestos in the roof. They are also concerned about loss of light, overlooking, 
overshadowing and the overbearing height of the extension. The neighbour was also of the 
opinion that this extension is too large and not in keeping with other properties in the road 
representing an over development of the site.

(14) The attached property at No. 29 objects on the grounds that the extension would 
have a detrimental impact on the immediate neighbours and surrounding area. They are 
concerned with: loss of light to habitable rooms, overbearing visual impact of the extension, 
failure to satisfy guidelines for house extensions, the bulky and obtrusive appearance of the 
extension and its size which they feel would constitute over development. They consider the 
proposal to be excessive and damaging to their amenity.

(15) Other residents of the street also submitted comments which can be summarised as 
follows: 

- Negative impact on the design concept of the dwelling. 
- Increase in on-road parking due to the increased number of bedrooms
- Concern with light pollution
- Concern with the large size of the extension
- Impact on the openness of the area
- Concerns about "garden-grabbing" and therefore increased rain water run-off
- Over-development of the site
- The precedent which would be set as a result of this extension

RELEVANT POLICIES

(16) The Core Strategy, together with the Saved policies of the 1995 Local Plan, form the 
Dartford's development plan documents for the area and the application should be 
determined against these policies, unless material considerations indicate otherwise.  The 
National Planning Policy Framework (NPPF) states that for decision-making purposes Local 
Plan policies should not be considered out-of-date simply because they were adopted prior to 
the publication of the NPPF.

(17) The Dartford Core Strategy was adopted in September 2011. The Council considers 
that the Core Strategy, together with the Saved policies of the 1995 Local Plan, are broadly 
consistent with the NPPF and that due weight should be given to relevant Development Plan 
policies, in accordance with the NPPF.

(18) The Council's emerging Development Policies Plan Document has undergone 
significant consultation, few policies are subject to unresolved objection, and has been 
subject to examination hearings by the Inspector.  Members will recall that they have 
previously resolved to apply the emerging policies and to give appropriate weight to these in 
making decisions on planning applications.  Out of these, policies DP3-DP5, DP7,DP8, DP10. 



DP11, DP15, DP17-19, DP21, DP23-25 are not the subject of any main modification following 
examination hearings; these policies are very well advanced through the process of moving 
towards adoption of the Plan. Overall these are therefore considered under NPPF paragraph 
216 to have substantial weight to be used for decision making on planning applications.

As such, the following policies are relevant.

Saved Adopted Dartford Local Plan 1995

(19) Policy B1: Criteria for Consideration of Development Proposals; Policy H14: 
Guidelines for House Extensions and Loft Conversions, , Policy T23: Provision of off-street 
parking and rear access arrangements. 

Emerging Dartford Development Policies Local Plan 2015

(20) Policy DP5: Environmental and Amenity Protection; Policy DP7: Borough Housing 
Stock and Residential Amenity.

Dartford Parking Standards Supplementary Planning Document

(21) Two car parking spaces are required for the proposed 4 bedroom house. 

COMMENTS

Key Issues

(22) I consider that the key issues in this case are: the impact of the proposed extension 
on neighbouring properties; the impact on the street scene; and off-street parking provision.

Impact on neighbours 

(23) The rear projection of the proposed extension at the ground floor has been reduced 
from 4.3m to 3.5m, whilst the depth of the first floor has been extended marginally from 3.3m 
to match the ground floor at 3.5m, but has also now been set in 2m on either side as opposed 
to being built almost on the boundary shared with 25 to the west and 1.2m in from the 
boundary to the east. 

(24) These amended dimensions accord with the supporting text to emerging policy DP7, 
and, as such, I am satisfied that the revised plans have reduced the potential loss of light and 
overbearing effect upon neighbouring properties to an acceptable degree. The impact on the 
rear garden at No.25 is further alleviated by the presence of their half of the double garage 
that is to be retained.

(25) One high level obscure glazed window is proposed at ground floor level in the side 
elevation of the extension facing No.25 which I am satisfied would not result in overlooking. 
No windows are proposed for the side elevations at the first floor level; hence, I do not 
consider that the extension would result in any significant loss of privacy.

(26) The front canopy will be open so as not to reduce light to the front windows of No.29.

(27) Overall, on the issue of amenity impact, I consider that the amended plans comply 
with relevant development plan policies B1 and H14 of the saved adopted local plan and DP5 
and DP7 of the emerging Development Policies Local Plan.

Impact on the Street Scene

(28) In addition to the amendments to the rear extension, the plans have also been 
amended to seek to ensure that the side extension is subservient to the existing dwelling and 
in keeping with the street scene. To achieve this, both levels have been set back 0.45m from 
the front elevation, which also results in the roof of the side extension being stepped down 



from the main ridgeline. The open front canopy, is of a fairly modest scale, and I consider that 
the revised proposal now before Members will not adversely impact on the street scene.

Parking

(29) The demolition of the existing garage and the proposed increased number of rooms 
being capable of use as bedrooms results in a need for the provision of 2 off-street parking 
spaces to meet the Council's adopted parking standards. This is satisfied by proposed hard-
surfacing of the front of the site with adequate space for 2 cars to be parked. Other properties 
along the road have also been hard-surfaced so I do not consider this to be detrimental to the 
street scene. Conditions are recommended to ensure that these spaces are provided in 
accordance with approved details prior to occupation and thereafter maintained (see 
conditions 3 and 8).

Other Issues

(30) A resident has objected to the proposal based on a possible loss of view, but this is 
not a material planning consideration.

(31) The issue of demolition of the garage and the potential damage to the neighbouring 
property is also a private matter, not covered by planning regulations and therefore cannot be 
a material consideration.

HUMAN RIGHTS IMPLICATIONS

(32) 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.

PUBLIC SECTOR EQUALITY DUTY

(33) Due regard has been had to the Public Sector Equality Duty, as set out in Section 
149 of the Equality Act 2010. It is considered that the application proposals would not 
undermine objectives of the Duty.

CONCLUSIONS

(34) I am of the view that planning permission should be granted for this revised proposal, 
which in my opinion reduces its impact so that it is no longer detrimental to residential amenity 
and ensures that the proposed side extension would be subservient to the existing dwelling. I 
am satisfied that the revised scheme complies with relevant development plan policy and 
therefore recommend approval subject to the conditions set out below.

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 shall be carried out in accordance with the following plans and 
documents: L/0508/001, PC/3107/105, PC/3107/106 (Received 16.12.2016), 
PC/3107/107 Rev D (Received 04/01/2017)

02 For the avoidance of doubt and to ensure a satisfactory form of development.



03 Before commencement of the development hereby approved, details of the proposed 
car parking and front garden to the property shall be submitted to and approved by the 
local planning authority. Such details shall include: where appropriate sections and 
plans showing existing and proposed levels; surface materials; and any retaining 
structures required for the driveway. The parking and front garden shall be provided in 
accordance with the approved details.

03 To ensure that any proposed reduction in ground level or change to the front garden is 
considered fully in the interests of visual amenity

04 All materials used externally shall match those of the existing building in colour and 
texture.

04 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.

05 Prior to occupation of the development hereby approved the window(s) in the side 
elevation(s) 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 
thereafter.

05 To safeguard the privacy of adjoining residents in accordance with Policies B1 and H14 
of the adopted Dartford Local Plan.

06 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any other amending, revoking and re-enacting 
that Order), no windows or similar openings shall be constructed in the side elevations 
of the extension other than as hereby approved, without the prior written consent of the 
Local Planning Authority.

06 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.

07 Notwithstanding the provisions of Article 3 of the Town and Country Planning (General 
Permitted Development) Order 1995 (or any order amending, revoking and re-enacting 
that Order), no windows or similar openings shall be constructed in the roof of the 
extension without the prior written consent of the Local Planning Authority.

07 To enable the Local Planning Authority to regulate and control any such further 
development in the interests of the amenity and privacy of adjoining property in 
accordance with Policies H14 and B1 of the adopted Dartford Local Plan.

08 The two car parking spaces, turning areas 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) (England) Order 
2015 or not, shall be carried out on that area of land or to preclude vehicular access 
thereto.

08 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 It appears that this development involves work close to a boundary, which may come 
under the terms of the Party Wall etc. Act 1996.  If it does, you will need to serve notice 
on your neighbour before undertaking any work.  It would therefore be advisable for 
you to ensure that you meet any requirements of the Act before starting any work.

02 With regard to surface water drainage it is the responsibility of a developer to make 
proper provision for drainage to ground, water courses or a suitable sewer.  In respect 
of surface water it is recommended that the applicant should ensure that storm flows 
are attenuated or regulated into the receiving public network through on or off site 
storage.  When it is proposed to connect to a combined public sewer, the site drainage 
should be separate and combined at the final manhole nearest the boundary.  
Connections are not permitted for the removal of Ground Water.  Where the developer 
proposes to discharge to a public sewer, prior approval from Thames Water Developer 
Services will be required.  They can be contacted on 0800 009 3921 .
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