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SITE DESCRIPTION

(01) The site comprises of the side and rear garden of No. 34 Valley View which is an end 
of terrace, two-storey property situated at a bend in the road. The terrace sits in an elevated 
position, much higher than street level. No. 34 is accessed by several steps. The road rises 
further east. However, the properties further east of the site are single storey bungalows. To 
the south and west of the site, the ground levels drop dramatically. 

(02) The front and rear garden of no. 34 also has considerably changing ground levels. 
Part of the side garden is at a similar level to the dwelling at no. 34. The neighbouring 
dwellings south of the site sit on significantly lower ground. The site is visible when 
approaching along the road.

(03) The general area is primarily residential. There are blocks of garages to the south 
which serve some of the properties. 

(04) The area is well served by public transport and community and shopping facilities. 

PROPOSAL

(05) The current proposal is for the erection of a single detached two storey house on the 
side garden to number 34 together with groundworks to create an external curtilage, and the 
provision of associated parking.. The application has been amended from the erection of 2 
no. attached two storey houses. The amended plans have been advertised. 

(06) The proposed dwelling will be set away from the boundary with no. 34 by 1m and is 
set back from the front building line of no. 34 by 1m and projects 1m beyond the rear building 
line of no. 34, creating a staggered appearance to the street reflecting the stagger of the 
existing terrace housing groups. 

(07) From the southern boundary, adjacent to the footpath, it will be set in by some 3.5m 
at its narrowest point and 5m at its widest point such that a sizeable side boundary garden 
remains. 



(08) The dwelling will have a width of 6.85m and a length of 8.2m. It will be two-storey, but 
is set at a slightly lower level then the existing dwelling.

(09) The proposal would include alterations and terracing of the remainder of the land to 
provide a more a useable garden space. 

(10) The dwelling will be provided with a garage located in an existing block to the north-
west of the site. A parking space is shown in front of this garage.  

CONSULTATION RESPONSES

(11) Environment Agency: No objections raised. 

(12) Environmental Health: Conditions regarding contamination and working practices are 
suggested. An informative is suggested in relation to the installation of a gas membrane and 
lighting.  

(13) KCC Archaeology: The site lies in a general area of potential associated with early 
pre-historic remains. There are known Boyn Hill Gravels either side and these have potential 
for Palaeolithic remains. A condition is recommended requiring a watching brief (Condition 3).  

(14) Thames Water: Informative suggested regarding waste and water pressure.  

(15) Swanscombe & Greenhithe Town Council: No observations. 

NEIGHBOUR NOTIFICATION

(16) 17 addresses were notified by letter. At the time of writing, 9 representations have 
been received from nearby neighbours. For ease of reference these have been categorised 
prior and post amendments. 

(17) Prior to amendments - Objections received prior to changes made to provide one 
house only: 

- The site is on a dangerous bend. Cars already park on this blind corner. 
- The blind spot could lead to highway safety issues and for refuse collection 

and fire/ambulance/delivery services. 
- If this goes ahead can you put double yellow lines from the corner going up 

round the bend? These will not be helpful unless they are enforced. 
- I would support new garages as opposed to houses. 
- I live at no. 32 and the proposed houses will dramatically obscure the view 

from my house. When this development was originally built it was obviously 
designed to give all the residents a reasonable view, hence even numbers 
from 2 - 32 are bungalows to allow houses behind a view over our roofs and 
why the area of this intended new build was left as part of number 32's 
garden rather than being build on at the time. 

- These houses will look directly into the homes and gardens of those directly 
below. Currently we have fairly private gardens. 

- What provisions will be in place to ensure that the proposed 2m hedges will 
be maintained at that height and that a type would be used to not grow in 
such a way as to cause nuisance. 

- I think the site plan is incorrect. The plan includes an existing footpath which 
serves the back of properties. I have highlighted this on my drawing. This 
access must be permitted. Also there is a triangle piece of land at the north-
east corner of the plot not encompassed within the property on the plan 
(highlighted green) which I believe does belong to number 34 and is currently 
in their garden. There is already a problem with youths hanging around in the 
footpath and leaving this area open will exacerbate this problem. 



- There is concern about the parking situation if additional residences are built. 
The garages are remote from the house and few people seem to use garages 
to store cars. There would be an increase in parking pressure. 

- By constructing 2 garages at the end of the existing block would prevent 
access to the rear of the existing garages and the corresponding land which 
belongs to the existing owners for maintenance purposes etc.

(18) Post amendments: Comments received after the change to the proposal to a single 
dwelling

- For as long as I have lived in Valley View that area on the left on the way up 
the hill has always been over grown with large weeds and shrubs that grow 
out over the pavement. I also use the stairs that run up the side of this house 
which is always over grown and in disrepair. Although I am not looking 
forward to the noise and additional traffic that this work will bring, once it is 
completed I think it will improve the look of that end of the street. 

- I hope that the council insist that the builders keep this area maintained and 
that they are considerate about others in the road regarding noise and traffic 
while it's being built.

- I also support the comments by others regarding putting double yellow lines 
on the bend of the road.

- The garage space belongs to no. 40. 

RELEVANT POLICIES 

(19) 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.

(20) 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.

(21) The Council's emerging Development Policies Plan Document has undergone 
significant consultation (with a limited number of policies remaining subject to unresolved 
objection), and has been subject to examination hearings by a Planning 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. 

(22) Policies referred to in this report only require minor modifications and are therefore 
applicable in the assessment of this application. 

(23) The following policies are relevant to this application.

Adopted Dartford Core Strategy 2011

(24) Policy CS1 - Spatial Pattern of Development - identifies where growth will take place. 
This policy seeks to promote sustainable patterns of development. 



(25) Policy CS10 - Housing Provision - Advises that planning applications for sites not 
identified as deliverable or developable in the SHLAA will be assessed in the same way as 
planned development by consideration of the sustainability of the site for housing 
development; whether the benefits of development outweigh disbenefits; and the capacity of 
the current and proposed infrastructure to serve the development.

(26) Policy CS11 - Confirms that the Council will work to achieve the delivery of a 
balanced relationship between homes, jobs and infrastructure from the outset of development 
through seeking financial contributions for infrastructure delivery and by working with service 
providers.

(27) Policy CS15 - Managing Transport Demand seeks to minimise car use and make the 
most effective use of the transport network.

(28) Policy CS17 - Design of Homes seeks to achieve quality living environments and 
requires the application of the principles of Kent Design. It sets criteria for the design of 
homes including appropriate internal spaces and useable private amenity space. 

(29) Policy CS18 - Housing Mix requires that developments of less than 100 houses 
should provide a majority of family housing.

Saved Adopted Dartford Local Plan 1995

(30) The following saved policies of the 1995 Local Plan continue to apply to the current 
application, in so far as being consistent with the NPPF:

(31) Policy B1 - New Development - a high standard of design will be required in all 
development proposals, embracing the principles of Kent Design with particular regard to 
form, massing and scale and associated inter-relationships. Materials should be of good 
quality, appearance and durability. Development should not materially detract from the 
amenity of adjoining properties. 

(32) Policy B3 - Appropriate hard and soft landscaping should be incorporated and 
existing trees retained wherever possible.

(33) Policy T23 - Parking - development proposals should include adequate off-street 
parking.

(34) Policy H12 - Proposals which adversely affect residential amenity or are 
unneighbourly will not be permitted.  

Dartford Development Policies Plan (DDPP) (draft December 2015)

(35) Only Policies which do not require main modifications are included. 

(36) Policies DP3 - Transport impacts of development - developments should not give rise 
to severe local residual impacts in terms of traffic congestion, air quality, safety and pressure 
for on-street parking. 

(37) Policy DP5 - Environmental and Amenity Protection - development must not, on its 
own or cumulatively, give rise to unacceptable material impacts on neighbouring uses, the 
Borough environment or on public health. 

(38) Policy DP7 - Borough Housing Stock & Residential Amenity - states that inappropriate 
development on residential garden land will be resisted. Proposals will only be permitted 
where it is shown development would not result in harm (individually or cumulatively) and 
includes loss of choice and diversity in the stock of housing and gardens, erosion of local 
character and material impacts on residential amenity.  



(39) Policy DP8 - Residential Space & Design in New Developments - highlights that new 
development should provide adequate internal and external amounts of space. 

(40) Policy DP11 - Sustainable Technology & Construction - Development should be 
designed to tackle climate change, minimise flood risk and natural resource use and aim to 
increase water efficiency. 

(41) Adopted Parking Standards Supplementary Planning Document

(42) Adopted Housing Windfall Supplementary Planning Document

National Planning Policy Framework (NPPF)

(43) The NPPF has a presumption in favour of sustainable development and advises that 
in relation to decision-taking this means approving development proposals which accord with 
the development plan without delay and where the development plan is silent granting 
planning permission unless any adverse impacts of doing so would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the NPPF.

(44) Paragraph 56 advises that "Good Design is a key aspect of sustainable development, 
is indivisible from good planning, and should contribute positively to making places better for 
people." Paragraph 58 sets out criteria which developments should meet.

(45) Under paragraph 53, the NPPF states that the Local planning authorities should 
consider the case for setting out policies to resist inappropriate development of residential 
gardens, for example where development would cause harm to the local area. The NPPF 
glossary, when defining Previously Developed Land (PDL), excludes residential gardens. 

COMMENT

Key Issues

(46) The key issues for consideration are in my opinion; whether the principle of the 
proposal complies with the Local Plan; the acceptability of the proposal in relation to the 
character of the locality; impact to neighbouring amenity; standard of accommodation; and 
highways considerations.

The principle of development 

(47) In terms of the principle of development, the two main matters for consideration are 
the acceptability of the site for development in relation to windfall and garden development.  
 
(48)  As the site has not been identified for residential development through the Council's 
Strategic Housing Land Availability Assessment (SHLAA), it is defined as a windfall site. 
Although all small sites under 5 dwellings are defined as windfalls as they are not identified in 
the SHLAA, however the Core Strategy assumes that some small sites will contribute to the 
housing land supply. Core Strategy Policy CS10 and Housing Windfall Supplementary 
Planning Document (SPD) identify the limited circumstances where windfall development is 
acceptable. Housing coming forward from windfall sites (which includes all small sites under 5 
dwellings, that were not assessed by the SHLAA) need to demonstrate that they meet the 
same high level of sustainability as identified sites. Policy CS10 makes clear that windfall 
sites will be assessed in the same way as planned development through the following criteria 
(a) the sustainability of the site; (b) whether the benefits of development outweigh any 
disbenefits; (c) the capacity of the current and proposed infrastructure to serve the 
development, taking into account committed and planned housing development; (d) where 
spare capacity is not available, the availability of the site to provide for the requirements it 
generates. The assessment criteria relate to the sustainability of the site and the capacity of 
current and proposed infrastructure to serve the development. This relates to points (a), (c) 
and (d) of Policy CS10. The assessment relating to criteria (b) of Policy CS10, whether the 
benefits outweigh the disbenefits, relates to both the outcome of the windfall site assessment 



together with the 'normal' assessment of a planning application which takes into account other 
local and national planning policy and material considerations. The planning balance is then 
determined by applying appropriate weight to these outcomes. This policy and the 
accompanying SPD do not seek to prevent the development of windfall sites but have the 
objective of ensuring that any windfall sites that come forward are sustainable and 
commensurate with sites that have been identified as part of the Council's housing land 
supply, whilst also seeking to guard against the delivery of unidentified sites undermining the 
strategy for identified development by cumulatively overloading future infrastructure provision. 
The Council will also monitor the role of windfall sites in overall housing provision and the 
impact on infrastructure capacity as set out in Policy CS10.

(49) The table below considers the criteria in the Council's Windfall Sites SPD:

Decision aiding question Comment 

Brownfield Land – Highest Weighting Attached 

Is the site on previously 
developed or degraded land that 
can be safely and practicably 
brought into use? 
 

The land is existing garden land which is excluded from 
the definition of previously developed land in the NPPF. 

Accessibility 

Is the development within 
walking distance1 of a range of 
local community facilities, e.g. 
primary school, GP or health 
centre, local shops, children’s 
playground, local park or higher 
level park? 
 

(1 An acceptable walking distance for 
community facilities is taken to be 10 
minutes (approx. 
800m) DfT (2007) Manual for Streets and 
IHT (2000) Guidelines for Providing for 
Journeys on Foot)   

Are any new facilities proposed 
as part of the development?  

Schools
Knockhall Primary School (0.4 miles – 9 mins walk)
Ebbsfleet Academy (1.6 miles – 33 mins walk)

Health Services
Ivy Bower Surgery (0.7 miles – 14mins walk)
Greenhithe Dental Centre (0.7 miles – 13mins walk)

Local Shops
Neighbourhood Centre – Craylands Lane/Milton Street – 
1mile – 19mins walk)
Asda, Station Road (0.8miles – 15mins walk)
Bluewater (1.4 miles – 30 mins walk)

Playgrounds/Open space
Childrens Play Area Valley View (70ft – 1min walk)
Swanscombe Heritage Park (0.9 miles – 17 mins walk)

I am of the opinion that accessibility is excellent and the 
site is within a range of community facilities.

The criteria within the sustainability assessment relating 
to new facilities is aimed at the consideration of larger 
development sites and in this case is not considered 
applicable given the small scale of the proposal.



Does the development have 
sufficiently good public 
transport access to encourage 
modal shift away from car use? 
Locally relevant criteria are as 
follows:  
 Within an indicative 400m 

walking distance 
 Number of services available 

i.e. number of different point 
of interest destinations 
available e.g. Dartford town 
centre, hospital, secondary 
school, Bluewater, central 
London, major employment 
sites 

 Level of service i.e. are 
there more than 2 buses an 
hour in the daytime? 

Closest Bus stops accessible on St Clements Lakes / 
B255 (0.5miles – 10 mins walk) and Mounts Road/Bean 
Road (0.3 miles – 6 mins walk)

St Clements Lakes:
 Fastrack B - west towards Darent Valley Hospital, 

Bluewater and Dartford and west towards 
Gravesend (every 10 minutes).

 492 towards Bluewater / Sidcup (every 30 mins)
 X80 towards Bluewater / Chafford Hundred 

(Thurrock) (every 20 mins)
 Saphire 490 towards Bluewater / Singlewell 

(Gravesham) (hourly)

Mounts Road/Bean Road:
 481 – towards Bluewater (west) and Gravesend / 

Riverview Park (east) (every 30 mins)

Greenhithe Rail Station (0.8miles – 15 mins walk)

Does the proposal include any 
transport improvements, including 
public transport and Fastrack, new 
footpaths or cycleways that will 
contribute to the sustainability of 
the development?  

The scheme is considered to be too small to offer such 
improvements and therefore this requirement is not 
applicable. The development would be subject to making 
a contribution to the Community Infrastructure Levy (CIL) 
which will be used to contribute to infrastructure provision 
within the area which allows for background growth on 
small sites. .

Balanced and Integrated Communities 
Does the proposal provide for 
uses other than residential as part 
of the development 
(normally applicable to relatively 
large sites) e.g. community 
services and facilities, business 
and employment space? 
 
Do these contribute to the 
sustainability of the site by 
supporting the local community? 
 
Does it provide facilities which 
existing communities can share? 
 
Does it help support existing 
community facilities (particularly in 
villages)? 
 
Does the proposal create 
connectivity between existing and 
new communities? 

The criteria relating to other uses is aimed at the 
assessment of larger sites and given the limited scale of 
the development I do not consider it is applicable to this 
assessment.

The development will help to support local facilities, but it 
is considered that these are well supported already. 

Environment 



Does the proposal act as an 
exemplar of sustainable 
development for energy and/or 
water efficiency, surpassing 
applicable local and national 
policy requirements? 
 

Is it capable of providing an on or 
off-site CHP scheme? 

Policy CS23 requires all developments to demonstrate 
that reductions in energy use through passive design and 
layout have been explored and will be applied. All 
developments now have to meet Building Regulation 
requirements with regard to energy and water efficiency.

The requirement with regard to CHP is aimed at the 
assessment of larger development sites and I do not 
consider it applicable to this proposal.

Infrastructure assessment aiding questions 

What is the potential level of 
need/demand arising from the 
development? 
 

The proposal would provide one family sized home which 
could potentially generate a demand for primary and 
secondary education places.  The number of spaces 
required would be minimal and it is anticipated that this 
could be met within existing school provision for the 
Borough.  
The proposal will have a small incremental impact on 
highway capacity and health services but the impact will 
be very low and is accounted for in the background 
growth assumptions for the infrastructure proposals that 
are planned in the Borough and therefore I consider that 
the impact is acceptable and will not result in a negative 
impact on infrastructure provision in the area. 

Statutory undertakers do not identify any issues of water 
and sewerage capacity.

Is there available capacity to 
serve identified demand arising 
from the development? 

The identified infrastructure delivery in the Borough 
includes some assumption of background growth in the 
area which allows for and can accommodate the 
development of some small windfall sites as well as 
providing for the identified sites. The development would 
make a contribution to the Community Infrastructure Levy 
which will be used to contribute to this infrastructure 
provision. Officers will continue to monitor this and liaise 
with service providers to ensure that demand from the 
small windfall sites can be continue to be accommodated 
within the planned provision.

(50) As demonstrated from the above information, the site  is existing garden land, which 
is excluded from the definition of previously developed land in the NPPF.  Whilst this weighs 
against the site, it does score well in relation to other matters. The table shows that the site is 
in a very sustainable and accessible location. The site is in walking distance of a primary 
school, doctors and dentists surgery. There is a play area and open space nearby. Bus stops 
are within an acceptable walking distance. The available bus routes are quite frequent and 
offer a range of destinations. Greenhithe Rail Station is also only 0.8miles, or 15 minute walk 
away. Core Strategy Policy CS1 seeks to promote sustainable patterns of development and 
to protect less appropriate areas by focussing development within locations in the urban area 



which are accessible and well supported by public transport.  I consider that this site complies 
with the objective of Policy CS1.

(51)  Consequently, I believe that on balance the development of not previously developed 
land within a sustainable and accessible location means that these benefits score highly and 
in accordance with the development plan. I will consider the overall disbenefits and benefit of 
the proposal at the end of the report following consideration of the other material issues.

(52) Suitability of site for development - The matter of the principle development of garden 
land is to ensure that this does not result in over-dense development which has an impact on 
the surrounding area. Policy DP7 from the Council's emerging DPP provides more advice with 
regard to the development of residential garden land. This policy states that inappropriate 
development on residential garden land will be resisted and advises that proposals will only 
be permitted where development would not result in harm to the loss of choice of housing 
stock and gardens, lead to the erosion of the local character and would not negatively impact 
on residential amenity. Policy DP7 notes that infill development can be acceptable where it 
does not have harmful effects. The policy sets out detailed criteria for consideration, including 
the impact to the character of the area and street scene, impact to neighbouring amenity, 
highways considerations and standard of accommodation which are addressed below. 

Character of the area

(53) The surrounding area is predominantly residential. It is characterised by generously 
sized dwellings on relatively compact sites, with modest gardens and are grouped in small 
terraces and pairs of properties. The existing dwellings in the locality do not have a great deal 
of separation between them.  However the application site has a garden of significantly larger 
size. This garden land is also visible from a distance along the road and therefore the siting 
and design of the proposed dwelling with regard to character of the street scene is important 
in my opinion. 

(54) The proposed dwelling will in my opinion match the prevailing character of the locality 
by fronting the highway and respecting established building lines. The dwelling will not, in my 
opinion, have the appearance of a disproportionate addition in the street scene. The proposed 
garden to serve the new house will be of a similar size to those of nearby dwellings. The 
proposed dwelling will seek to replicate similar proportions to the immediately adjacent 
dwellings. Whilst it will be wider than the adjacent dwelling, no. 34, it is staggered in the same 
way as other properties and will not, in my opinion be incongruous in the street scene. 
Generally, in terms of design, I consider that the dwelling can easily assimilate into the street 
scene without appearing out of character. 

(55) The loss of the garden here will not result in an erosion of character as the 
development will be sympathetic to the location pattern. The proposal is not considered to 
affect a significant amount of garden and therefore is not considered to result in the significant 
loss of choice. In fact, the large side garden at the site is unusual but given its topography 
does not provide a particularly useable garden area which might provide a choice to house 
purchasers. The proposal will reflect the historic plot size and spacing between the buildings. 
The addition of one house is not, in my opinion, considered to be an over-development of the 
site.  

(56) I also consider that the proposed scheme is a significant improvement to that 
originally submitted for two dwellings on the site. The reduced scheme will now allow a good 
level of separation from the side boundary which will allow some visual separation in the 
street scene. This separation will help to ensure that the dwelling does not appear 
overbearing despite the prominent siting.  The proposal also allows for the maintenance of a 
side garden which will allow for the retention of planting in this location and retain the 
landscaped appearance at the end of this group of houses which is visible on the street 
scene. I consider that this is a positive feature. 



(57) I therefore conclude that the proposal will not have a harmful impact to the character 
of the area or the street scene. In relation to these particular matters the proposal complies 
with Policy DP7. 

Impact to neighbouring amenity

(58) The site is surrounded by residential dwellings. The impact to those most affected is 
considered below. 

(59) The neighbouring property which sits east of the site is a bungalow with dormer 
windows in the front roof slope. This neighbouring bungalow is set back from the application 
site. Despite this layout, the submitted block plan shows the corner of the neighbouring 
bungalow to be approximately in line with the front corner of the of the proposed dwelling, at a 
distance of some 22m. Therefore whilst the proposed dwelling will be visible from the 
adjacent bungalow, I do not consider that it will negatively affect amenity or outlook. I am of 
the opinion that the distance and the orientation will ensure that there will be no unacceptable 
loss of light or overshadowing. 

(60) The neighbouring house south of the site, on the opposite side of the bend in the 
road, sits at a lower ground level than the application site. Whilst the proposed dwelling will of 
course be visible from this property, it will not be directly facing the habitable windows. The 
closest corner of the proposed dwelling and the boundary of the neighbour would be 
separated by some 9m but the dwellings are off set so I consider this acceptable. The front 
windows of the proposed dwelling will, however, have some views of the side garden at the 
neighbouring dwelling, due to the difference in levels. This area has been fenced to create a 
private garden area and I consider it important to prevent any unacceptable overlooking. The 
internal configuration of the proposed dwelling has been designed so that the closest first 
floor window will serve a bathroom, allowing it to be obscure and therefore preventing 
overlooking. The approximate location of the mid-point of the first floor bedroom window will 
be set some 11m away from the boundary with this neighbour. I consider that given the 
difference in ground levels and to allow additional privacy, all habitable windows on the front 
elevation, at both first and ground floor, should be designed so as to direct views away from 
this neighbour. It is considered that this design feature will help to safeguard amenity and I 
would suggest that these details can be secured by condition [Condition 8]. 

(61) The proposed dwelling would project some 1.1m beyond the rear of no. 34. It is not 
considered that this difference in building lines will cause any significant harm as the 
proposed dwelling will be set in from the boundary by 2m. 

(62) There will be no detrimental impact in my opinion to the neighbours backing onto the 
site due to the normal separating distance between rear gardens. Other neighbouring 
dwellings will have greater separation between the proposed dwelling and therefore I am 
satisfied they will not be negatively impacted.  

(63) Overall, the proposal is not considered to negatively impact the residential amenity of 
nearby neighbours, satisfying another criterion of Policy DP7 in relation to the 
appropriateness of development on garden land.  

Parking and highway safety issues 

(64) The proposal will provide two parking spaces for the new dwelling; a garage and a 
space in front of it. The garage is part of an existing detached block. As both spaces will serve 
the same dwelling, the tandem parking is considered acceptable. It is asserted by the 
applicant that the garage has not been associated with any of the residential dwellings on the 
site since they were built. The applicant has confirmed that the garage is in the applicant's 
ownership.  

(65) I understand that not all the existing dwellings have allocated garages and that the 
garages were an optional 'extra' when the dwellings were originally built. Taking into account 
these circumstances, even though the proposed dwelling will be served by an existing 



garage, I do not consider that this will displace any other residents. The parking provision for 
the dwelling is therefore in compliance with the Council's parking standards. 

(66) For this reason, it is not considered that the proposed dwelling will significantly 
contribute to parking pressures or undermine highway safety. This also satisfies Policy DP7. 

Standard of accommodation 

(67) The dwelling will provide family sized accommodation. The bedroom sizes are 
generous and all exceed recommended sizes.  For the size of accommodation offered, the 
overall space will only be 3sqm less than that recommended by the National Space 
Standards. This is only a very nominal shortfall and on its own is not considered harmful. 

(68) Overall, I am satisfied that the habitable rooms will benefit from a good source of 
outlook and light. I consider the accommodation to be of an acceptable standard. The 
dwelling will be provided with a similar sized garden as those in the adjacent terraced houses.  
I am of the opinion that the proposed dwelling will provide good residential amenity for future 
occupiers, conforming to the requirements of Policy DP7.  

Any other matters

(69) Some representations have raised matters relating to ownership and rights of way. 
The applicant has confirmed that the submitted plans are correct and accurately show the 
application site and rights of way. It has been confirmed that all parts of the application site 
are in the applicant's ownership. As Members are aware land ownership is not a planning 
consideration but a matter for the parties concerned.   

(70) A representation raised concerns about what provisions would be in place to ensure 
that the proposed 2m hedge would be maintained at that height and that a type of shrub 
would be used to not grow in such a way as to cause nuisance. Unfortunately, the Council 
would not be able to impose any long-term maintenance conditions for such a modest 
development but a condition is recommended requiring approval of planting details [condition 
10]. 
 
(71) I do not consider that the request for yellow lines is related to the impacts of this 
development and consider that it would be unreasonable to impose a requirement on the 
development to provide these. Any conditions or obligations should be related to the 
development proposed and necessary to mitigate the impacts of that development. 

Affordable Housing

(72) There is no Policy requirement for affordable housing due to the location and as only 
one unit is proposed. 

FINANCIAL BENEFITS 

(73) Under section 75ZA of the Town and Country Planning Act officer reports to the 
Development Control Board are required to include a list of 'financial benefits' which are likely 
to be obtained by the authority as a result of the development. A 'financial benefit' must be 
recorded regardless of whether it is material to the Council's decision. Government advice is 
that the decision maker should consider whether it is a material consideration in the 
consideration of a planning application.

(74) In this particular case the following are the 'financial benefits' which I am aware of:
(75) Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of 
the proposed development and in this case a chargeable area of 99 square metres results in 
an estimated CIL liability of £19,800, which subject to indexation will be paid on 
implementation. As Members are aware the CIL money achieved from developments goes 
into a pot and must be used to fund infrastructure to support development in the area, this 
includes new schools and strategic junction improvements where the money will be paid to 



the authorities responsible for providing these services. I consider that this is a material 
consideration with regard to this proposal, as if the development were to commence, CIL 
monies received will assist in the delivery of infrastructure projects that supports local 
development.

(76) New Homes Bonus: is a grant paid by central government to local councils to reflect 
and incentivise housing growth in their areas. It is based on the amount of extra Council Tax 
revenue raised for new homes. Allocations are set by Government each year and so the 
amount of New Homes Bonus is not fixed for this proposal.  I consider this is not a material 
consideration with regard to the determination of the planning application.

HUMAN RIGHTS IMPLICATIONS

(77) 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

(78) 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.

CONCLUSION

(79) I consider that on balance the benefits of the proposal in providing development in a 
sustainable accessible location, in accordance with Policy CS1, which contributes to the 
variety of housing supply in the Borough outweighs the development of garden land which, as 
has been demonstrated above, does not amount to inappropriate development and does not 
result in significant harm and is therefore in accordance with emerging Policy DP7. 

(80) On balance, therefore the benefits of development outweigh the dis-benefits by 
providing a small site development providing a choice of new housing development coming 
forward by small local builders in a sustainable location. I consider therefore that the proposal 
is in accordance with the objectives of Policy CS10.   

(81) I consider that the proposed development is in accordance with Development Plan 
Policy, also guidance within the National Planning Policy Framework, and is thereby 
recommended for approval.  

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: EX105, PP102E, PP103C, PP104C, PP105C, PP109A, PP109D.

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

03 No development shall take place until the applicant, or their agents or successors in 
title, has secured the implementation of a watching brief to be undertaken by an 
archaeologist approved by the Local Planning Authority so that the excavation is 
observed and items of interest and finds are recorded. The watching brief shall be in 
accordance with a written programme and specification which has been submitted to 
and approved by the Local Planning Authority. 



03 To ensure that features of archaeological interest are properly examined and recorded.

04 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, for approval by, the Local Planning 
Authority. If during any works contamination is encountered which has not previously 
been identified, the additional contamination shall be fully assessed and an appropriate 
remediation scheme agreed with the Local Planning Authority. The details shall be 
implemented as approved.

04 To ensure that the risks from land contamination to both future users of the land and 
adjoining land are minimised.

05 Before any development, including demolition or enabling works, commences details of 
the proposed ground levels and finished heights of the rear and side garden, including 
differences in height as measured from within and outside of the site shall be submitted 
to and approved in writing by the Local Planning Authority and the development shall 
only be built in accordance with these details.

05 In order to secure a satisfactory form of development in the interests of the street scene 
and neighbouring amenity having regard to the sloping nature of the site.

06 Before development commences, details of the existing and proposed boundary fence 
and treatment, including the finish and appearance of any retaining wall, shall be 
submitted to and approved in writing by the Local Planning Authority. The proposed 
fence and boundary treatment, including any retaining wall, shall only be erected and 
finished in accordance with the approved details and maintained thereafter.

06 Details are required to assess the proposed visual impact.

07 Details of the proposed surface water and foul drainage and means of disposal shall be 
submitted to and approved in writing by the Local Planning Authority before 
development is commenced.

07 To ensure that the proposed development is satisfactorily drained.

08 Before development commences, details shall be submitted to and approved in writing 
by the Local Planning Authority showing mitigation design features to the windows on 
the front elevation to restrict the angle of view to the south west. The dwelling shall only 
be completed and maintained in accordance with the approved details.

08 In the interests of nearby amenity.

09 Prior to the erection of the dwelling 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.

09 To ensure that the development does not harm the character and appearance and 
visual amenity of the locality in accordance with Policy B1 of the adopted Dartford Local 
Plan and Policy DP2 of Dartford Development Policies Plan.

10 Prior to erection of the dwelling hereby approved, a landscaping scheme shall be 
submitted to and approved in writing by the Local Planning Authority. The scheme shall 
be implemented before the development is occupied, or of any phase of the 
development as may be agreed with the Local Planning Authority and shall thereafter 
be maintained for five years to the satisfaction of the Local Planning Authority. Trees 
and shrubs which die during this period shall be replaced.



10 In the interests of the visual amenity of the locality.

11 Due to the proximity of the site to residential properties surrounding the proposed site, 
it is recommended that during enabling, demolition and construction phase, the hours 
of working, including deliveries and collections to and from the site, shall be restricted: 

Monday to Friday 08:00 - 18:00
Saturday 08:00 - 13:00
No work on Sundays or Public Holidays

11 In the interests of protecting the amenity of nearby residential properties.

12 Prior to occupation of the development hereby approved, a contaminated land closure 
report shall be submitted to and approved by the Local Planning Authority.  The closure 
report shall include details of the proposed remediation works and the quality 
assurance certificates to show that the works have been carried out in full in 
accordance with the approved methodology.  This shall include photographic evidence.  
Details of any post remediation sampling and analysis to show the site has reached the 
required clean-up criteria shall be included in the closure report together with the 
necessary documentation detailing what waste materials have been removed from the 
site.

12 In the interests of safety and amenity in accordance with Policies DL1 and DL4 of the 
adopted Dartford Local Plan and/or the protection of Controlled Waters.

13 Notwithstanding the approved plans, details of the proposed refuse / store shall be 
supplied to and approved in writing by the Local Planning Authority before the 
development is occupied. The approved refuse details shall be implemented and made 
available prior to occupation and maintained thereafter.

13 To ensure that the development does not harm the visual amenity of the locality in 
accordance with Policy B1 of the adopted Dartford Local Plan and Policy DP2 of 
Dartford Development Policies Plan.

14 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 dwelling hereby approved without the prior written consent of the Local Planning 
Authority.

14 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.

15 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 alterations or enlargements shall be made to the  windows on the 
dwelling hereby approved, in terms of size, shape and siting without the prior written 
consent of the Local Planning Authority.

15 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.

16 The first floor window on the front elevation, serving the 'bathroom' as shown on the 
approved plans, shall be glazed and maintained at all times in obscure glass and be 
non-opening unless the parts of the window which can be opened are more than 1.7 
metres above the floor of the room in which the window is installed. Notwithstanding 



any internal configurations, no alterations shall be made to this window without the prior 
written approval of the Local Planning Authority.

16 To safeguard the privacy of adjoining residents in accordance with Policies B1of the 
adopted Dartford Local Plan. 

17 No enlargement to the dwelling hereby approved including it's roof, shall take place, 
whether or not permitted by virtue of Part 1 (Class A and B) of the Town and Country 
Planning (General Permitted Development) (England) Order 2015 (as amended), or in 
any other provision equivalent to that Class in any statutory instrument revoking and re-
enacting that Order, without the prior permission of the Local Planning Authority.

17 In the interests of the character of the locality and neighbouring amenity.

18 No development comprising of a building or enclosure, swimming or other pool required 
for a purpose incidental to the enjoyment of the dwelling house, or the maintenance, 
improvement or other alteration of such a building or enclosure, or a container used for 
domestic heating purposes for the storage of oil or liquid petroleum gas, shall take 
place within the curtilage of West Lodge whether or not permitted by virtue of Part 1 
(Class E) of the Town  and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended), or in any other provision equivalent to that Class 
in any statutory instrument revoking and re-enacting that Order.

18 In the interests of the neighbouring amenity.

19 Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended), the space and garage shown 
reserved for the parking of cars shall be used for or available for such use at all times. 
No development shall be carried out on the area of land or to preclude vehicular access 
thereto.

19 Development without provision of adequate facilities for the parking and garaging of 
motor vehicles is likely to inconvenience other road users and be detrimental to 
amenity.

INFORMATIVES

01 The applicant is advised to refer the comments from the Environment Agency and 
Thames Water.

02 The applicant should seek approval from Building Control in relation to the installation 
of a gas impermeable membrane.

03 There shall be no burning of waste materials on site during the demolition and 
construction period.

04 If the development is to include a security light or a lighting scheme, advice should be 
taken from The Institute of Lighting Engineers leaflet on Domestic Security, Lighting, 
Friend or Foe. Following these recommendations should avoid complaints at a later 
date of excessive lighting for which formal action can be taken.

05 New street name(s) and/or property numbers will be required for this development. 
Please apply as soon as possible as this process involves lengthy consultations. 
Please contact the Property Information Officer on: 01322 343434.

06 Thames Water will aim to provide customers with a minimum pressure of 10m head 
(approx 1 bar) and a flow rate of 9 litres/minute at the point where it leaves Thames 
Water pipes. The developer should take account of this minimum
pressure in the design of the proposed development.



07 If implemented, the development which is the subject of this notice is likely to be liable 
for a Community Infrastructure Levy (CIL) payment.  Persons with an interest in the 
land are advised to consult the CIL guide on Dartford Council’s Website 
(http://tnyurl.com/DartfordCIL) for information on the charge and any exemptions or 
relief, and to submit CIL forms 5: Notice of Chargeable Development and 6: 
Commencement Notice (available from www.planningportal.gov.uk/cil) to the Council 
before commencement to avoid additional interest or surcharges. If liable, a CIL 
Liability Notice will be sent detailing the charges, which will be registered as a local 
land charge against the relevant land.

http://tnyurl.com/DartfordCIL
http://www.planningportal.gov.uk/cil
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