
DEVELOPMENT CONTROL BOARD

14 June 2018

Reference: 18/00473/FUL Officer: Abigail Lavery

Location: 8 Bankside Close
Bexley
Kent
DA5 2HE

Proposal: Demolition of existing garage and erection of a single storey rear extension, 
two storey side extension, provision of a dormer window in rear elevation, roof 
lights in front elevation in connection with providing additional room in the roof 
space and erection of a detached outbuilding in rear garden

Applicant: Mr & Mrs Jay Vera

Agent: HP Design Studio/Mr S Bogle

Parish / Ward: Wilmington Parish Council / Joydens Wood

RECOMMENDATION:

Approval

SITE DESCRIPTION

(1) The site is located in a residential cul-de-sac and contains a semi-detached property. 
The front curtilage is hard surfaced and a set of steps leads up from street level to the front 
porch as the house is slightly elevated. 

(2) The house has a long rear garden to a depth of approximately 25 metres. This is 
bordered to the south-west by a public footpath, however owing to the relatively high walls and 
fences to the rear of these gardens, the rear of the property remains quite private and obscured 
from public view. The gardens of these properties have a gradient which slopes upward away 
from the house. 

(3) The property has previously been extended in the form of a flat roofed two storey side 
extension, rear conservatory and small front porch. The property also had an attached garage 
to the side which has recently been demolished.

(4) The neighbour to the south-east - No.10 Bankside Close has an existing two storey 
side and single storey rear extension. The side extension has had its front walls set back and 
is stepped down from the main ridgeline.

(5) To the north-west the attached neighbour - No.6 Bankside Close also has a two storey 
side extension and single storey rear additions. 

THE PROPOSAL

(6) The proposal is for a two storey side and single storey rear extension with a dormer 
window in the rear elevation and roof lights in the front elevation. The existing conservatory is 
to be removed and a new conservatory attached to the rear of the new single storey rear 
extension. A detached outbuilding is also proposed at the far rear of the garden.



(7) The proposed side extension will have its front wall set back approximately 0.35 metres 
at the point where they join the host dwelling. This will be approximately in line with the front 
walls of the side extension to No.10. The roof will be stepped down from the main ridgeline and 
the pitch will match and tie in with the main roof.

(8) The rear dormer window will be set down from the ridgeline and away from the eaves 
and would occupy approximately half the width of the extended roof. The dormer and roof lights 
will provide an additional room in the roof space. 

(9) The single storey outbuilding will be located at the far rear of the property and is labelled 
as storage. The building will have a mono-pitched roof and two sets of doors. There are no 
other windows or openings proposed in the building.  It would have a maximum height of 2.797 
metres and its width would span the width of the garden at 8 metres.  It would have a depth of 
3 metres.  

(10) The proposal includes demolition of the side garage. I note that this has already been 
demolished and as such this element of the proposal is retrospective.

(11) The proposal has been amended so that the rear dormer is set down from the ridge of 
the main roof, the conservatory is reduced in height and set away from the boundary by 0.3m.  
The site layout plan has been amended to show a parking spaces at the front of the site and 
we have received a section drawing to show the ground level of the proposed outbuilding in 
relation to the main dwelling. 

RELEVANT HISTORY

(12) The property was built in the 1960s and permission was granted for the existing flat 
roof two storey side extension in the 1980s:

- 81/00399/FLA1 - Two Storey Side Extension 

COMMENTS FROM ORGANISATIONS

(13) Wilmington Parish Council - objects to the application on the grounds that the 
demolition of the garage will result in the loss of a parking space within the property's curtilage 
resulting in on-street parking pressure.

NEIGHBOUR NOTIFICATION

(14) Neighbours were consulted on the proposal in April 2018. I have received revised 
drawings with amendments as set out at paragraph (11) above. The changes are relatively 
minor and should have a lesser impact on neighbour amenity than the original plans. A 
neighbour re-consultation has not therefore been necessary.  

(15) Two objections were received from surrounding neighbours and two neighbours have 
made comments neither supporting nor objecting to the proposal. The objections are 
summarised below. 

(16) No.6 Bankside Close, the attached neighbour to the northwest objects to the additional 
depth of the rear conservatory. He notes that this will "tower over" their fence panels and create 
a sense of enclosure and have a negative visual impact. He is also concerned that the 
overbearing impact will reduce light to their conservatory.

(17) The neighbour to the southeast, No.10 Bankside, has submitted comments neither 
objecting to nor supporting the application. This neighbour is concerned about the front walls 
of the side extension. They themselves have a similar addition and seek clarification that the 
proposed extension will be similarly set back so as to prevent any obstruction to the views from 
their front windows. (For clarity - this setback has been provided on the revised plans which 
show the proposed front walls in line with the front walls of No.10's extension). 



(18) No.4 Bankside Close which is located within the same cul-de-sac objects on the 
grounds that the parking situation in the area will be worse. She also notes that the plans are 
"vast".

(19) No.12 Bankside Close has submitted comments neither objecting to nor supporting the 
application. He states that the garage has recently been knocked down and blocks delivered. 

RELEVANT POLICIES

(20) The Dartford Core Strategy and the Dartford Development Policies Plan form the 
Dartford's Development Plan and the application should be determined against this unless 
material considerations indicate otherwise.  The relevant policies are set out below:

(21) Adopted Dartford Development Policies Plan 2017
DP1: Presumption in favour of sustainable development
DP2: Good Design
DP5: Environmental and Amenity Protection
DP7: Borough Housing Stock and Residential Amenity

(22) Dartford Parking Standards Supplementary Planning Document 2012

(23) The NPPF is also a material consideration. 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."

COMMENTS

Key Issues

(24) I consider the key issues to be impact of the proposal on neighbour and visual amenity. 
Parking is also a consideration.

Neighbour amenity 

(25) The two storey side extension will replace the existing addition located adjacent to the 
side extension at No.10 Bankside Close. The front walls will be set back in line with the 
neighbour's extension. At present No.8 has a side extension with a flat roof design which is set 
far back from the front elevation. The new design will, in many ways, mirror the design of 
No.10's extension.  I do not consider therefore that there would be any detrimental impact on 
the residential amenities of no. 10 Bankside Close as a consequence of the proposed side 
extension. 

(26) The proposed single storey rear extension will be brick built with a mono pitched roof 
to a depth of approximately 3 metres. The new conservatory would be attached to the new brick 
built extension resulting in a total projection of 5.7 metres close to the boundary with No.6 
Bankside Close - the attached neighbouring property. I note that No.6 has an existing rear 
conservatory with an approximate depth of 2.7 metres. The resultant proposed projection past 
the neighbour's extension will be approximately 3 metres. This accords with guidance in the 
preamble to adopted policy DP7 which states that extensions to the rear of semi-detached 
properties should be limited to a depth of 3.5 metres within 1 metre of a common boundary. 
This guidance is applied flexibly in situations where a neighbouring property has an existing 
rear extension.  The impact on the rear elevation of the neighbour's extension and the area 
immediately to the rear of the extension becomes the key consideration.  Therefore the 
guidance allows for a projection of 3.5 metres past the rear elevation of a neighbours extension.  
In this case, the extension would project 3 metres past the rear elevation of the neighbour's 
extension, 0.5m less than the maximum allowed.  I would also highlight the fact that the 
conservatory is to be set in approximately 0.3 metres from the shared boundary in order to 
further reduce any potential impact on this neighbour. 



(27) I have also considered the fact that No.8 is located to the south east of No.6 and as 
such the proposed rear extension will not result in any loss of late afternoon or evening sun to 
the rear garden and patio area. 

(28) The single storey rear extension will be very similar in depth and form to the existing 
single storey rear addition at No.10. As such the amenities of this neighbour will not be harmed.  

(29) The proposed dormer will replace the existing roof light in the rear elevation which 
currently serves a small loft room. This will feature 2 clear glazed windows which will have a 
similar outlook to the existing first floor windows and roof light in the dwelling. The proposed 
windows will be located around 27 metres from the boundary with the closest neighbour to the 
rear at Chalet Close. This distance, the public footpath and substantial screening between the 
properties will prevent any harm to neighbour amenity by overlooking. I also note that these 
properties at No.8 Bankside sit at a lower level than those at Chalet Close owing to the lie of 
the land, thereby limiting the overlooking impact further. 

(30) The roof lights proposed in the front elevation will be a minimum of 17 metres from the 
properties opposite. This distance respects the established relationship with facing windows in 
the street. They also sit high up in the roof slope and are likely to be above the average internal 
eye level.  

(31) A single storey outbuilding is proposed at the far rear of the garden for storage 
purposes. The building will be separated from properties to the south by a public footpath and 
would be a minimum of 20 metres from the rear of the properties in Bankside Close.  I consider 
that this separation distance as well as the fences, vegetation and outbuildings close to, and 
along, the boundaries of the property would limit any overlooking impact. I have no reason to 
believe that this modest storage room would result in harm to neighbour amenity in this location.

(32) I have carefully considered the impact on neighbours. Overall, based on my 
assessment of the site and review of neighbour objections, I am satisfied that the proposal will 
have an acceptable impact in this location and will not harm neighbour amenity by way of 
overlooking, overbearing, or overshadowing. This is compliant with Policies DP5 and DP7 of 
the Dartford Development Policies Plan as the material impacts proposed are acceptable and 
existing residential amenity will not be harmed.

Visual Amenity 

(33) The proposed side extension will be very similar in terms of form and design to the 
existing addition at No.10 Bankside Close. I also note that Nos. 12 and 6 Bankside Close have 
similar side extensions. As mentioned above the front walls of the side extension are to set 
back approximately 0.35 metres at the point where they join the host dwelling and in line with 
the neighbour's addition. Although this setback is not as deep as recommended in the guidance 
contained in the preamble to adopted policy DP7 (ideally 0.45m). The reason for this setback 
is to retain the identity of the existing dwelling and ensure that the extension remains 
subservient.  I am of the view that the setback of 0.35m would achieve the aim of this policy 
guidance and I am also mindful that this would match the setback of the adjacent dwelling.  

(34) The side extension will have a recessed ridgeline and the design of the roof will match 
and tie in with the property's main roof. This is in accordance with guidance in the preamble to 
policy DP7. If Members are minded to approve the application then a condition [4] is 
recommended for the permission that matching materials are used in order that the extension 
does not result in a harmful visual impact for the host dwelling and surrounding properties.



(35) The rear dormer window occupies less than half the width of the extended roof slope, 
would be set back from the eaves and down from the ridgeline. This is in accordance with 
guidance in the preamble to policy DP7. Partial views of the dormer will be afforded from a 
public footpath which borders the site to the southwest however owing to the sloping gradient 
of the gardens the house is at a lower level than the footpath thereby lessening the prominence 
of the proposed addition in my view. I also note that the fences on the rear boundaries are 
relatively high as such the roofs of the properties at Bankside Close are not immediately obvious 
to users of the footpath. Having visited the site and viewed the property from this footpath I also 
highlight that there is a rear dormer at Spurrell Avenue which can be seen from the same 
vantage point. The result is that the proposed dormer will not be an alien feature within the 
surrounding area and would not have a harmful visual impact on the street scene in my view.

(36) The drawings which were initially submitted showed the dormer sitting almost on the 
ridgeline. At officer request the applicant agreed to reduce the size of the dormer so that it is 
set down from the ridgeline in accordance with policy guidance.

(37) In terms of the roof lights proposed in the front elevation these are often inserted as a 
permitted development operation however permission is sought as part of this scheme. Given 
their high level and limited projection from the face of the roof these will not result in harm to 
the visual amenities of the area in my view.

(38) In terms of the proposed outbuilding these are are relatively common in the rear 
gardens of these properties and it is therefore in keeping with the surrounding pattern of 
development in this location. Its location at the far rear of the garden is such that there will be 
no harm to the street scene in this location in my view.

(39) A comment was made by a neighbour as to the "vastness" of the plans. I consider that 
the side and rear extensions are in keeping with the surrounding form and size of extensions in 
the immediate vicinity. I also note that the dormer window will expand the small loft room to a 
usable bedroom. The additions will also not greatly reduce the external amenity space provision 
for the dwelling. I am therefore satisfied that the extensions are of an appropriate scale to the 
property and do not represent an overdevelopment of the site.

(40) Overall, I am of the view that the proposal will represent an improvement in the overall 
design of the dwelling. The flat roofed side addition and garage are not sympathetic to the 
property and the proposed extension will be much more in keeping with the surrounding side 
extensions.

Parking 

(41) The property is a four bedroomed house. According to Dartford's adopted parking 
standards a property of this size south of the A2 should provide 2 allocated spaces. At present 
it is possible to park a car within the front curtilage at an angle to the footway. Whilst this is not 
ideal it is relatively common in this street where many of the properties have quite short 
frontages.
 
(42) The existing garage, which has already been demolished, was not deep enough or 
wide enough to qualify as a parking space in accordance with the adopted parking standards. 
Therefore the loss of the garage does not represent the loss of a usable space. A parking space 
can also be provided within the property's curtilage in front of the proposed side extension and 
this is shown on the revised plans. The proposal would therefore have 2 parking spaces and 
the proposal would not result in the net loss of a parking space and I note that the proposal 
would not increase the number of bedrooms within the property.  Therefore the parking demand 
and the parking provision at the property would remain the same.  

(43) There are no parking restrictions within the cul-de-sac and as such there is also some 
availability in the surrounding streets for additional parking.



(44) I am convinced that the parking arrangements are sufficient for the proposal and that 
the extensions will not result in harm to the existing parking situation in the vicinity.

(45) I recommend a condition [3] that the parking space at the property is provided and 
retained should members be minded to approve the application.

Other Issues

(46) I would note that the agent for the application has provided additional details and 
drawings as requested by planning officers providing further clarification of the works which has 
been helpful in the determination of the proposal.

HUMAN RIGHTS IMPLICATIONS

(47) 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

(48) 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 AND REASONS FOR RECOMMENDATION

(49) I am satisfied that the proposal is appropriate in terms of neighbour and visual amenity 
and also parking. I consider that the scheme is compliant with the relevant policies of the 
Dartford Development Policies Plan (2017) as described above. I have considered all matters 
put before me in reaching this decision. I therefore recommend that the proposal be approved 
subject to the conditions set out below. 

RECOMMENDATION:

Planning permission is granted, for the reasons set out in the report, subject to the following 
conditions

Conditions:

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: Location Plan dated March 2018; A-004A; A-005A; A-006A; A-007A; A-
008A; A-009; A-009A & A-010

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

03 The car parking space and means of access shown on the approved plans shall be 
provided prior to occupation of the extensions 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 2015 or not, shall be carried out on 
that area of land or to preclude vehicular access thereto.

03 To ensure the permanent retention of satisfactory car parking facilities in accordance 
with the Local Planning Authority's standards and Policies DP2 and DP4 of the adopted 
Dartford Local Plan.



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 DP2 of the 
adopted Dartford Local Plan.
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