
DEVELOPMENT CONTROL BOARD

12 July 2018

Reference: 18/00556/FUL Officer: Abigail Lavery

Location: 9 Princes Road
Dartford
Kent
DA1 3HJ

Proposal: Demolition of existing detached dwelling and erection of a detached 4 bedroom 
house with associated parking and bin stores

Applicant: Mr Michael Kin

Agent: David Atkins

Parish / Ward: Un-Parished Area Of Dartford / Heath

RECOMMENDATION:

Approval

SITE DESCRIPTION

(1) The site is a residential property located on the eastern side of Princes Road, set back 
from the carriageway and well screened from view by a row of trees to the front of the site. It 
has a total area of approximately 480 square metres and contains a detached bungalow which 
is accessed via a shared driveway serving both No.9 and No.11 Princes Road. The shared 
driveway runs between the flank elevations of these properties. 

(2) The front of the site is hard surfaced for parking and to the rear there is a modest 
garden. The garden contains a patio immediately adjacent to the rear of the property and a 
hard standing area which has been used for parking. The remainder of the garden is laid to 
lawn, albeit this is currently somewhat overgrown.  The rear boundary consists of a close 
boarded fence and a row of high trees and the side boundaries are lined with close boarded 
fencing with a short section of brick wall between No.9 and No.11. 

(3) The site is bordered on either side by two storey houses. No.7 (to the west) is extended 
in the form of a two-storey side extension, single storey rear extension and a rear dormer 
window. No.11 (to the east) has a single storey rear extension and a loft conversion to the side 
of the roof slope. The ground level of the application is the same as that of the adjacent 
properties. 

(4) The property shares its rear (northern) boundary with No.237 Dartford Road. This is a 
two storey detached property with a two storey rear extension. 

THE PROPOSAL

(5) The proposal is to demolish the existing single storey bungalow which has an 
approximate footprint of 75 square metres and replace it with a two-storey house with a footprint 
of 110 square metres.

(6) The house will have an approximate depth of 12.5 metres and a width of 9.3 metres. 
The proposed eaves height is approximately 4.9 metres and the ridge height is to be 
approximately 8.2 metres.  



(7) The front elevation will feature 2 double storey gables incorporated into the main roof, 
which has a hipped design, with the main entrance in the centre of the house. Bi-fold doors are 
proposed to the rear elevation opening onto a patio area. 

(8) The hard standing to the front is to be retained for parking and refuse and recycling 
containers have been indicated on the proposed plans.

RELEVANT HISTORY

(9) There is an extant permission (DA/17/00127/FUL) on site to raise the height of the roof 
to form a two storey property with a single storey rear extension.

(10) The Council does not have a record of when the property was built however I can see 
from aerial photography that the property was in situ in the 1940s.

COMMENTS FROM ORGANISATIONS

(11) Kent Highways - no observations

(12) Environmental Health - recommend some conditions for the application if it is granted 
approval. These are in relation to: electric vehicle charging, restricted working hours and a 
scheme for control of noise, vibration and dust. 

NEIGHBOUR NOTIFICATION

(13) Neighbours were consulted on the proposal in May 2018. I have received additional 
drawings which provide clarification of some details including the existing and proposed levels 
across the site. There is a minor amendment which should have a lesser impact on neighbour 
amenity than the original plans. A neighbour re-consultation has not therefore been necessary.

(14) Objections were received from 2 neighbouring properties. These are summarised 
below. 

(15) No.237 Dartford Road, the neighbour to the north which shares its rear boundary with 
the site has objected on the following grounds:

- The proposed development will be detrimental to their privacy and light
- Greater noise due to bigger accommodation 
- Impact on wildlife 

I note that other issues were mentioned which are not material planning concerns.

(16) No.11 Princes Road, the neighbour to the south east, which shares an access from the 
main road with No.9 has objected for the following reasons:

- Overdevelopment of the site
- Overbearing visual impact of the proposed house due to height and projection
- Outlook affected
- Will affect the enjoyment of their property

Other issues were mentioned including the impact on the shared side access which leads to 
the rear of their properties. 

RELEVANT POLICIES

(17) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 2017 and 
the Kent Minerals and Waste Local Plan 2016 form the Dartford's Development Plan and the 
application should be determined against this unless material considerations indicate 
otherwise.



(18) Adopted Dartford Core Strategy adopted 2011
CS1: Spatial Pattern of Development 
CS10: Housing Provision 
CS11: Housing Delivery 
CS17: Design of Homes
CS18: Housing Mix

(19) Adopted Dartford Development Policies Plan 2017
DP1: Presumption in favour of sustainable development
DP2: Good Design
DP3: Transport Impacts of Development 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection 
DP6: Sustainable Residential Location 
DP7: Borough Housing Stock and Residential Amenity
DP8: Residential Space and Design in New Development

(20) Dartford Parking Standards Supplementary Planning Document 2012

(21) 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

(22) I consider the key issues to be impact of the proposal on visual and neighbour amenity, 
suitability of the site for a 4 bedroom house and also parking and highway safety issues.

Visual amenity 

(23) The proposed dwelling will be similar to its neighbours in terms of scale; it will have an 
approximate height of 8.2 metres and the agent has provided a plan (at officer request) which 
shows the relationship between the new house and these neighbours. At present the site 
contains a modest bungalow which is bordered on either side by two storey houses therefore 
a two storey house in this location is an acceptable proposal in principle. The ground level of 
the property would not be altered and so the new dwelling would relate well to the adjacent 
dwellings in my view.  

(24) I also note that the property is very well screened from the main road by dense trees 
such that it would not be prominent in the street scene. Moreover, the design of the proposed 
dwelling would be in-keeping with the mix of house designs and styles in the area and its hipped 
tiled roof would help it to reflect the predominant roof form in the area.  

(25) Based on the surrounding pattern of development, scale of the proposed dwelling and 
its design as well as the existing screening, I am of the view that the dwelling will have an 
acceptable impact on the visual amenities of the locality in accordance with policy DP2 of the 
adopted Local Plan.

Neighbour amenity 

(26) The proposed house will replace the existing bungalow at a larger footprint resulting in 
a greater rear projection of approximately 4 metres.   It would have an eaves height of 4.9 
metres where the roof is pitched to a height of around 8.2 metres. Based on the site plans 
provided the flank wall of the dwelling is not proposed to be any closer to No.11 Princes Road 
and therefore a space of approximately 1.6 metres will be retained between this wall and the 
boundary line.  



(27) The house will project approximately 5.5 metres past the rear of no. 11's rear extension 
with a gap of 1.6 metres retained between the shared boundary and the new house and a gap 
of 2.6 metres retained between the new house and the flank of no.11 Princes Road. It will also 
be located to the north west of No.11 and as such there will not be any reduction in daylight as 
a result of the proposal. I do note that there may be some reduction in evening sun to part of 
the rear garden but nothing which could be considered detrimental to their amenities. 
I consider that this gap and relationship with no. 11 will ensure that the proposed dwelling would 
have no undue overshadowing or overbearing effect on that neighbouring property.  

(28) There is one small window proposed in the side elevation of the new property which 
will serve a bathroom and as such, if members are minded to approve the application, I will 
recommend a condition that this is an obscure glazed, top hung fanlight which will prevent any 
overlooking of the adjacent property. 

(29) The first floor window in the rear elevation of No.11 which is closest to the proposed 
house serves a bathroom and the first floor window in the side elevation serves a hallway. 
These windows are not afforded the same level of protection as a habitable room. There is a 
ground floor window in the side of No.11's rear extension, its current outlook is a flank wall and 
therefore its view will not be harmed. It is also a window in an extension, and does not warrant 
the same protection as an original window. There is also a small obscure glazed window in the 
side elevation at ground floor level. I am convinced that the proposal will not result in harm to 
neighbour amenity in respect of these windows which all serve non-habitable rooms or are 
located in an extension.

(30) Discussions have taken place with the neighbour on site and I would note that the 
outlook from No.11's rear garden will be different than at present due to the siting of a two storey 
house in place of a bungalow. However a different relationship with the neighbouring property 
does not mean that it will be harmful to their amenities. 

(31) No.7 Princes Road is the neighbour to the east. This property is a two storey semi-
detached house with a two storey side extension and single storey rear extension. The flank 
wall of the proposed house will be set in 2 metres from the boundary with this property and will 
have an additional rear projection of approximately 2.5 metres. Given the separation distance 
and the existing extensions to no. 7, I do not consider that there would be any undue 
overshadowing or overbearing effect introduced.  

(32) There is a first floor window proposed in the new flank elevation facing no. 7 which will 
serve a bathroom and as such, if members are minded to approve the application, I will 
recommend a condition that this is an obscure glazed, top hung fanlight which will prevent any 
overlooking of the adjacent property. There is also a door proposed in the side elevation facing 
No.7, however as this will be at ground floor level I am not concerned that it will have a negative 
impact. Based on the above I consider that the proposal will not harm the amenities of this 
neighbour.

(33) No.237 Dartford Road, which shares its rear boundary with the site, is a detached 
house with a two storey rear extension. The proposed rear elevation of the new house will be 
approximately 26 metres from the rear elevation of the extension to No.237. Due to the rear 
extension to No.237 these windows are somewhat closer to the site than the windows in the 
original rear elevation. I consider that the separating distance, even with the existing extension 
in situ, reflects the established relationships between existing facing properties in this area. 
Also, the new dwelling itself will have a rear garden with a depth of around 12 metres.  Having 
visited the site and No.237 Dartford Road my impression of the proposed house is that it will 
have a similar view of No.237 to its neighbours No.7 and No.11, and while it will be directly 
opposite I cannot see that it would result in an unacceptable reduction in the privacy currently 
afforded to No.237. 



(34) I would add that at present there are high and dense trees on the boundary between 
No.237 Dartford Road and No.9 Princes Road. However, due to the separating distances 
between the properties I do not consider that this screen is necessary and being of a certain 
height these trees could potentially cause a loss of sunlight to the rear garden of No.237. 
Therefore I do not see it necessary that these trees are retained for privacy reasons. 

(35) Having visited the neighbouring properties which have submitted letters of objection 
and the site itself I am convinced that the proposal will not result in harm to neighbour amenity 
in accordance with policies DP5 and DP7 of the adopted Local Plan. 

(36) Given the fact that the proposed new dwelling would extend beyond the rear elevation 
of both neighbouring properties, I consider that the removal of permitted development rights for 
any further extensions to the property and/or outbuildings is justified and reasonable.  This is 
necessary to safeguard the amenities of the adjacent properties and would allow careful 
consideration of the impact on them should a planning application be submitted in the future.  

Suitability of the site for development 

(37) I do not consider it necessary to discuss the Council's housing policies in relation to the 
windfall nature of the site as the site is currently in residential use with one unit of housing being 
replaced by another unit. A review of the benefits or disbenefits of housing on the site is 
therefore not necessary - the windfall policies are not engaged.

(38) I consider that the site is large enough to accommodate a property of this size, this is 
based on the ability of the site to accommodate more than adequate parking, a garden of a size 
comparable with that of surrounding gardens and, as discussed above, its appropriateness in 
terms of visual and neighbour amenity.

(39) The internal space would comply with Nationally Described Space Standards in line 
with Policy DP8. I consider that the quality and size of private amenity space is adequate to 
ensure that the property provides a good living environment for future residents.  

Parking and highway safety

(40) The proposed site plan shows that there will be provision for at least three allocated 
parking spaces on site with adequate turning space provided. This accords with the 
requirements of Dartford's adopted parking standards which requires 2 spaces for properties in 
this suburban area north of the A2.  The access onto the main road is already in situ and has 
long been in use. As a result I consider that the proposal is appropriate in terms of highway 
safety. 

Other issues 

(41) One neighbour has objected to the impact of the proposal on local wildlife. The footprint 
of the dwelling would be extended only slightly to the rear relative to the plot and is therefore 
unlikely to encroach on any valuable wildlife habitat. The rear garden would continue to provide 
a 'green' space which would provide wildlife with opportunities for feeding and nesting etc.  
Importantly, its habitat value would not be reduced.  

(42) With regards to the neighbour's concern about the proposed dwelling impacting on the 
shared driveway between the properties, I would note that the proposed flank elevation would 
not encroach any further onto this shared drive than the existing bungalow does.  I would also 
note that this is a civil matter and not a material planning concern as there would be ample 
parking to the front of both properties without needing to rely on the shared drive. The 
application had originally shown a fence along the boundary of the application site which would 
have divided the shared drive.  I have received amended plans to remove the fence.  Its removal 
would ensure that vehicular access can be retained to no. 11.  Although, I would stress that any 
further concerns that the neighbour might have in respect of the shared access would be solely 
a civil matter and not relevant to the planning application.  



(43) In terms of the conditions recommended by Environmental Health, I do not see that the 
electric vehicle charging condition is necessary as, being a single dwelling, the owner can 
choose to install this quite easily if and when they require it in future and the dwelling is not 
within an Air Quality Management Area. The working hours condition and scheme for the control 
of dust is justified as they will limit disturbance to neighbours at this small scale development.

FINANCIAL BENEFITS 

(44) 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.

(45) In this particular case the following are the 'financial benefits' which I am aware of:

Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of 145 square metres results in a 
CIL liability of £33,732.22 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. Work on a mechanism for Member's to allocate available CIL monies 
to infrastructure is currently in progress.  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.

(46) 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

(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 have reviewed the proposal in light of the relevant policies of the Dartford 
Development Plan, considered comments from neighbours and consultees and visited both the 
site and the objecting neighbours. As a result of the above I conclude that the proposal is 
appropriate in terms of the perceived key issues of neighbour and visual amenity, parking and 
highway safety issues and suitability of the site for the development. I therefore recommend 
that it be approved subject to the conditions 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: site location plan, DAR/18025/P 1 of 2, DAR/18025/P 1 of 3 (received 
05.06.2018), DAR/18025/P 2 of 3 (received 20.06.2018), DAR/18025/P 3 of 3 (received 
05.06.2018)

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

03 Before commencement of the development (with the exception of demolition) beyond 
slab level, details 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.

03 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 DP2 of the 
adopted Dartford Local Plan.

04 No construction work shall take place on the site outside the hours of 0800 to 1800 
Mondays to Fridays inclusive, and 0800 to 1300 on Saturdays with no working on 
Sundays and Bank Holidays, unless otherwise agreed in writing with the Local Planning 
Authority.

04 To protect the amenities of the residents of nearby dwellings in accordance with Policy 
DP5 of the adopted Dartford Local Plan.

05 Before commencement of any building operations on site (including demolition), a 
scheme for the control of dust shall be submitted to and approved by the Local Planning 
Authority. Upon commencement of the development, work shall be carried out in 
accordance with the approved scheme.

05 To protect the amenities of the residents of nearby dwellings in accordance with Policy 
DP5 of the adopted Dartford Local Plan.

06 The ground levels of the site shall be unaltered for the purposes of the new dwelling 
hereby approved, unless otherwise agreed in writing by the Local Planning Authority 
which shall only be forthcoming following the submission of a detailed drawing showing 
the finished floor level of the new dwelling compared with the existing ground level AOD.

06 To ensure that the ground level for the new dwelling is unaltered in the interests of visual 
and residential amenities in accordance with Policies DP2, DP5 and DP7 of the adopted 
Dartford Local Plan.

07 The 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) Order 2015 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto.

07 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.



08 Notwithstanding the provisions of the Schedule 2, Part 1 Class A,  of the Town and 
Country Planning (General Permitted Development) Order 2015 (or any order revoking 
and re-enacting that Order) no extensions, or alterations, shall take place without the 
prior written permission of the Local Planning Authority.

08 Due to the relationship of the houses any further development may have a harmful impact 
on neighbouring residents and this enables the Local Planning Authority to consider any 
further development on its merits, having regard to the amount of development already 
permitted on the site and in accordance with Policy DP2 of the adopted Dartford Local 
Plan.
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