
DEVELOPMENT CONTROL BOARD

8 November 2018

Reference: 18/01044/REM Officer: Mrs Emma Eisinger

Location: St Marys Church Hall
Church Hill
Stone
Kent
DA9 9BP

Proposal: Submission of reserved matters relating to access, appearance, landscaping, 
layout and scale pursuant to condition 1 of outline planning permission 
DA/14/01805/OUT for demolition of existing hall and erection of 4 x 3 bedroom 
and 2 x 2 bedroom apartments with communal parking, storage and amenity 
spaces

Applicant: Shenstone Development UK LTD

Agent: TAD Planning/Mrs T Dixon

Parish / Ward: Stone Parish Council / Stone

RECOMMENDATION:

Approval of Details

SITE DESCRIPTION

(1) This 0.11 hectare site consists of a 19th century former school building, last used as a 
church hall, which has had a single storey rear extension with a flat roof, possibly from the 
1960's. Whilst the extension is a poor quality rendered addition, the original building is a much 
more pleasant structure, built of flint with brick in places and a tiled roof with a high ridgeline of 
7.65m.

(2) The land to the rear of the site is disused and as a consequence overgrown. To the 
front there is parking for about 10 vehicles. Mature trees and vegetation line the boundaries of 
the site, and as a result views of the existing building are relatively limited from the surrounding 
area that is predominantly residential with the majority being built in the 1950s.

(3) The site is the subject of a Tree Preservation Order (No.2 2010). This was made 
following the submission of the first set of plans to redevelop the site and covers 4 individual 
trees (a Horse Chestnut, Lime and two Sycamores) that are within close proximity to the 
western boundary of the site that adjoins Church Hill.

THE PROPOSAL

(4) This is an application for the approval of reserved matters in respect of access, 
appearance, landscaping, layout and scale following the approval of an outline planning 
application ref: 14/01805/OUT.  This outline approval is for the demolition of existing hall and 
erection of 4 x 3 bedroom and 2 x 2 bedroom apartments with communal parking, storage and 
amenity spaces.  

(5) The reserved matters proposal is for a three storey building with the second floor 
contained within the roof space.  The building will contain 6 flats comprising 4 no. 3 bedroom 
flats and 2 no. 2 bedroom flats.  The 2 no. 2 bedroom flats would be provided within the roof 
space whilst the 3 bedroom flats would be provided at ground and first floor.  



(6) The site layout shows that the building would be positioned slightly further to the north 
than was shown on the indicative outline plans.  The building would have a pitched roof with 
dormer windows in the north, south and west roof slopes.  The plans show that the first and 
second floor windows within the east facing elevation would be obscure glazed in accordance 
with condition (13) of the outline permission.  Details and samples of finishing materials are 
required to be provided under condition (4) of the outline permission but the elevations indicate 
that there would be a section of flint at the base of the elevations, brick and tile hanging to the 
elevations and a tiled roof.  

(7) The plans show that there would be a total of twelve parking spaces provided to the 
south of the building which complies with the requirements of condition (14) of the outline 
permission.  A bin store and cycle store are also shown on the plans and would be provided 
close to the eastern boundary.  These buildings would be single storey with pitched roofs.  A 
very short length (2.5m) of retaining wall would be required across the back of parking space 
no. 9 at the southeast corner of the site.  This would be an approximate height of 1 metre.

(8) There would be an area of communal amenity space of approximately 40 sq.m to the 
north of the building.  Three of the protected trees would be retained with one Lime removed.  
This removal was established under the outline permission because of its poor condition.  
Additional tree and shrub planting is proposed around the boundaries of the site. 

(9) The scheme has been amended to reduce the height of one part of the roof which 
looked too tall and bulky.  At the request of Officers, the cycle parking has also been included 
on the layout plan and the first and second floor windows within the east facing elevation have 
been indicated to be obscure glazed so as to limit the potential for this requirement to be missed 
during construction.  

RELEVANT HISTORY

(10) A separate outline planning application (reference: 18/00913/OUT) is currently pending 
determination for the demolition of the existing church hall and erection of 4 No. 3 bedroom and 
2 No. 2 bedroom apartments with communal parking, storage and amenity spaces.  This was 
submitted by the PCC St Mary the Virgin Stone, the current owners of the site, on 18th July 
2018.  From speaking with the planning agent for that application, it is clear that the submission 
is motivated by the requirement to ensure that there is an extant outline permission for the 
development of the site for land sale purposes and was prompted by the fact that the 
submission of the reserved matters details pursuant to 14/01805/OUT was required before 25th 
August 2018.  The current reserved matters application is submitted by the future owners of the 
site and has effectively kept the original outline permission alive.  The outline application 
submitted by the church is on hold pending the outcome of the reserved matters application 
and can be withdrawn if the reserved matters are approved.  

(11) The original outline planning permission was approved under reference: 14/01805/OUT 
on 25th August 2015.  This granted permission for the demolition of the existing hall and 
erection of 4 x 3 bedroom and 2 x 2 bedroom apartments with communal parking, storage and 
amenity spaces. As part of this application, a Section 106 agreement was attached to this 
permission to ensure that a new replacement church hall was built within the grounds of the 
church located approximately 128 metres to the east of the application site.  Planning 
permission for this new church hall was approved under reference: 14/01806/FUL and I 
understand that the foundations of this hall have already been laid thereby fulfilling the 
obligations within the 106.  

(12) An outline application (11/00705/OUT) for demolition of existing hall and erection of 4 
No. 3 bedroom and 2 No. 2 bedroom flats with associated parking was approved in March 2012. 

(13) An outline application (10/00427/OUT) for demolition of existing hall and erection of 5 
No. 4 bedroom houses with garage and parking was refused by Members at the June 2010 
Development Control Board meeting. The application, which was recommended for refusal by 
officers, featured 3 reasons for refusal. These were in relation to: (i) the proposal being of an 



acceptable scale, leading to a negative impact on the street scene and locality; (ii) the loss of 
the church hall as a community facility; (iii) the absence of an impact assessment on protected 
species or ecology.

COMMENTS FROM ORGANISATIONS

(14) KCC Highways ask that pedestrian visibility spays of 2 metres x 2 metres to the east of 
the existing access with no obstruction over 0.9m.  They note that condition 9 of the outline 
permission covers this requirement. 

(15) The Council's Tree Consultant accepts the findings of the submitted Arboricultural 
Report noting that the proposed flats would be closer to a protected Horse Chestnut tree. 
However, they advise that this tree may well suffer from disease in the future as a result of the 
Camararia moth.  They suggest that if branches need to be cut back for scaffolding then the 
development may affect the tree negatively but it is difficult to tell if the roots would be affected 
without further investigation.  However, they conclude that as the building is only shown to be 
slightly inside the root protection area and if there are no branches cut back, the impact of the 
works would not make much difference to the lifespan of the tree in light of the Camararia moth.  
Lastly they comment that the landscaping scheme is acceptable. 

(16) Environmental Health have no adverse comments or objections to the current proposal. 

(17) Stone Parish Council have not provided comments on the application. 

NEIGHBOUR NOTIFICATION

(18) Four representations have been received from local residents all objecting to the 
development.  A summary of their comments is as follows:

- Concern over disturbance during construction;
- The building would be a monstrosity; 
- Concern about demolishing an historic church hall and replacement with a new 

build;
- Parking around the Stone Crossing railway train station is an issue and the 

additional flats will increase the problem;  
- Concern about how the proposal would affect the flint wall that bounds the 

application site;
- Concern that there would be overlooking of their garden;
- Concern about the removal of trees within the site and the impact on the 

character and appearance of the area.

RELEVANT POLICIES

(19) 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.

(20) Adopted Dartford Core Strategy adopted 2011
CS1: Spatial Pattern of Development
CS10:  Housing Provision. 
CS17: Design of Homes
CS18: Housing mix
CS25: Water Management

(21) 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
DP8: Residential Space and Design in New Development
DP25: Natural Conservation and Enhancement

(22) Dartford Parking Standards Supplementary Planning Document 2012

(23) The NPPF is also a material consideration. 

COMMENTS

Key Issues

(24) The principle of the redevelopment of this site, the loss of the church hall and the loss 
of the protected Lime tree have already been established under the outline permission.  It is not 
within the remit of the current application to re-consider these planning matters.  It is 
acknowledged that the Development Policies Plan 2017 has been adopted since the outline 
permission was granted but there are no policies that have been introduced which undermine 
the outline permission and as such, the focus of the current application should be solely on the 
acceptability of the access, appearance, layout and landscaping which are the reserved matters 
under the outline planning permission requiring approval. 

(25) The key issues to be considered are therefore: the impact on visual amenities, 
residential amenities, highway safety and amenity and other matters such as ecology. 

Visual amenities

(26) The proposal is very similar in layout to the indicative plan submitted under the outline 
scheme with the new building located centrally within the site, parking to the south and a 
communal amenity area to the north. The building is slightly closer to the northern boundary 
and a protected Horse Chestnut tree which is located at the northwest corner of the site.  It is 
therefore important to consider the consequences of this as the loss of the tree would have a 
negative impact on the character and appearance of the site and surrounding area.  Whilst 
there might be some incursion into the root protection area for this tree, the Council's Tree 
Consultant does not consider that this will be likely to make a difference to the health and 
longevity of the tree.  However, the Tree Consultant does comment that the removal of 
branches should be avoided.  I note that there is a condition (6) on the outline permission to 
ensure that tree protection measures are in place prior to and during construction. However, I 
am of the view that a further condition is required to secure a methodology for any ground works 
within the Root Protection Area.  This would seek to limit the disturbance to roots during any 
excavation works and also a suitable arrangement for the location of scaffolding in relation to 
the tree.  The applicant will also be aware of the need to obtain consent for any works to the 
protected trees within the site but I have suggested an informative to ensure that this is 
reinforced.  The Arboricultural Report notes that earthworks close to the other two protected 
trees on site would be limited and recommends that paving surfaces within the roof protection 
areas are installed with low invasive techniques and the utilisation of a cellular confinement 
system as part of the sub-base such as 'Cellweb'.  I have recommended a condition to ensure 
that such a system is provided where close to the protected trees.

(27) Brindle block paviours would be used for the parking area giving a domestic 
appearance.  Overall, the layout of the scheme would continue to protect the most important 
trees on site whilst planting new trees and shrubs achieving a good balance between soft and 
hard landscaping in my view.  

(28) The design of the building would incorporate features and materials typical of a 
traditional residential development.  The roof has been amended to reduce its bulk and height 
at one point to achieve better proportions.  The protecting gable and bay window features would 
ensure that there is articulation to the elevations and the dormers would be small and in 
proportion with the roof slopes.  The use of features such a brick lintels, stone cills and the flint 
base to the elevations adds interest and character to the elevations and complement the flint 
wall to the front of the site.  Overall, I consider that the design achieves a well-proportioned 



building with interesting features that is of an appropriate architecture within this residential 
area.
Residential amenities

(29) The proposal would provide internal space that exceed the Nationally Described Space 
Standards in accordance with Policy DP8. I am seeking further details from the applicant in 
respect of the provision of accessible/adaptable accommodation within the development with a 
view to securing at least one ground floor unit.  Details will be provided to Members in the 
update report with an additional condition securing such accommodation if we are able to 
achieve it.  The external communal amenity space is north facing and is occupied by the large 
protected Horse Chestnut tree.  It will therefore receive a limited amount of sunlight, although 
there would be less overshadowing from the tree in the winter when leaves are lost.  However, 
the amenity space is of a good size and shape and this will ensure that it is of an acceptable 
quality in my view.  I therefore consider that the proposal would provide future residents of the 
site with good quality living accommodation. 

(30) In terms of the impact on residents of the surrounding properties, the flats would be 
sited 15.4 metres from the rear elevations of nos. 1-7 Bell Close.  I consider that this is a 
sufficient separation distance to ensure that there would be no overbearing effect.  The 
proposed flats would be to the west of the rear gardens to these properties and so might result 
in some overshadowing for a short period towards to the latter part of the day but this is unlikely 
to be to the extent that there would be harm to these residential amenities.  As the bin and cycle 
stores are single storey with pitched roofs that slope away from the boundary, they would have 
a limited and acceptable impact on nos. 1 and 3 Bell Close in terms of an overshadowing or 
overbearing impact in my view.  I have noted above that the upper floor windows within the east 
flank elevation facing nos. 1-7 Bell Close would be obscure glazed and fixed shut apart from a 
top hung fan light in accordance with condition (13) of the outline permission.   This will prevent 
any undue overlooking impact of these properties.  

(31) The proposed flats would be approximately 28 metres from the rear elevations of 1-13 
Church Road.  These properties sit on a higher ground level than the application site by 
approximately 2 metres.  This distance and difference in grounds levels is sufficient to prevent 
any harmful overlooking or an overbearing/overshadowing impact in my view.  

(32) The proposed flats would be 14 metres from the flank elevation of no. 1 Elizabeth 
Street.  The windows within the west facing elevation of the flats would mostly face onto the 
flank elevation of this neighbouring property.  However, one of the bedroom windows within the 
first floor of the west elevation would potentially be able to look into the rear garden of that 
neighbouring property.  At a distance of 14 metres, I consider that this would cause undue harm 
to the amenities of the residents of this property.  I acknowledge that there is currently a dense 
screen of vegetation along the boundary of no. 1 Elizabeth Street that would prevent 
overlooking to a certain extent but it cannot be guaranteed that this vegetation would be 
retained in perpetuity nor that it will continue to provide a privacy screen in the winter months.  
As such, I consider that it would be reasonable to impose a condition to ensure that this first 
floor window is obscure glazed and fixed shut apart from a top hung light.  The plans show that 
the bedroom affected by this condition has a secondary window facing to the south over the 
proposed car park and away from the rear garden of no. 1 Elizabeth Street.  I am therefore 
satisfied that this bedroom would still benefit from an outlook as well as means of escape and 
adequate ventilation.  

Highway Safety and Amenity

(33) The proposal would provide 12 parking spaces in accordance with condition (14) of the 
outline permission.  The Parking Standards SPD requires the scheme to provide 11 spaces 
including 2 visitor spaces.  As such the current proposal would exceed these requirements 
whilst complying with the outline permission.  The size and layout of the parking spaces would 
also meet the standards set out in the SPD.  I therefore consider that the proposed parking 
provision and layout would be adequate.  



(34) The proposal shows a cycle store building that would be of a sufficient size to 
accommodate the requirements of the SPD.  It is also conveniently located within the site.

(35) The proposal would make use of the existing vehicular access into the site.  The 
pedestrian visibility splays shown on the plans would meet the requirements of condition (9) of 
the outline permission.  This requires the retention of the flint boundary wall along the western 
boundary except where it encroaches into the pedestrian visibility splay.  KCC highways are 
content that the pedestrian splays as shown are sufficient provided that there is no obstruction 
over 900mm in height.  The applicant's agent has confirmed that the flint wall to the south of 
the vehicular access is 900mm high.  As such, the pedestrian visibility splays can be provided 
without the removal of a section of the flint wall.  

(36) Local residents have commented that the proposal would give rise to additional parking 
pressures in the area, particularly close to the railway station.  As noted above, the number of 
parking spaces exceeds the requirements of the SPD and meets the requirements of the outline 
permission.  It is also the case that the principle of the development of this site for residential 
units has already been established.  The impact on parking pressures in the area would have 
been considered at the time.  

(37) Overall, I consider that the proposal would have no harmful impact on highway safety 
or amenity.

Other issues 

(38) Further details in respect of drainage, material samples and tree protection measures 
are required to be submitted under the conditions of the outline scheme and will be considered 
at that time. 

(39) In terms of ecology, the outline application was accompanied by an Ecological Scoping 
Survey.  This identified the potential for bat roosts, habitat for reptiles, nesting birds and 
badgers.  The outline permission imposes a condition (5) which requires the submission of a 
mitigation strategy and monitoring scheme.  The details considered under this reserved matters 
application would be unlikely to have any adverse implication for future mitigation.  Moreover, 
the landscaping scheme seeks to retain as many trees as possible and would plant new trees 
which would benefit wildlife to a certain extent.  

(40) Disturbance during construction has been raised as a concern by a local resident.  I 
note that there is no condition on the outline permission limiting hours of construction.  
Considering the size of this development and its close proximity to residential properties, I have 
recommended that a condition is imposed to secure reasonable hours of construction.  

(41) I have added a condition to require that the flats meet national spaces standards in 
order that this can also be a requirement of Building Regulations. I consider that this is justified 
given the inclusion of Policy DP8 within the Development Policies Plan which was adopted after 
the 2014 outline permission and as this is a detailed design matter.  

(42) I have recommended a condition to secure the delivery of water efficiency of 110 litres 
per person per day as required by Policy DP11.

FINANCIAL BENEFITS 

(43) 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.

(44) 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 433 square metres results in a 
CIL liability of £100,731.38, 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. In addition 15 % of the CIL payment will be passed to Stone Parish 
Council in accordance with CIL Regulations. 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.

(45) 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

(46) 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

(47) 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.

ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS

(48) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017)

(i) the proposal is not Schedule 1 or Schedule 2 development. It is not considered to 
require a screening opinion.

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(49) Having considered the relevant planning policies, comments from consultees and local 
residents, I am of the view that the proposal would have an acceptable impact on visual 
amenities, would have no adverse impact on residential amenities (subject to an additional 
obscure glazing condition) and would have no harmful impact on highway safety or amenity.  I 
therefore consider that the reserved matters details should be agreed.

RECOMMENDATION:

Approval of details subject to the conditions set out below.

Conditions:

01 The development shall be carried out in accordance with the following plans and 
documents: 2970-04 C; 2970-05 A; 2970-06 A; 2970-07 A; 2970-08 B; 2970-09 B; 2970-
10 C; 2970-011 B; 2970-12 A; TH/A3/1707/LS.

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

02 The recommendations set out within the submitted Arboricultural Report dated 10th 
September 2018 under the sub-heading 'Above and Below Ground Constraints' shall be 
implemented in full on site during and after construction.



02 In the interests of visual amenities and the health of the protected trees in accordance 
with Policies DP2 and DP25.

03 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.

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

04 During construction, the development shall be undertaken in full accordance with a report 
to be submitted to the Local Planning Authority for approval in writing setting out the 
methodology for any excavation works or ground works within the Root Protection Area 
for the protected Horse Chestnut tree as shown on drawing no. 001 appended to the 
submitted Arboricultural Report dated 10th September 2018.  The report shall also make 
recommendations as to how any scaffolding will be positioned to take into account the 
roots and any branches to the protected Horse Chestnut tree and ways of minimising the 
impacts.

04 To safeguard the protected Horse Chestnut tree during construction works and to ensure 
that the longevity of the tree is maintained in the interests of ecology and visual amenities 
in accordance with Policies DP2 and DP25 of the Dartford Local Plan.

05 Prior to occupation of the development hereby approved the southernmost first floor 
window in the west elevation shall be obscure glazed with a minimum obscurity level of 
3 as referred to in the Pilkington Texture Glass Range leaflet, or nearest equivalent as 
may be agreed in writing by the Local Planning Authority.  Such glazing shall be 
incapable of being opened with the exception of any top hung fan lights, and shall 
subsequently be maintained as such at all times.

05 To safeguard the privacy of adjoining residents in accordance with Policies DP2 and DP5 
of the adopted Dartford Local Plan.

06 Before occupation the dwelling(s) shall comply with the National Space 
Standard/Building Regulations Optional Requirement. Evidence of compliance shall be 
notified to the building control body appointed for the development in the appropriate Full 
Plans application or Building Notice to enable the building control body to check 
compliance.

06 To achieve a satisfactory standard of living conditions for future occupiers, and in 
accordance with Policy CS17 of the Dartford Core Strategy.

07 No part of the development hereby approved shall be occupied until evidence has been 
submitted to the Local Planning Authority confirming that measures to achieve internal 
water usage rates of not more than 110 litres per person per day have been implemented 
and signed off under Building Regulations 2015 (or any subsequent amendments).

07 In accordance with the requirements of Policy DP11 of the adopted Dartford Local Plan

INFORMATIVES

01 The applicant is reminded that any works such as the lopping, topping or cutting back of 
any of the protected trees on site would require the submission of a separate application 
for consent to carryout tree works.  However, every effort should be made to circumvent 
the need for any such works during or after construction.
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