
DEVELOPMENT CONTROL BOARD

13 December 2018

Reference: 18/01149/FUL Officer: Abigail Lavery

Location: 7 New Barn Road
Southfleet
Kent
DA3 7LQ

Proposal: Raising height of roof and erection of extensions for conversion of existing 
bungalow into 5 bed two storey detached dwelling

Applicant: Mr A Booker

Agent: Anderson North Ltd

Parish / Ward: Southfleet Parish Council / Longfield, New Barn & Southfleet

RECOMMENDATION:

Approval

SITE DESCRIPTION

(1) The site comprises a detached bungalow with a large rear garden and deep frontage. 
It is accessed off a private section of unmade road which is a spur from, and is still classified 
as part of, New Barn Road. The application site is one of two detached properties which are 
located on the southern side of this spur. There appears to be two detached properties to the 
west which are also accessed via this private section of road.

(2) The overall site area is around 1,100 sqm. The rear garden is some 25 metres deep 
and the front curtilage has an approximate depth of 15 metres, the plot widens from 16 metres 
at the front boundary to around 30 metres at the rear boundary. 

(3) The property is within the New Barn Area of Special Residential Character (ASRC). It 
is not within the Green Belt and the site is not subject to any Tree Preservation Orders.

(4) The existing bungalow is relatively wide and spans almost the full width of the plot with 
a 3 metre inset from the south eastern (side) boundary. The property has an attached garage 
to its western side and there are a few small outbuildings in the rear garden including 2 
greenhouses. At present the site is quite overgrown and the boundary treatment on all 
boundaries includes dense trees and shrubs. There are a number of particularly high trees to 
the front (north eastern) and side (south eastern) boundaries. The land immediately 
surrounding the dwelling is relatively even.

(5) The south eastern (side) boundary is bordered by the rear garden boundaries of Nos. 
3, 4, 5 and 6 New Barn Road. These are all detached properties with rear gardens each in the 
region of 30 metres in depth. The neighbour to the west shares its side boundary with the 
application property. This neighbouring property is a detached two storey dwelling which was 
originally a bungalow and was extended to form a two storey house (planning permission 
reference: 10/00560/FUL).

(6) To the northern side of the access road close boarded fencing demarcates the rear 
boundaries of houses in Ridgewood. Ridgewood is a 1990s residential development consisting 
of detached two storey houses. The rear gardens of the properties directly opposite the site 
(Nos.10 and 11 Ridgewood) are in the region of 15 metres in depth from the fence to the rear 
wall of the properties.



(7) The rear garden of the application property is bordered to the south by the rear gardens 
of properties on Studley Crescent. This road contains single storey and two storey dwellings, 
those immediately adjacent to 7 New Barn Road are bungalows with gardens in the region of 
12 to 15 metres long. These were erected in the late 1960s/early 1970s.

THE PROPOSAL

(8) The proposal is for extensions and alterations to the 3 bedroom bungalow including 
raising the height of the roof to form a two storey, 5 bedroom dwelling. The proposal will 
represent an increased footprint of around 40 square metres.

(9) The application seeks to raise the height of the main roof by approximately 2.2 metres 
resulting in an approximate new ridge height of 8.8 metres. The proposed eaves height to the 
front elevation is approximately 5.5 metres. Due to a very slight incline on site whereby the 
western side of the garden is slightly lower than the eastern side the rear eaves height will be 
5.2 metres on the eastern side of the house and 5.5 metres on the western side. 

(10) The proposed house is of a traditional design and will have a hipped roof with 2 No. 
double storey bay windows to the front elevation, also featuring hipped roofs. To the rear a part 
two storey, part single storey element is proposed on the eastern side of the house. The ground 
and first floor sections will project 5 metres and 3.4 metres from the main rear elevation 
respectively.

(11) The existing width of the bungalow including its attached garage is approximately 15.4 
metres and the proposed width of the house is 14.6 metres. The reduction is due to the offset 
from the shared boundary with No.8 New Barn road which will be in the region of 1 metre. 

(12) The front elevation, as noted above, will feature 2 No. two storey bay windows. The 
front door will feature glass panels either side of the main entrance. There are 5 No. windows 
proposed in the centre of the front elevation at first floor level which will provide a source of light 
to the landing area. So the first floor front elevations windows will only serve 2 habitable rooms.

(13) To the rear the existing windows at ground floor level will be replaced with 2 sets of bi-
fold doors, each featuring 6 panels. At first floor level 5 windows are proposed, only 2 of these 
windows will serve habitable rooms. The others serve dressing rooms and an ensuite  . Two of 
these will be located in the two storey rear element and three will be in the main rear elevation.

(14) Parking is indicated to be in the same location as the existing driveway. It is likely that 
the access gate will need to be widened in order to accommodate modern vehicles however as 
this alteration will not require planning permission it is not necessary to include this as part of 
the application.

RELEVANT HISTORY

(15) Erection of a single storey front, side and rear extension together with alterations to 
roof line over existing garage - 02/00303/FUL - Approved (not implemented)

(16) The property was built before the Second World War.

COMMENTS FROM ORGANISATIONS

(17) Southfleet Parish Council objects to the application on the grounds that:
- The dwelling is too large for its location
- The narrow private access track is not suitable for increasing traffic

There are also comments in relation to construction traffic, working hours, no burning of waste 
materials and also a Tree Preservation Order Inspection. 



NEIGHBOUR NOTIFICATION

(18) Consultation letters were sent to neighbours on 13th of September 2018. 5 letters of 
objection were received from 5 nearby properties in Ridgewood. These properties are to the 
north and north east of the site. They are all located on the other side of the private access road 
to the application property.

(19) A summary of the objections is as follows:

- Increased traffic 
- Loss of privacy and overlooking
- Loss of trees
- Impact on the Area of Special Residential Character 

Other concerns were raised in relation to structural issues, construction traffic, dust, the narrow 
width of the access, possible installation of security lights, damage to fencing amongst other 
matters which are not material planning considerations.

RELEVANT POLICIES

(20) 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.

(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 
DP12: Historic Environment Strategy (Areas of Special Character)

(22) Dartford Parking Standards Supplementary Planning Document 2012
Two spaces are required for this 5 bedroom home in this area south of the A2.

(23) New Barn Area of Special Residential Character Appraisal Supplementary Planning 
Guidance 2000

COMMENTS

Key Issues

(24) The key issues relate to; the impact of the proposal on neighbour amenity and design 
within the context of the Area of Special Residential Character (ASRC). Parking is also a 
consideration. 

Neighbour amenity 

(25) The property is detached with a relatively large curtilage. The front garden is some 15 
metres in depth and bordered to the north by the access road. Some of the representations 
received from properties at Ridgewood, which are two storey houses, have raised concerns in 
relation to overlooking and loss of privacy. I am convinced that the proposals will not result in 
overlooking or loss of privacy to the detriment of properties on Ridgewood.  

(26) The proposed windows at first floor level will be located at least 20 metres from the rear 
boundaries of Nos. 10 and 11 Ridgewood, which are the closest properties to the north of the 
site and further from the boundaries of No. 12 and 14. I also note that Nos. 10 and 11 have rear 
gardens in the region of 15 metres in depth. The new first floor windows, will therefore be in the 
region of 35 metres from the rear elevations of these properties at Ridgewood.  As discussed 
previously only 2 of these windows serve habitable rooms  (bedrooms), and I am satisfied that 



the distance of 20 metres between the windows and the rear garden boundaries will ensure 
that there is no unacceptable overlooking of these private gardens and the length of the gardens 
will also ensure that the distance to the private areas of the rear gardens exceeds 
recommended distances between properties.

(27) The windows proposed in the centre of the front elevation will be located above the 
stairs and internally the first floor hallway is set away from these by over 2 metres. There is also 
a small section of landing which will be around 1.2 metres from the windows. Even if views 
directly out of these windows were possible the separating distance between them and the rear 
gardens of Ridgewood would still be adequate to prevent any overlooking. However, I do 
consider that the position of these windows above the stairs will reduce their outlook.

(28) Due to the separating distance between the proposed first floor windows and the rear 
boundaries of houses at Ridgewood I do not consider that the trees are necessary to prevent 
harmful overlooking or loss of privacy. However, they do provide a good green setting and a 
greater level of privacy for both the application site and the surrounding houses as part of the 
ASRC. I consider therefore that it would be beneficial to ensure that a number of trees are 
retained on site, I would recommend that this is required by planning conditions and is 
discussed in greater detail as part of the consideration of design within the ASRC later in the 
report.

(29) In terms of the relationship with the neighbours to the south east on New Barn Road, 
these properties each have rear gardens in the region of 30 metres in depth and the proposed 
increased roof height will be between 3 and 5 metres away from the site's south eastern 
boundary (owing to the angled boundary line). I consider that this distance is adequate to 
prevent any harm to the amenities of these neighbours and I also note that various trees in their 
rear gardens will lessen the visibility of the proposal from these houses. 

(30) No.8 New Barn Road is the neighbour to the west which shares a side boundary with 
the site. It was converted to a house in 2010 and now has a maximum ridge height of around 
7.9 metres. This property, like the application site, sits on a relatively large plot and on a similar 
building line. The proposal will be a minimum of 3 metres from the flank elevation of No.8 with 
an eaves height of approximately 5 metres set in 1 metre from the boundary. 

(31) The windows proposed in both side elevations will be obscure glazed (as shown on the 
drawings). If members are minded to approve the application a condition [6] will ensure that 
these windows are provided as such.

(32) Given the scale of the dwelling at No.8 and the inset of the proposal from this neighbour 
I do not consider that the extensions will result in harm detrimental to this neighbour's amenities.

(33) The proposed first floor rear extension will be around 22 metres from the rear boundary 
of No.20 Studley Crescent to the south west. This distance is adequate to prevent overlooking 
of these neighbouring properties.

(34) Having visited the application site and also the neighbouring property 11 Ridgewood, 
and having reviewed aerial mapping, site photographs and neighbour representations, I am 
satisfied that the proposal will not result in harm to neighbour amenity in this location. 

Design within the context of the Area of Special Residential Character 

(35) Guidance in the preamble to policy DP2 of the Dartford Development Policies Plan 
(2017) at point 6.5 states: 
'Areas of Special Character on the Policies Map continue to be 'special' areas in Dartford in 
terms of their potential residential, townscape, historical or architectural interest in the locality. 
They do not have design guidance associated with them individually or on an area specific 
basis, but proposals should be designed to give close consideration to their specific character, 
and the site's built environment context.'



As such the appropriateness of the proposal will be assessed in terms of its context as part of 
the Area of Special Character and its immediate surroundings.

(36) In the New Barn Area of Special Residential Character Appraisal Supplementary 
Planning Document the general impression given 'is that the landscape has matured very well 
and provides a very good green setting for the buildings. The presence of mature trees and 
shrubs provides both ornament and privacy'. 

(37) The site is surrounded by trees both within its boundaries and in neighbouring gardens. 
This area is a good example of New Barn's mature landscaping which provides a good green 
setting for the buildings. The planting within the site has become particularly overgrown and 
therefore would require considerable management to make the plot usable. Having visited the 
site I do not consider that the various shrubbery and trees, including some high conifers, are 
worthy of protection. However, due to the area's designation as an Area of Special Character 
the retention of some of the mature landscaping and planting is important and therefore, if 
members are minded to approve the application, I recommend a condition [5] that a landscaping 
scheme be submitted for consideration by the local planning authority to ensure that a good 
level of planting is retained and/or provided on site. 

(38) Due to the fact that the trees and shrubs surrounding the house do not appear worthy 
of protection I do not consider it necessary that this information be provided prior to 
determination as satisfactory retention and replacement planting can be guaranteed through 
the use of a condition. I also note that the majority of the floor space proposed will be vertical 
as it is intended to build up and includes only modest extensions to the rear. It is therefore 
unlikely that many trees will be affected by the footings and foundations required for the 
extension work. The applicant has expressed a desire to retain as much greenery as possible 
however it is not considered necessary that the landscaping layout is agreed prior to permission 
being granted given that this is a householder application for an extension to a dwelling. The 
condition will ensure that the landscaping scheme is, however, submitted prior to occupation of 
the development and implemented in the first planting season.

(39) The site is located on a private road and is not visible from any public vantage points. 
The surrounding context is mixed and includes both two storey and single storey properties. 
The properties at Ridgewood are all two storey detached houses and the adjacent properties 
to the south and east at New Barn Road and Studley Crescent are bungalows with various 
extensions. These houses range in size from 3 No. bedrooms to 5 No. bedrooms. Due to the 
site's secluded location it does not logically read as part of either of these groups of houses, its 
immediate context is its closest neighbour to the west (No.8). No.8 has been converted to a two 
storey house with at least 4 bedrooms. 

(40) As the property does not form a logical part of the surrounding groups of houses and 
its closest neighbour has been converted to a two storey dwelling I do not consider that the 
conversion of the property would be contrary to policy guidance in relation to Areas of Special 
Character. Each application is considered on its own merit and I consider that the conversion 
of this property would not set a precedent for further conversions due to its location which is not 
part of a group of houses. I would also highlight that there are some larger detached properties 
which share the same private access; Colt Lodge and Paddock Lodge, these are located to the 
west of the site.

(41) One of the characteristics of the ASRC is the lower density pattern of development.  I 
note that the proposed additions will increase the number of bedrooms from 3 to 5 but that there 
will be no increase in the number of residential units on site. The current proposal does not 
therefore increase the density of the site. The current footprint of the existing property is around 
133 square metres on a plot of approximately 1,100 square metres. The total footprint as a 
result of the extensions will be approximately 170 square metres. The large front and rear 
garden will be retained which will ensure the openness of the plot is retained. 

(42) Whilst the proposed property will result in a different style of property on site there are 
design features which will be retained such as the bay windows, hipped roof and forward and 



rear projecting sections of roof. I consider that these demonstrate an attempt to reflect the 
bungalow's original design in a two storey property.

(43) As per the above I am convinced that the proposal will not harm the overriding 
impression of the New Barn ASRC which has a focus on openness, the green setting and the 
mature landscape. I also consider that the openness of the plot will be retained and that the 
proposed conversion is not contrary to the mixed character of the immediate and wider area.

Parking 

(44) Two allocated spaces are indicated within the front curtilage of the site. This complies 
with the Council's adopted parking standards for 5 bedroom houses in this area south of the 
A2. 

Other issues 

(45) Some concerns were raised in relation to increased traffic and the suitability of the 
private road to accommodate this. The proposal is to increase the size of one existing dwelling 
and not to increase the number of properties on site. I do not consider that this will result in an 
unacceptable increase in the level of traffic. Some of the concerns related to construction traffic 
however this is not a material planning consideration and is a matter for the owners to manage, 
particularly as this is a private drive.

(46) The external materials proposed have not been specified and therefore, if Members 
are minded to approve the application, I recommend a condition [3] that this is provided before 
the build proceeds beyond slab level.

FINANCIAL BENEFITS

(48) There will be no financial benefits as the applicant has applied for exemption for extension 
relief.

HUMAN RIGHTS IMPLICATIONS

(49) 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

(50) 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

(51) In relation to the Town and Country Planning (Environmental Impact Assessment 
Regulations) 2017) the proposal is not Schedule 1 or Schedule 2 development. It is not 
considered to require a screening opinion.

CONCLUSIONS AND REASONS FOR RECOMMENDATION

(52) I am satisfied that the proposal is appropriate in terms of neighbour amenity, design 
with the ASRC context 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



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: 7-NEW-BARN-ROAD-01 rev A, 7-NEW-BARN-ROAD-02 rev A, 7-NEW-
BARN-ROAD-04 rev B, 7-NEW-BARN-ROAD-03 rev B

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

03 Before the development proceeds 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 The 2 car parking spaces, turning areas and means of access shown on the approved 
plans shall be provided prior to occupation of the building(s) hereby approved and kept 
available for such use at all times and no development, whether permitted by the Town 
and Country Planning (General Permitted Development) (England) Order 2015 or not, 
shall be carried out on that area of land or to preclude vehicular access thereto.

04 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.

05 Prior to occupation of the development hereby approved, a landscaping scheme 
including which trees on site are to be retained including any proposed planting, shall be 
submitted to and approved by the Local Planning Authority. The scheme shall be 
implemented in accordance with the approved details (unless this falls outside of the 
planting season in which case it shall be implemented at the first opportunity during the 
following planting season, between October and March inclusive).  Such landscaping 
shall thereafter be maintained for a period of five years.  Any trees, shrubs or grassed 
areas which die, are removed or become seriously damaged or diseased within this 
period shall be replaced within the next planting season with plants of similar species 
and size to that approved.

05 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 
DP25 of the adopted Dartford Local Plan.

06 Prior to occupation of the development hereby approved the window(s) in the side 
elevations (as shown on approved drawing No. 7-NEW-BARN-ROAD-04 rev B) of the 
extension 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.

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



CW

CF

79.7m

CR

RIDGEW
OODPaddock Lodge

83.9m

R
O

AD

THE BEECHES

NE
W

 B
AR

N

Rhode Farm

Coney Glade

The Lawns
Little Mead

Early Spring

Aquila

Tamar

Surlingham

Antenna

Haylands

Northavon

6

1

8

18

12

7

4
5

14

10

23

11

28

19

2

CF CW

1

1

CW

CF

8

5

@ A4° 1:1,250

Dartford Borough Council 100025870 2018

Application No:: 18/01149/FUL

Address : 7 New Barn Road Southfleet Kent DA3 7LQ 

Date: 27 November 2018 Scale: Not to Scale


