
          
   DEVELOPMENT CONTROL BOARD 
 
    10 October 2019 
 
Reference: 19/00561/COU    Officer: Mrs Sonia Bunn 
 
Location: Woodside 

Hook Green Lane 
Wilmington 
Kent 
DA2 7AJ 

 
Proposal: Change of use and extension of existing stable block to provide a 3 bedroom 

dwelling together with associated alterations to elevations 
 
Applicant: Mr W Taylor 

 
Agent:  Graham Simpkin Planning/Paul Nicholls 
 
Parish / Ward: Wilmington / Maypole & Leyton Cross 
 
RECOMMENDATION: 
 
Refuse planning permission 
 
SITE DESCRIPTION 
 
(1) The application site is located within the Green Belt to the north of Hook Green Lane, 
just to the east of its junction with Broad Lane and Rowhill Road. It is therefore mid-way between 
the western edge of Wilmington village and Birchwood Road. The site adjoins a private access 
track on its eastern boundary which is also a public right of way (DR118) and is surrounded by 
tree belts and open fields. 
 
(2) The application site comprises a stables block situated at the south east corner of a 
field used as paddock for recreational use of horses.  The paddock is not part of the application 
site but is shown to be in the ownership of the applicant. The access to the application site also 
serves this paddock.  A small area of land within the ownership of the applicant, but outside of 
the application site sits between the application site and Hook Green Lane. The stable existing 
on site currently is shown to comprise of 4 stables, a kitchen, toilet and storage plus a small 
lean-to storage building. The building did not appear to be in use as stables at the time of the 
officer site visit.  
 
THE PROPOSAL 
 
(3) The application seeks permission to extend and convert the existing stable building to 
a 3-bed bungalow. The stable building is L-shaped and extensions are proposed along two of 
sides of the building to infill the existing overhanging eaves together with the removal of the 
lean-to and a 1.8m extension on the western end of the building. In addition a large gable end 
porch vestibule is proposed and roof lights are proposed in the eastern roof slope. New windows 
are proposed to the southern and eastern elevations of the building, to provide outlook to 
bedrooms and living spaces. The existing hard standing area for the stables is proposed to be 
used as car parking in connection with the dwelling. A patio is proposed around the western 
arm of the building and the plans show removal vegetation between the building and the access 
track with some indication of changes in ground levels along this eastern elevation.  
 
 
 
 
 



RELEVANT HISTORY 
 
(4) 99/00437/FUL Demolition of existing barn and temporary siting of a mobile home.
 29.07.1999  

Refused 
 

(5) 98/00596/FUL Erection of a detached 2 bedroom chalet bungalow 27.11.1998
 Refused 
 
(6) 82/00240/FLA1 Block Of Stables, Tack Room, Store & W.C  

Permission granted 
 
COMMENTS FROM ORGANISATIONS  
 
(7) Kent Fire and Rescue Service: No comment.  
 
(8) Kent Highways: No comment. Application does not meet criteria to warrant Highway 
Authority involvement. 
 
(9) Environmental Health: No observations or concerns.    
 
(10) Wilmington Parish Council: The site is situated in the Metropolitan Green Belt and is 
considered to be inappropriate development with no very special reasons given as to why the 
NPPF and Dartford Local Plan should be overridden. Notwithstanding the absence of 'very 
special circumstances' the size and bulk of the proposed development would be such as to 
have an adverse effect on the openness of the Green Belt. The proposal would also constitute 
an unnecessary back-land development resulting in the loss of amenity space. 
 
NEIGHBOUR NOTIFICATION 
 
(11) 7 Neighbour consultation letters were sent in relation to the proposals. A total of 7 
representations have been received from local residents, of which 3 are in support, 1 is a neutral 
comment and 3 are objections to the proposals. Objections are summarised as follows: 

- The proposals are similar to an application which was previously refused and 
nothing has changed since then. 

- The stables and outbuilding are on Green Belt Land and thus should not be 
taken out of the Green Belt to accommodate this application.  

- If access was allowed out onto Hook Green Lane then it would be very 
dangerous as it is close to a blind corner where the speed limit is 60 mph. 

- The proposals would represent a precedent for further conversion of 
agricultural buildings in the greenbelt to residential.  

 
(12) The support for the application is summarised below: 

- No objection to turning the building to residential use.  
- As long as the building does not change it's size greatly and matches the 

character of the village the proposals are supported.  
- No objection provided that the remaining land is only used for domestic and 

agricultural use, and that all trees and hedging remain in situ.  
- An additional resident will help reduce burglaries and suspicious activities 

along the lane.  
- Applicant would be a welcome new resident in the local community. 

 
RELEVANT POLICIES 
 
(13) Adopted Dartford Core Strategy adopted 2011 

CS1: Spatial pattern of development 
CS10: Housing Provision  
CS13: Green Belt  
CS17: Design of homes 

 



(14) 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 Locations  
DP7: Borough Housing Stock and Residential Amenity  
DP8: Residential Design in New Development  
DP22: Green Belt in the Borough 

 
(15) Dartford Parking Standards Supplementary Planning Document (Parking SPD) 2012 
 
(16) Dartford Housing Windfall Supplementary Planning Document (Windfall SPD) 2014 
 
(17) The National Planning Policy Framework(NPPF) is also a material consideration and 
paragraphs 133 to 147 are particularly relevant with regard to Green Belt considerations.   
 
COMMENTS 
 
Key Issues 
 
(18) The proposals raise planning considerations with regard to the following: acceptability 
in relation of green belt policy; sustainability of the site as a location for windfall housing; Impact 
on the appearance of the surrounding area; impact on the amenity of surrounding occupiers; 
and transport considerations.   
 
Green Belt planning policy 
 
(19) The principle of development relates to development in the Green Belt. Dartford Local 
Plan Policy DP22 highlights that the essential characteristics of the Green Belt are its openness 
and permanence, and inappropriate development will be resisted in accordance with national 
planning policy. The starting point in the consideration is therefore whether the proposed 
development is considered to be inappropriate by national planning policy. 
 
(20) Paragraph 133 of the NPPF states that the fundamental aim of Green Belt policy is to 
prevent urban sprawl by keeping land permanently open and that the essential characteristics 
of the Green Belt are their openness and their permanence. 
 
(21) Paragraph 143 of the NPPF states that "inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special circumstances".  
The NPPF does provide advice on what development should be considered inappropriate and 
the exceptions to this. 
 
(22) Paragraph 145 of the NPPF advises that the construction of new buildings is 
inappropriate development but that the extension or alteration of a building provided that it does 
not result in disproportionate additions over and above the size of the original building is 
considered to be an exception. Since the proposed extensions are only required in connection 
with the proposed conversion of the building to a residential use I consider that it is important 
to consider the re-use of the building under the NPPF first. Paragraph 146 of the NPPF advises 
that certain other forms of development are also not inappropriate in the Green Belt provided 
they preserve its openness and do not conflict with the purposes of including land within it.  
 
(23) Paragraph 146(e) of the NPPF advises that the material change of use of land for 
purposes, such as outdoor sport or recreation, or for cemeteries and burial grounds is not 
inappropriate. The application site and the associated paddock that the stables serve appear 
to be in use for the recreational keeping of horses (i.e. not simply grazing horses which would 
be considered an agricultural use). I am satisfied therefore that the current use of the land is 
therefore a recreational horse-related use which is considered appropriate in the Green Belt. 
However, the application seeks not only to extend and convert the existing building but also by 



association proposes the material change of use of the land it sits on and the curtilage within 
the red line to a residential use. I consider that this is an inappropriate use not allowed as an 
exception under paragraph 146(e). 
 
(24) Paragraph 145(d) states that the re-use of buildings that are of permanent and 
substantial construction will not be inappropriate where they preserve the openness of the 
Green Belt and do not conflict with the purpose of including land within the Green Belt. The 
applicants have submitted a structural assessment that confirms that the stable building is 
sound and does not need reconstruction. The building is built of brick and has a pitched tiled 
roof. I am satisfied therefore that the building is of a permanent and substantial construction 
and so now turn to consider where the re-use of the building as proposed would preserve the 
openness of the Green Belt and not conflict with the purposes of including the land within it. 
 
(25)   The proposal is to convert the existing stable block and so the ridge height of the 
building will not be increased. But the extension of the building to the west and the enclosure 
of the overhang leads to a larger roof which creates a larger roof structure and the appearance 
of a much more substantial building. The addition of a large domestic style porch, roof lights in 
the roof facing the access road and new windows and large patios doors in the southern 
elevation closest to Hook Green Lane and new windows in the eastern elevation facing the 
private access road will create the appearance of building which is domestic in character and 
does not appear as an agricultural or recreational building which might be expected in the Green 
Belt. 
 
(26) In addition, whilst the design of the conversion and extensions may seek to minimise 
its visual impact, this will not limit the domestic use of the unbuilt parts of the site. It is not only 
the visual and spatial impact of the building but also the domestic use of the entire curtilage 
associated with the bungalow. There is no garage or storage building associated with the 
proposal and limited internal storage which is likely to lead to pressure for external storage and 
although additions and extension could be controlled by removing permitted development 
rights, much associated domestic equipment and small storage boxes etc are not classed as 
development and would not therefore require planning permission. The plans show the removal 
of vegetation and the creation of a patio and changes in ground level introducing further un-
natural engineering works. The floor plans show a bin store (although not shown on the 
elevations) and of course there will be a need for domestic waste and recycling storage and 
collection points.  The application shows limited change to the boundary treatment of post and 
rail fencing and chain link fencing but with the removal of vegetation and no ability for the 
adjacent paddock to remain in the same ownership there is likely to be pressure for boundary 
fences or walls or non-native species planting to provide screening in the future. There would 
also be a more permanent presence on site of the occupants' vehicles which further contribute 
to a change in character of the area. 
 
(27) In addition the creation of a separate planning unit from the adjacent paddock could 
lead to an intensification of the use. The access way proposed to serve the development is also 
shown to access the paddock. There is a small timber building within the paddock that the 
applicant advises is sufficient to provide storage in connection with the paddock and stabling of 
any horses. There is also a greenhouse present within this adjacent site. I have some concerns 
that separation of the sites could result in pressure for new structures to serve the paddock and 
if the ownership were to change there could be pressure for a separate access to the paddock 
further to the north which would not require planning permission. Although these matters are 
not before Members to consider, the subdivision of land for different uses can lead to more 
paraphernalia and structure and hard surfacing not just on the application site but on the 
adjacent land too. 
 
(28) Policy DP22 also sets out criteria with regard to the re-use of lawful permanent building 
of substantial construction. The policy requires that consideration should take into account the 
character and scale of the existing buildings and advises that where character and scale are 
important to the local setting, excessive alterations and additions will not be permitted.  I have 
considered above the impact of the proposed changes on the character of the building. 
Although, it would be difficult to argue that the extensions proposed are excessive I do consider 
that they will alter the scale and character of what is at present a building of limited depth and 



simple design which previously served as ancillary building to the use of the wider paddock 
area. I consider that the character and scale of the existing building is characteristic of a Green 
Belt recreation horse-related use but that the proposed alterations to enable its use as a 
residential dwelling changes the scale and appearance of the building and therefore I consider 
that it is no longer characteristic of an ancillary building in the Green Belt. I consider the proposal 
is therefore contrary to Policy DP22. 
 
(29) Following the above analysis I consider that the proposed re-use of the building will not 
preserve the openness of the Green Belt. The proposed development is inappropriate because 
it serves to introduce a domestic use across the application site and detrimentally affects the 
openness of the Green Belt. The design and access statement indicates that the site is well 
screened from views from the Hook Green Lane. Whilst there are trees and planting within and 
surrounding parts of the site, the existing stable and much of the land is still visible from 
surrounding roads and paths and as there is no protection of the boundary vegetation, it could 
be removed at any time thereafter exposing the site further. Any screening from plants and 
vegetation would also be reduced somewhat in the winter months. 
 
(30) I now turn to consider whether the proposal would conflict with the purposes of the 
Green Belt as required under paragraph 146.  Paragraph 134 of the NPPF states that the Green 
Belt serves five purposes: to check the unrestricted sprawl of large built-up areas; to prevent 
neighbouring towns margining into one another; to assist in safeguarding the countryside from 
encroachment; to preserve the setting and special character of historic towns; and to assist in 
urban regeneration by encouraging the recycling of derelict and other urban land.  
 
(31) The site is currently mostly open in character and relates in character to the open 
agricultural fields to the west and north, as well as the open playing fields of Wilmington 
Grammar School to the east, all separated by wide tree belts and hedges. The location of the 
new dwelling some 400m from the built-up area of Wilmington would lead to a spread of 
residential character and presence into an otherwise rural edge to the village. 
 
(32) I consider that the proposal would conflict with four of the purposes of the Green Belt, 
the exception being the preservation of historic towns. As the applicant points out the proposed 
site is relatively close to both Wilmington and Joydens' Wood and there are other residential 
dwellings scattered along Hook Green Lane. However, the creation of an additional residential 
curtilage in this area has an urbanising effect which causes harm by encroaching into the 
countryside. Incremental development such as this (particularly as allowing this conversion may 
lead to pressure to re-use or redevelop other similar buildings in the area) could contribute to 
sprawl of the built-up area of Dartford and the merging of Dartford and Bexley. With regard to 
urban regeneration, one of the purposes of the Council's windfall polices, CS10 and DP6 is to 
ensure that development identified in the Local Plan comes forward before unidentified sites. 
The market for housing is limited and the availability of housing on non-identified sites can slow 
the delivery on identified sites, particularly the larger strategic sites. It is these large sites that 
will also be delivering the infrastructure, such as schools and doctors which support new 
development, so a slower delivery of housing on these sites will result in a later delivery of the 
facilities on these sites. I consider therefore that the proposed development does conflict with 
the purposes of including the land within the Green Belt. 
 
(33) In conclusion I consider therefore that the development is inappropriate development 
in the Green Belt as the material change of use of the land and the proposed extension and 
conversion of the existing building fails to preserve the openness of the Green Belt and conflicts 
with the purposes of the Green Belt.  
 
(34) The applicant argues that the extensions are proportionate to the original building and 
should be considered acceptable under Green Belt policy. However, as the proposed 
extensions to the building are required in order to enable the re-use of the development and 
are secondary to the material change of use of the land I do not consider that this is the primary 
test under the NPPF or the adopted Local Plan. 
 
 



(35) Policy DP22 sets out criteria for assessing other harm arising from inappropriate 
development in the Green Belt.  

a) The extent of intensification of the use of the site; 
b) The impact of an increase in activity and disturbance resulting from the 

development, both on and off the site, including traffic movement and parking, 
light pollution and noise; 

c) Impact on biodiversity and wildlife  
d) Impact on visual amenity or character taking into account the extent of 

screening required 
e) Impacts arising from infrastructure required by the development. 

I have covered point (a) in the consideration above and will deal with the other harms below. 
Whether Very Special Circumstances Exist 
 
(36) Having concluded that the proposed development is inappropriate development the 
NPPF states that inappropriate development is, by definition, harmful to the Green Belt and 
should not be approved except in very special circumstances.  Paragraph 144 of the NPPF 
states: "Local planning authorities should ensure that substantial weight is given to any harm 
to the Green Belt. 'Very special circumstances' will not exist unless the potential harm to the 
Green Belt by reason of inappropriateness, and any other harm resulting from the proposal, is 
clearly outweighed by other considerations."  Policy DP22 of the Dartford Adopted Local Plan 
reiterates this position. 
 
(37) The applicant has not provided any reasons for the development which they consider 
may amount to Very Special Circumstances.   
 
The acceptability of use of the site for windfall housing 
 
(38) The proposal is for a new dwelling which is not identified in the Local Plan and as such 
it falls to be considered as windfall development and needs to be considered in relation to the 
tests within Core Strategy policy CS10 and DP6, and the Councils Windfall Housing SPD. 
These policies generally require developments to meet the following characteristics in order to 
be considered as an accessible location for windfall housing: development to be located on 
brownfield land;  and to be well located in relation to shops, services, employment and public 
transport; that the benefits of the proposed development should outweigh the disbenefits; and 
that there is sufficient infrastructure to meet the needs of the development; or that the proposal 
can provide new infrastructure to meet its requirements. 
 
(39) Previously developed land (or brownfield land) is defined in the NPPF as "Land which 
is or was occupied by a permanent structure, including the curtilage of the developed land 
(although it should not assumed that the whole of the curtilage should be developed) and any 
associated fixed infrastructure. This excludes: land that is or was occupied by agricultural or 
forestry buildings…..".  Since the application site contains a building that was ancillary to what 
appears to be a recreational paddock (not agricultural horse grazing), I consider that the site 
can be considered as previously developed land. 
 
(40) However the site is poorly located in relation to shops and services. The nearest bus 
stop from the site is on Leyton Cross Road, 700m to the west of the site where the B12 stops 
(Three buses per hour towards Bexleyheath and Erith). A bus stop for the 477 (two buses per 
hour to Orpington, Swanley, Dartford and Bluewater) is located in Wilmington Village 800m 
from the site to the east.  A limited range of retail facilities (one local shop and hot food 
takeaway) are available in Wilmington Village 800m to the east of the site.  Primary/secondary 
schools are located approximately 800-1000m from the site. A community hall is around 800m 
from the site although it is acknowledged that a community church is 480m from the site. The 
nearest public house, is over 1000m distant. The nearest park and play area is circa 900m from 
the site. There are limited employment opportunities in the area, with the nearest employment 
locations in Dartford and Bexleyheath some distance from the site.  In addition, the appeal site 
is accessed from a private road off of a rural lane and much of the routes to these facilities and 
public transport are unlit and without a dedicated footway. Hook Farm Lane and Broad Lane 
would be unattractive routes in the day time due to the speed of cars using these narrow roads 
but in winter or at night these would be very unappealing and potentially unsafe routes to walk 



and cycle along. The public right of way (DR118), although offering a quieter walking route, is 
an unattractive option to access the village given the length of the journey (700m to Common 
Lane and 900m to Leyton Cross Road), lack of a dedicated footpath and lack of lighting. I 
consider that the future occupiers of the bungalow would therefore be unduly reliant on the use 
of private cars which is contrary to the objectives of Local Plan policy. As such the site does not 
represent a sustainable location for windfall housing development, as future occupiers are likely 
to be dependent on a private car.   
 
(41) The single residential unit proposed would be unlikely to result in significant impact on 
local infrastructure which would justify the refusal of planning permission but as considered 
above the availability of non-identified houses has the potential to slow the delivery of identified 
sites which bring forward the delivery of infrastructure and other regeneration benefits. 
 
(42) As Dartford is meeting the requirements for housing delivery and the provision of a five 
year housing supply set by the government the benefits of additional housing provision are 
limited. 
 
Impact on visual amenity or character of the area 
 
(43) As noted above the extensions and alterations of the building to be converted would 
create an urbanising impact upon the surrounding area which is characterised by open fields 
and trees. The proposal also indicates the removal of vegetation on the site and the residential 
use is likely to result in a more managed and domestic appearance of the land which will further 
impact on the character of this rural area.    
  
Amenity of future / existing occupiers 
 
(44) The proposed residential unit would be of sufficient size to meet the internal space 
requirements within the Nationally Described Space Standards. External amenity space would 
also be provided which would meet the requirements of future occupiers.  
  
(45) The nearest residential properties are located some distance from the site to the north, 
or on the opposite side of Hook Green Lane to the south.  This level of separation from 
neighbouring properties would be sufficient to ensure that the proposals would not result in 
undue loss of amenity to these nearest residential properties.    
 
The impact of an increase in activity and disturbance resulting from the development (including 
light pollution) 
 
(46) The proposed use would result in the creation of two separate planning units, a 
residential dwelling and curtilage and a separate paddock for horse. Although at present the 
land is in the same ownership there is no requirement under planning legislation that this should 
continue. I consider therefore that there is likely to be an intensification of the use of the access 
road and the application site and adjacent land due to the creation of two separate uses. In 
addition, the creation of a residential dwelling is likely to result in more activity associated with 
the site, such as postmen, deliveries, visitors, as well as the occupants. Activity associated with 
the residential use will also be 24 hour resulting in lighting of the building both internally making 
the building visible at night when at present it is likely to be dark. The introduction of external 
lighting will exacerbate this, introducing lighting to an area where these in none and contributing 
to the change in the character of the site and loss of openness. 
 
(47) With regard to car parking the existing hard standing area adjacent to the existing 
stables is included with the proposed residential curtilage and would be capable of 
accommodating two vehicles plus visitor parking. An electric vehicle car charging point is 
proposed within this space. This level of car parking provision would be sufficient to meet the 
requirements of the adopted Dartford Car Parking SPD.   
 
(48) However use of this space for car parking in connection with the dwelling would reduce 
the area of hard surfacing available for the remaining paddock use, and storage building to the 



north, and this could have the potential to increase pressure for development of further hard 
standing, which would impact on Green Belt openness, as discussed above.   
 
Impact on biodiversity and wildlife  
 
(49) The proposed plans indicate the clearance of some vegetation but this is a limited area 
and there is no change proposed to the remaining paddock. Given that the proposal is to 
convert and extend the existing building I am satisfied that there will no substantial or long term 
harm to biodiversity or wildlife. 
 
Other Issues 
 
(50) As Members will be aware, each planning application must be considered on its own 
merits. However, the applicants' agent has stated that they consider that the impact of the 
proposals on the openness of the green belt would be similar to another application at Rowhill 
Stables, around 500m to the south of the application site. Planning permission was granted 
here for the conversion of a former livery stables to a single dwellinghouse in September 2017 
(ref: 17/01680/COU). However the Rowhill Stables example differs from the application site in 
a number of respects. The Rowhill Stables were constructed in an 'O' shaped layout with an 
enclosed central courtyard which can effectively contain residential paraphernalia and the red 
line of the application site was drawn tightly around the buildings and access road, limiting any 
impact on land outside the buildings. The stables here were also used for livery and so the 
consideration took into account that the activity generated by a single dwelling would be less 
than the livery. In addition there were benefits provided in that the removal of the livery allowed 
the existing menage to return to open land reducing the amount of development in the Green 
Belt. I am satisfied therefore that there is no inconsistency in how the Council has considered 
the current application.  
 
(51)  The applicant’s agent also refers to paragraph 79 of the NPPF which seeks to avoid 
the development of isolated homes in the countryside. The agent argues that the site is not 
‘isolated’. Whether the site is ‘isolated’ in the context of the NPPF is not the key consideration 
in this case as the development fails on Green Belt grounds. 
 
FINANCIAL BENEFITS  
 
(52) 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. 
 
(53) In this particular case the following are the 'financial benefits' which I am aware of: 
 
(54) Community Infrastructure Levy:  CIL is charged on the net increase in floorspace of the 
proposed development and in this case a chargeable area of 109 square metres would result 
in a CIL liability of £5422.59. However this payment may not be required as the applicant has 
indicated that development will be undertaken as a self-build project and could apply for an 
exemption under CIL. Provided that the nature of future occupation meets relevant 
requirements, self-build housing is exempt from the need to pay CIL. 
 
(55) 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 
 
(56) 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 
 
(57) 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 
 
(58) 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 
 
(59) I consider therefore that the development is considered to be inappropriate 
development in the Green Belt as the material change of use of the land and the proposed 
extension and conversion of the existing building fails to preserve the openness of the Green 
Belt and conflicts with the purposes of the Green Belt.   
 
(60) In addition I have identified other harms arising from the development. The proposed 
dwelling represent windfall housing in an unsustainable location which is likely to result in 
increased use of the private car. In addition the creation of two separate planning units is likely 
to result in an intensified use of the site and the adjacent land contrary to Policy DP22. 
 
(61) I have identified no "very special circumstances" which would outweigh the harm to the 
Green Belt and the other harms identified and therefore the proposal is contrary to national and 
adopted local planning policy. 
 
RECOMMENDATION: 
 
Planning permission is refused for the following reasons: 
 
01 The proposal is considered to be inappropriate development in the Green Belt, and would 

be harmful to its openness and the purposes of the Green Belt. Very special 
circumstances have not been demonstrated to outweigh this harm and the other harms 
identified and the proposal is therefore contrary to Core Strategy Policy CS13 and Policy 
DP22 of the adopted Dartford Local Plan and the National Planning Policy Framework. 

 
02 The benefits of providing a new dwelling are reduced by the Council's ability to 

demonstrate a 5-year housing land supply. The disbenefits of the development therefore 
clearly outweigh the benefits of developing this windfall site in terms of the poor 
accessibility of the dwelling which encourages car use, the location of a dwelling on 
Green Belt land, harm to the character and appearance of the area and harm by way of 
the intensification of the use of the land. .As such the development is contrary to policies 
CS1 and CS10 of the adopted Core Strategy, Policies DP6 of the Dartford Development 
Policies Plan and the Housing Windfall Supplementary Planning Document (2014). 

 
 
 
 
 
 
 
 
 



INFORMATIVES 
 
01 If planning permission is granted for the development which is the subject of this notice, 

liability for a Community Infrastructure Levy (CIL) payment is likely to arise.  Persons with 
an interest in the land are advised to consult the CIL guide on Dartford Council's Website 
(http://tinyurl.com/DartfordCIL) for information on the charge and any exemptions or 
relief, and to submit the relevant forms (available from www.planningportal.gov.uk/cil) to 
the Council before commencement to avoid additional interest or surcharges.  If liable, a 
CIL Liability Notice will be sent detailing the charges, which will be registered as a local 
land charge against the relevant land. 

 
 
 



 
Application No:: 19/00561/COU 
 

Address :  Woodside Hook Green Lane Wilmington Kent DA2 7AJ 
 

Date: 25 September 2019 Scale: Not to Scale 
 

 

 

Hook Green

Dairy

LB

43.0m

Farmside

The Tye

HOOK GREEN LANE

T
h
e

 B
u
n

g
a
lo

wNevada

Kennels

Turnagain Lodge

@ A4

°
1:1,250

Dartford Borough Council 100025870 2019


