
          
   DEVELOPMENT CONTROL BOARD 
 
    9 December 2019 
 
Reference: 19/00353/COU    Officer: Matthew Apperley 
 
Location: 156 Shirehall Road 

Hawley 
Kent 
DA2 7SN 

 
Proposal: Change of use of C3 residential dwelling to a mixed use for B1(a) office 

purposes and C3 residential purposes with associated works to create 
additional parking (retrospective application) 

 
Applicant: Energy Engineering Ltd 

 
Agent:  DHA Planning/Mr John Collins 
 
Parish / Ward: Sutton At Hone & Hawley P.C. OLD 2019 / Sutton At Hone & Hawley OLD 
 
RECOMMENDATION: 
 
Approval 
 
SITE DESCRIPTION 
 
(1) The application site is a large triangular corner plot located on the northern side of 
Shirehall Road at its junction with Alfred Road. This is a predominately residential area. The 
site contains a detached two storey building which has been converted from a 5 bedroom house 
into an unauthorised mixed use of class B1 (a) office purposes and class C3 residential 
purposes. Immediately to the south and west of the building are parking areas serving the 
property that are accessed off Shirehall Road and Alfred Road respectively. The remainder of 
the site to the north of the building comprises of outdoor amenity space.  
 
(2) To the north, east and west of the site are a mix of detached, semi-detached and 
terraced houses. To the south of the site on the opposite side of Shirehall Road is agricultural 
farmland which is located within the Green Belt.  
 
THE PROPOSAL 
 
(3) The proposal seeks to retain the mix of class B1 (a) offices and class C3 residential 
accommodation at the building. The ground floor of the building comprises entirely of class C3 
residential accommodation (a hallway, a bedroom, a dining room, a living room, an open plan 
kitchen / family room, a utility room and W.C). The first floor of the building contains a mix of 
office and residential accommodation, with the office accommodation comprising three small 
offices, a store room and a kitchenette, and the residential accommodation comprising a 
bedroom. The first floor bathroom serves both the residential and office accommodation.  
 
(4) The energy engineering company which operates out of the offices at the site, employs 
a total of 8 members of staff (6 full time and 2 part time). The owner / director of the company 
and a second member of staff, permanently live at No. 156 Shirehall Road. The applicant has 
also confirmed that the opening hours for the office element of the scheme are 8.30 a.m. to 5 
p.m. Monday to Friday only.  
 
(5) The scheme provides 4 car parking spaces in the parking area to the south of the 
building (previously serving the house) and would provide 4 car parking spaces to the west of 
the building accessed off Alfred Road.  
 



RELEVANT HISTORY 
 
(6) An application to raise the height of the roof and add an additional floor in order to 
create a two storey 5 bedroom house was approved on the 22nd January 2014 under 
application reference 13/01666/FUL.  
 
COMMENTS FROM ORGANISATIONS 
 
(7) KCC Highways - They consider that the revised parking layout fronting onto Alfred 
Road is now acceptable, and provides suitable visibility splays for both pedestrians and 
vehicles. Therefore, they have no objections to the proposal, and request an informative relating 
to vehicle crossovers be placed upon any approval.  
 
(8) Environmental Health - They have no objections.  
 
(9) Sutton-At-Hone & Hawley Parish Council - Object to the proposal as they believe the 
use to be incompatible with the residential environment of the location, and an overdevelopment 
of the site. They are particularly concerned with likely trip generation and associated highway 
safety issues.  
 
NEIGHBOUR NOTIFICATION 
 
(10) Seven representations have been received from local residents from four addresses in 
relation to the application.  Their comments are as follows: 
 
 - The proposal results in congestion, excessive volumes of traffic on these 
  small roads, and conditions prejudicial to highway safety.  
 - Having residential accommodation and offices at the site increases the  
  impact of the scheme in terms of congestion in the surrounding area.  
 - If planning were to be granted then HGV's and other large vehicles could visit 
  the site.  
 - Increased levels of congestion in Alfred Road and Shirehall Road would  
  restrict access for emergency services.  
 - The use creates noise and disruption.  
 - The proposal affects the privacy of adjoining occupiers.  
 - The area should be restricted to residential uses only.  
 
RELEVANT POLICIES 
 
(11) 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.  
 
(12) Adopted Dartford Core Strategy 2011 
 CS1: Spatial Pattern of Development 
 CS15: Managing Transport Demand 
 
(13) 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 
 DP7: Borough Housing Stock and Residential Amenity 
 DP8: Residential Space and Design in New Development 
 
(14) Dartford Parking Standards Supplementary Planning Document (2012) 
 



(15) The NPPF and the Town and Country Planning (Use Classes) Order 1987 (as 
amended) are also material considerations.  
 
COMMENTS 
 
Key Issues 
 
(16) I consider the key issues to be the principle of the development, the impact on visual 
amenities, the impact on parking and highway safety, and the impact on residential amenity.  
 
Principle of Development:  
 
(17) The Town and Country Planning (Use Classes) Order 1987 (as amended) highlights 
that Class B1 uses including offices (other than those that are visited by general members of 
the public and fall within Class A2), may be appropriate within residential areas. Therefore, I 
consider that the principle of No. 156 Shirehall Road having a mixed use of class B1 (a) offices 
and class C3 residential would be acceptable subject to the impacts arising from such a use. I 
consider it important to ensure that there are no detrimental impacts from the development 
which would outweigh the benefit of providing valuable jobs and employment. The key issues 
for consideration are therefore the visual impact of the scheme; parking and highway safety 
and amenity; and the impact of the use on residential amenity.  
 
Visual amenities  
 
(18) The scheme does not alter the external appearance of the detached two storey building 
on the site, or the lawful parking area to the south of the said property, which fronts out onto 
Shirehall Road.  
 
(19) The western section of the site currently contains a second parking area which is 
unauthorised. The said parking area is enclosed by a very tall brick wall and access gates which 
abut Alfred Road. Although the wall and gates have been in situ for some time, I am of the 
opinion that such a large expanse of tall and bulky brick wall appears as somewhat of an 
incongruous feature within Alfred Road, which is characterised in general by open front 
curtilages with low level front boundary treatments.  
 
(20) The existing western parking area, which is being used on site, fails to provide 
adequate parking and manoeuvring space and KCC Highways considers the historic access 
onto Alfred Road to be dangerous. In response to these concerns, the applicant has revised 
the application by removing the large access gates and a section of the large imposing 
boundary wall fronting Alfred Road, and instead is proposing the creation of four parking spaces 
to be accessed directly off Alfred Road. The parking and highway safety implications of this 
revision are considered later in the report. Alfred Road is characterised by front curtilage 
parking, although I note that a row of four parking spaces would be larger than most parking 
allowances within the street scene. However, I am of the opinion that the large amounts of soft 
landscaping that are also proposed to the rear and either side of the said parking spaces will 
help soften the appearance of this western parking area, and ensure that they would not appear 
intrusive within the locality. The exact details of the proposed planting could be secured by way 
of a condition (Condition 3). I consider it important to note that the two parking areas for the site 
would be well separated by retained existing boundary walls and via the proposed vegetation. 
As a consequence, I do not believe that the parking provision for the site would appear 
overbearing within the locality or dominant in the street scene.  
 
(21) I believe that the actual finishes of the proposed car parking spaces themselves are 
very important in helping them appear sympathetic to the residential area. I do not consider that 
it would be appropriate to tarmac the four parking spaces and demarcate them with white lines.  
Rather a more subtle and sympathetic looking resin bond finish with demarcation provided via 
the insertion of occasional brick / block paviours would be preferable. The applicant has 
confirmed that this would be acceptable to him. I consider that a condition requiring details of 
not only the soft landscaping but also the hard landscaping details should therefore be imposed 
upon any approval (Condition 3).  



(22) In summary, the only external works proposed would be the sympathetically 
landscaped additional car parking in the west of the site, which I consider to be acceptable 
additions to the street scene. Therefore, I do not consider that there are any grounds to refuse 
this application on visual amenity grounds. 
 
Parking and highway safety 
 
(23) The proposed scheme would provide the mixed Class C3 residential / Class B1(a) 
office use with a total of eight off street car parking spaces. The parking standards SPD requires 
small Class B1 offices such as these to be provided with one space per 20m². The total amount 
of office space utilised equates to 91.5m² and would generate a parking requirement of 5 
spaces for the office use. The Class C3 element of the scheme is for all intents and purposes 
a 2 bedroom flat, and on that basis I consider it generates a parking requirement of 1.2 spaces. 
The proposal would provide the said residential accommodation with 2 off street parking 
spaces. Which would leave one space for visitors to the site. Therefore, I consider the mixed 
use scheme complies with adopted parking standard requirements. In addition to this it is 
important to note that there are already two drop kerbs in Alfred Road (one of which is currently 
utilised and one which could easily be made usable) where the proposed access for the 
proposed car parking is to be sited. Therefore, I do not believe that the development would 
displace any existing on street parking spaces.   
 
(24) The applicant has confirmed that he and another member of staff currently occupy the 
said residential accommodation. This would result in at least two members of staff (including 
the applicant) not needing to park in the office parking spaces. It is noted that the second 
member of staff could move out of the building. However, the applicant has confirmed that he 
will continue to live at the premises. Bearing this fact in mind, the applicant has agreed to a 
personal permission condition being imposed in relation to the mixed Class C3 residential / 
Class B1(a) office use (Condition 6). I consider this to be a necessary and reasonable condition 
as it would ensure that the mixed use stays within the same ownership, thereby helping to 
ensure that the said use will continue to be afforded with acceptable parking provision.  
 
(25) The applicant has also stated that currently four other members of staff travel to work 
by car and two cycle to work. There is cycle storage provision on site in the form of a small side 
extension to the east of the building. There are also bus stops in Hawley Road to the east of 
the site which are approximately a 1.2km or 15 minute walk away from the site. These bus 
stops are served by the No. 414 route which provides services every 30 minutes to South 
Darenth in one direction and Dartford in the other. I consider that these bus stops are within a 
reasonable walking distance for commuters to the office and therefore the bus stops provide a 
viable alternative for any worker wishing to travel to the said offices by public transport although 
unlikely to discourage car use.  
 
(26) It is important to note that this business is purely an office based company for the sole 
purposes of Energy Engineering. Bearing this in mind the applicant has confirmed that the 
premises does not receive any business deliveries, and that refuse generated is extremely 
limited and dealt with via the normal household refuse collection service. I consider it 
appropriate to condition that there are to be no business deliveries to the site (Condition 7).  
 
(27) Given the limited scale of the business, combined with the facts that some staff reside 
at the site, there are alternative modes of travel available to the site, and there will be no 
business deliveries to the site, would in my opinion, likely mean that the trip generation from 
the use would be limited. Therefore, I consider it unlikely that the scheme would create 
congestion or highway safety or amenity issues within the local highway network.  
 
(28) It is important to note that the opening hours for the office element of the scheme are 
8.30 a.m. to 5 p.m. Monday to Friday only. A fact which has been secured by way of a condition 
(Condition 9). Therefore, during weekday evenings and during the weekends when most local 
residents would be at home and potentially utilising available on street parking provision, the 
office element of the scheme would not be operating. Therefore, at these times only the 2 bed 
accommodation would be utilising the on-site parking provision. This would help to ensure that 
the proposal would not create any parking issues in the area.  



(29) Therefore, I believe that given the ample off street parking provision for the small scale 
business and the two bed residential accommodation, combined with the facts that there are 
alternate modes of travel to the site available, and that the business element would only operate 
during weekday daytimes, the mixed use scheme would not add to on street parking demand 
and would not create any highway safety or amenity issues.  
 
(30) The KCC Highways department have also assessed the proposed parking spaces in 
terms of their relationship with the road junction of Alfred Road and Shirehall Road, and their 
ability to be provided with suitable visibility splays. On both counts KCC Highways considered 
the application to be acceptable. Therefore, subject to the imposition of a condition requiring 
the retention of appropriate visibility splays for the proposed parking spaces (Condition 4), I 
consider that the proposed parking spaces themselves would be acceptable in highway safety 
terms.  
 
(31) In summary, the application provides acceptable off street parking provision in 
compliance with the Council's parking standards. In addition there is the potential for other 
sustainable modes of travel to be utilised further in the future. These facts combined with the 
limited size and intensity of the business and the fact that there would be no business deliveries 
to the site, would I believe ensure that the proposal would not result in any highway safety or 
amenity issues.  
 
Residential amenities 
 
(32) I believe that the limited number of staff at the business (as stipulated in condition 8), 
combined with the relatively quiet office based nature of the business would unlikely create any 
detrimental noise and disturbance for adjoining occupiers. This is a view upheld by the Council's 
Environmental Health department. The applicant has confirmed that the outside rear amenity 
space is to only be used in association with the residential element of the site. Thereby, not 
altering the approved use of the said amenity area. Furthermore, the office would only operate 
during traditional office hours and not at all during the evenings or on weekends, when most 
neighbouring residents would be at home. I consider this would further ensure that the scheme 
would not have any detrimental impact on adjoining occupiers amenities. In order to ensure that 
the premises do not become occupied by a potentially noisier operator, the applicant has 
agreed to a personal permission (Condition 6), which ensures that the mixed use would 
continue to operate as per the considerations of this application.  
 
(33) Although the approved first floor rear bedroom windows of No. 156 Shirehall Road 
would likely have resulted in some overlooking of adjoining properties. I am concerned that the 
rear office space and the kitchenette now at first floor level may potentially lead to a greater 
degree of privacy invasion for the occupiers of No. 2 Alfred Road. In particular their rear amenity 
space. Therefore, in order to protect the privacy of the occupiers of No. 2 Alfred Road, I consider 
it reasonable and necessary to impose a condition requiring the said office and kitchenette 
windows to be obscure glazed (Condition 3).  
 
(34) I do not consider that the use of the proposed parking spaces fronting Alfred Road 
would create any detrimental noise or disturbance for adjoining occupiers.  
 
(35) Although the residential accommodation is not traditional in its arrangement. I am of 
the opinion that it would still provide its occupiers with more than adequate internal space, far 
exceeding the amount of space required for a two bed flat in the national technical housing 
space standards. In addition all of the habitable room windows in the residential element of the 
scheme are provided with adequate internal luminance and outlook. Thereby ensuring that the 
residential amenities of the applicant are protected. 
 
(36) In summary, I am of the opinion that the limited scale and intensity of the mixed use, 
would ensure that subject to an obscure glazing condition being added to the permission 
(Condition 3), the proposal would not create any noise, disturbance or have any detrimental 
impact on the amenities of adjoining occupiers.  
 
 



FINANCIAL BENEFITS  
 
(37) 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. 
 
(38) In this particular case as the proposal is for a partial change of use of existing internal 
floorspace, the proposal is not CIL liable.  
 
HUMAN RIGHTS IMPLICATIONS 
 
(39) 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 
 
(40) 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 
 
(41) Having considered the comments from consultees and local residents as well as the 
relevant planning policies, I am of the view that the development is acceptable in principle. The 
proposal would have no adverse impact on neighbouring properties, the surrounding area, or 
result in any parking implications or highway safety and amenity issues which would justify a 
refusal of planning permission. I would suggest that on balance the benefits of providing 
additional employment outweigh any dis-benefits of the scheme.  
 
(42) As such, I consider that the proposed development is in accordance with Development 
Plan Policy, and also guidance within the National Planning Policy Framework.  
 
RECOMMENDATION: 
 
Planning permission is granted for the reasons set out in the report and subject to the 
following conditions: 
 
Conditions: 
 
01 The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 
 
01 In pursuance of Section 91(1) of the Town and Country Planning Act 1990. 
 
02 The development shall be carried out in accordance with the following plans and 

documents: 156/PL/01 Rev A (Location and Block Plans); 156/PL/02 Rev A (Site Plan); 
156/PL/03 (Proposed Floor Plans); and H-01 Rev P2 (Visibility splays and Swept Path 
Analysis). 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 The use of the site as a class B1 (a) offices and class C3 residential accommodation 

shall cease and all works associated with the said class B1 (a) offices shall be removed 
within 28 days of the date of failure to meet any one of the requirements set out in (i) to 
(iii) below:  

 



 (i) Within six weeks of the date of this permission details of a landscaping  
  scheme including both hard and soft landscaping including fencing and walls, 
  shall be submitted to the Local Planning Authority. The approved hard and 
  soft landscaping details shall then be implemented within four months of the 
  date of this permission or such other timetable to be agreed by the Local  
  Planning Authority. 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. 

 
 (ii) Within six weeks of the date of this permission obscure glazing details  

  relating to the upper floor windows in the northern elevation of the building 
  shall be submitted to the Local Planning Authority. Such glazing shall be  
  obscured to 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.  Approved obscure glazing details shall 
  then be implemented in accordance with the approved details within four  
  months of the date of this permission or such other timetable to be agreed by 
  the Local Planning Authority. The obscure glazing shall subsequently be  
  maintained as such at all times, for as long as the business use hereby  
  approved operates from the building. 

 
 (iii) Within 4 months of the date of this permission all 8 car parking spaces shown 

  on the plans hereby approved, shall be provided within the curtilage of the 
  site. The spaces shall be maintained 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,  
  without the prior written permission of the Local Planning )        

 
 (iv) Within 11 months of the date of this decision, full approval by the local  

  planning authority of the details set out in (i)-(ii) above shall have been  
  obtained by the applicant or if the local planning authority refuse to approve 
  the scheme, or fail to give a decision within the prescribed period, an appeal 
  shall have been made to and accepted as validly made by the Secretary of 
  State. 

 
 (v)       If an appeal is made in pursuance of the above, that appeal shall have been 

  finally determined and the submitted details pursuant to the requirements in 
  parts (i)-(iii) of this condition shall have been approved by the Secretary of 
  State. 

  
 (vi)      The approved scheme shall have been carried out and completed in  

  accordance with the approved timetables set out in (i)-(iii) above. 
 
03 In the interests of visual amenity, the amenity of adjoining residents and to ensure 

satisfactory car parking facilities are provided within the site in accordance with the Local 
Planning Authority's standards and Policies DP2, DP4 and DP5 of the adopted Dartford 
Local Plan. 

 
04 The proposed vehicular access and sight lines for the four car parking spaces in the 

western section of the site, shall be provided and constructed as shown on the application 
drawings before the said parking spaces are first used and thereafter there shall be no 
obstruction exceeding 600mm within the splays. 

 
04 In order to ensure that the development does not prejudice the free flow of traffic and 

condition of safety on the highway nor cause inconvenience to other highway users in 
accordance with Policy DP4 of the adopted Dartford Local Plan. 

 



05 The use hereby permitted shall be only for a mixed use office and residential uses (sui 
generis use) with no more than 92 sqm of office floorspace and for no other use whether 
permitted by the Town and Country Planning (General Permitted Development) 
(England) Order 2015 (as amended) (or any order revoking or re-enacting that Order) or 
not. 

 
05 In the interests of amenities and highway safety in accordance with Policy DP5 of the 

adopted Dartford Local Plan. 
 
06 This permission shall enure only for the benefit of Mr Daniel Eldred of Energy Engineering 

Ltd and it shall not enure for the benefit of the land or any other person or persons for 
the time being having an interest therein. 

 
06 Permission would not otherwise have been forthcoming bearing in mind the potential 

highway safety and amenity issues relating to a mixed use of office purposes and 
residential purposes in this residential location. In accordance with Policies DP2 and DP5 
of the adopted Dartford Local Plan. 

 
07 No deliveries in association with the approved B1 (a) office use shall take place from or 

to the application site at any time. 
 
07 In the interests of amenity and safety in accordance with Policies DP2, DP4 and DP5 of 

the Dartford Development Policies Plan. 
 
08 The number of staff employed at the site shall be restricted to a maximum number of 

eight people and shall subsequently be maintained as such unless otherwise agreed in 
writing by the Local Planning Authority. 

 
08 In the interests of amenities and highway safety in accordance with Policy DP5 of the 

adopted Dartford Local Plan. 
 
09 The use shall not be carried on outside the hours of 8.30 a.m. to 5.00 p.m.  Mondays to 

Fridays with no working on Saturdays, Sundays or Bank Holidays unless otherwise 
agreed in writing by or on behalf of the Local Planning Authority. 

 
09 To avoid unreasonable disturbance outside normal working hours to nearby residential 

properties contrary to Policy DP5 of the adopted Dartford Local Plan. 
 
10 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (or any order revoking and re-enacting that Order) 
no extensions, alterations or other form of enlargement to the residential development 
hereby permitted, nor erection of porches, hardstandings, outbuildings or storage tanks, 
shall take place without the prior written permission of the Local Planning Authority. 

 
10 To enable 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 the need 
to protect the character and appearance of this site and ensure the site does not become 
overdeveloped, in accordance with Policies DP2 of the adopted Dartford Local Plan. 

 
INFORMATIVES 
 

01 It is the responsibility of the applicant to ensure, before the development hereby 
approved is commenced, that all necessary highway approvals and consents where 
required are obtained and that the limits of the highway boundary are clearly established 
in order to avoid any enforcement action being taken by the Highway Authority. 

 



 
Application No:: 19/00353/COU 
 

Address :  156 Shirehall Road Hawley Kent DA2 7SN  
 

Date: 25 November 2019 Scale: Not to Scale 
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