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Parish / Ward: Longfield And New Barn / Longfield, New Barn & Southfleet 
 
RECOMMENDATION: 
 
Approval of planning application subject to conditions specified hereunder  
 
SITE DESCRIPTION 
 
(1) The site comprises a detached house with a relatively large frontage in the established 
residential area of New Barn, Longfield. It is located in a private cul-de-sac which is a spur from, 
but still classified as, Fawkham Avenue. This cul-de-sac contains 4 detached properties of 
similar style which were built in the late 1980s, No.9A is the southernmost property. 
 
(2) The overall site area is some 630sqm. The front elevation of the property faces east 
over its front garden and driveway into the cul-de-sac. The property's front boundary is angled 
so that the depth of the front curtilage varies from a maximum depth of approximately 22 metres 
at its southern side to a minimum depth of around 13 metres at its northern side.  
 
(3) The property's frontage comprises a lawn containing a small tree and a driveway. The 
land is relatively flat and even. The southern boundary is demarcated by a close boarded fence 
and the northern boundary is lined by a row of trees and bushes. 
 
(4) No.9A Fawkham Avenue is a chalet style property with dormer windows in the front 
and rear roof slope and an integral garage.  
 
(5) The neighbour to the north, No.9B Fawkham Avenue, is also a detached house of 
similar style to the application site. The property's front curtilage is bordered to the south by the 
rear gardens of No.7 and No.9 Fawkham Avenue whose rear boundaries form the side 
(southern) boundary of the application site. 
 
(6) The site is within the New Barn Area of Special Character (ASC). 
 
THE PROPOSAL 
 
(7) The application seeks permission for the erection of a detached double garage to the 
front of the site. The structure would sit approximately 5.5 metres forward of the front elevation 
of the house to the southern side of the plot close to the southern boundary. It would project 
7.8 metres on the southern boundary with a width of 6.5 metres. The roof is to be hipped on all 



sides, its maximum height at the ridge will be approximately 4.5 metres and its eaves height 
will be 2.3 metres. 
 
(8) Its widest elevations will be its front and rear (northern and southern), with the southern 
elevation sitting close to the boundary fence with Nos.7and 9 Fawkham Avenue. The garage 
will be set back from the front (eastern) boundary to the site by a maximum distance of 8 metres 
a minimum distance will be 4.8 metres, this is owing to the angled boundary line. 
 
(9) The garage would be red brick to match the main dwelling, with a hipped roof and two 
garage doors to its northern elevation. The western elevation facing the main dwelling and 
hidden from the street scene will feature a pedestrian door and window.  The southern and 
eastern elevations are shown to be solid brickwork. The floor plan shows that the garage would 
accommodate 2 No. parking spaces and a narrow area for storage.  
 
(10) The proposal also involves an extension to the existing hard standing to the west of the 
garage in the space between the front elevation and the new building and an increase in the 
width of the driveway. The existing driveway has an approximate width of 4.5m, this would be 
extended in width by around 1.3m to approximately 5.8m. 
 
(11) A section of the lawn will be retained to the front of the garage and also a small tree, 
there is also planting proposed to the front (east) of the lawn. If Members were minded to 
approve the application a condition [5] is included below that a landscaping scheme is submitted 
to ensure that the planting and soft landscaping shown on the proposed block plan is provided 
to a satisfactory standard. 
 
(12) The application has been amended and reduced in scale since first submission in 
response to officer concerns. The initial proposal sought permission for a two storey garage 
with an office at first floor level. 
 
RELEVANT HISTORY 
 
(13) The property and the cul-de-sac of which it is part were erected in the 1980s under 
planning application reference DA/86/00806/FUL.  
 
COMMENTS FROM ORGANISATIONS 
 
(14) Longfield and New Barn Parish Council: Object to the development on the basis that it 
is an overdevelopment of an open area in a small close, detrimental to the area. 
 
NEIGHBOUR NOTIFICATION 
 
(15) Neighbours were initially notified of the proposals on the 14th of May 2020, and were 
consulted twice more on the 10th of June and the 20th of July following revisions to the 
proposals in line with officer comments.  
 
(16) In response to consultation representations, residents from 4 neighbouring properties 
objected to the application. Some of these representations responded to the initial scheme and 
included concerns about the two storey height of the garage and the office above.  These 
aspects have been removed from the proposals. The representations relevant to the current 
proposal are summarised as follows: 
 
 - Out of keeping/ out of character with the design of the cul-de-sac 
 - Removal of part of the footpath is a hazard 
 - Overbearing visual impact  
 - Concerns about the potential use of the garage in terms of suspected  
  commercial use. 
 - Loss of garden  
 - Contravenes definition of Area of Special Character 
 - Over-intensification of development  
 - Hard standing and run off water 



RELEVANT POLICIES 
 
(17) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 2017 and 
the Kent Minerals and Waste Local Plan 2016 form the Dartford's Development Plan and the 
application should be determined against this unless material considerations indicate 
otherwise. 
 
(18) Adopted Dartford Core Strategy adopted 2011 
 
(19) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection  
DP7: Borough Housing Stock and Residential Amenity  
DP12: Historic Environment Strategy  
 
(20) Dartford Parking Standards Supplementary Planning Document 2012 
 
(21) The NPPF is also a material consideration.   
 
COMMENTS 
 
Key Issues 
 
(22) The key issues relate to: impact of the development on neighbour amenity; impact to 
the character and appearance of the Area of Special Character (ASC); parking and highway 
amenity considerations. 
 
Neighbour amenity  
 
(23) Policy DP5 states that development will only be permitted where it does not result in 
unacceptable material impacts on neighbouring uses including in terms of intensity of use, 
access and parking, overshadowing, overlooking and privacy. 
 
(24) The proposed garage will be located within the front curtilage of the application site 
close to the rear boundaries with Nos. 7 and 9 Fawkham Avenue. Its maximum height will be 
4.5 metres at its central ridge and its eaves height, close to the boundary, will be approximately 
2.3 metres.  
 
(25) Nos 7 and 9 Fawkham Avenue each have rear gardens with a depth in the region of 
15 metres. As a single storey structure with a roof which is hipped away from the boundary I 
consider that this would not result in an overbearing impact for these neighbours. The building 
is also to the north of their gardens and as such should not cause harmful shading of their rear 
gardens. 
 
(26) The front (north) elevation of the garage, with the garage doors, will face north towards 
the boundary with No.9B Fawkham Avenue. There will be a distance of around 5.8m between 
the proposed garage and the front garden of this neighbouring property.   Given that this is the 
neighbour's front driveway I do not consider that this should result in harm to this neighbour's 
amenities. There are also no windows proposed in the front of the garage facing this neighbour 
and as such no additional windows facing across the front of this neighbour's property, which 
is open to view from the road in any case.  
 
(27) The garage is set in from the front boundary of the site with the shared private driveway 
to the east by a minimum of 4.6 metres. The closest neighbour to the east is No.3 Kenwood 
Avenue and its rear boundary is around 11 metres from the site's front boundary. I do not 
consider that this neighbour would suffer loss of amenity given their distance from the new 
garage. 
 



(28) The application property has a relatively large frontage which can accommodate the 
building without loss of amenity to surrounding neighbours in my view. I have considered the 
concerns raised in relation to residential amenity and I am satisfied that the proposal is 
compliant with policies DP5 and DP7 relating to neighbour amenity in the Dartford Development 
Policies Plan. 
 
Character and appearance in the New Barn Area of Special Character (ASC) 
 
(29) 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. 
 
(30) As such the appropriateness of the proposal will be assessed in terms of its context as 
part of the ASC and Fawkham Avenue specifically.  In the New Barn ASC Appraisal 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'.   
 
(31) The small tree to the front of the property is shown to be retained as well as an area of 
lawn.  It is also proposed to provide additional planting to the front (east) and side (north) 
boundaries. If Members are minded to approve the application then a landscaping [5] condition 
is included below to ensure the tree is retained and/or replaced if removed prior to, during or 
after construction and that the new planting as described is provided. This property's front 
garden is currently open plan with a large driveway and open grassed area with a single tree. 
It does little to contribute to the Area of Special Character or the mature landscape character 
of New Barn which the ASC refers to. 
 
(32) In terms of the wider context, there are a number of properties with single storey 
garages within their front curtilages in Fawkham Avenue (including Nos. 10, 15 and 24 
Fawkham Avenue). Whether or not it is appropriate to site a garage forward of a front elevation 
is very much dependent upon the local context and site specific circumstances. However, I 
consider that the presence of the aforementioned garages does establish that garages forward 
of the front elevations of properties can be acceptable within the ASC and are a feature of the 
wider area.   
 
(33) The garage would be located close to the entrance to the cul-de-sac adjacent to the 
rear boundaries with No.9 and No.7 Fawkham Avenue. Having visited the site it was my 
observation that the garage would not be immediately prominent when entering the cul-de-sac.  
In fact, my perception was that the front elevations of Nos. 9C and 9D Fawkham Avenue would 
be the most prominent features when entering the cul-de-sac. Visually the garage would not 
block the view of the other properties in the cul-de-sac.  
 
(34) Given the design of the cul-de-sac in terms of the way it curves away from the entrance 
it is not considered that the proposed garage would disrupt the established street scene or 
pattern of built development in a way that is harmful to the character of the ASC. In fact, I 
consider that its siting would simply continue the circular layout of the properties as they face 
onto the private road. 
 
(35) As noted above, the scheme has been amended and the garage has been reduced 
from a 2 storey building to a single storey structure. Previously, its design was more akin to a 
small barn with weatherboarding. This has also been amended to more closely relate to the 
finishing materials of the main dwelling.  It would now be finished with bricks and tiles to match 
the host dwelling. I consider that its design will be sympathetic to the design of the host dwelling 
and not harmful to the character or appearance of the area.  
 



(36) In terms of the impact of the additional hard standing this will be in the form of a wider 
driveway and a large hard standing area to the side (west) of the garage. Additional soft 
landscaping is proposed to soften the frontage of the property. The property's existing driveway 
appears to be the narrowest of all 4 driveways in the cul-de-sac at a width of approximately 4.5 
metres, the other driveways have widths of between 5.5 metres and 6.8 metres approximately. 
The widened driveway will have a width of approximately 5.8 metres which is within the range 
of widths of the other driveways in the cul-de-sac. There is an area of hardstanding proposed 
to the west of the garage however this will be between the garage and the house and as such 
would not be prominent in the street scene.  
 
(37) The garage, as amended, has been designed to reflect the design of the main dwelling 
and the plot is of a size and in a location which can accommodate this building it is considered. 
I am therefore of the view that the proposal will not be harmful to the character and appearance 
of the New Barn ASC or the character and appearance of the area in general.  
 
Parking and highway amenity  
 
(38) In terms of parking provision the property will be provided with a slightly widened front 
driveway and the garage will provide two additional spaces. The garage measures 6 metres by 
5.9 metres internally which complies with Dartford's adopted parking standards in terms of 
internal dimensions for a double garage. As such the property is considered to have sufficient 
parking provision. 
 
(39) The property has an existing integral garage, there are no alterations proposed to this 
as part of the application and to my knowledge there have been no physical changes to this 
which would prevent it from being used as a parking space. Condition No.2 of planning 
permission DA/86/00806/FUL states that this must be retained as a parking space at all times. 
The applicant has not indicated that he wishes to convert the garage at this time, if this was the 
intention in the future then a planning application would be required. There have been 
comments from neighbours in relation to over intensification of the site due to the erection of 
the garage however it is not considered that the enlargement of the existing driveway or the 
provision of a garage amounts to an over intensification. The house is relatively large and, 
provided the visual and other amenity impacts are acceptable, I see no reason why this occupier 
should not seek to increase the parking capacity at their property. 
 
(40) Neighbours have made comments that the loss of part of a footway at the front of the 
property will result in safety implications for pedestrians. There is, at present, a strip of hard 
standing to the front of No.9A Fawkham Avenue's lawn which appears to be part of the 
pavement leading into the cul-de-sac from the south. The footway extends to No.9A's front 
driveway where it ends and the remainder of the properties in the cul-de-sac must be accessed 
via the road, which is designed as a shared surface driveway serving a small number of 
dwellings. There is no requirement with regard to highways design for a footway to extend along 
the front of the application site and  it does not extend around the entire cul-de-sac. I have had 
sight of the title plan for No.9A Fawkham Avenue and it shows that the area which is currently 
used as a walkway is included within this i.e. that land belongs to them. Given that this is part 
of their curtilage, does not serve any other properties and is not a public footpath I do not see 
any planning reason to resists the use of this land for planting as indicated on the submitted 
plans. If there any covenants on the land this is not a matter for planning to consider. 
 
(41) Comments have also been made in relation to surface water run-off in relation to the 
area of increased hard standing. It is considered that the increase in hard standing is not 
excessive beyond what is currently in situ. If Members are minded to approve the application a 
condition [4] is recommended that details of surface water drainage are submitted to the Local 
Planning Authority for approval to ensure that the driveway is permeable and localised flooding 
as a consequence of this proposal does not occur.  
Other matters  
 
(42) There have been comments made of a possible commercial use of the building or site, 
I have not been provided with any evidence of this. The application is shown to be for a domestic 
garage to be used in connection with the main dwelling and must be therefore be considered 



as such. If a commercial use were proposed then this would be subject to a separate planning 
application and cannot form part of the consideration of the application before me. If Members 
are minded to approve the application a condition [6] is included below that the garage be kept 
available as such. 
 
(43) Mention has also been made of the fact that there is a pedestrian door proposed into 
the garage, this is very common in detached garages as this provides access without the need 
to open the garage door. I also note that the pedestrian access to the garage building leads 
into the storage area and as such it seems logical that there be a door providing access to this. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(44) 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 
 
(45) 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 
 
(46) I am satisfied that the proposal comprises an acceptable from of development which is 
compliant with the relevant policies of the Dartford Development Policies Plan. I have 
considered all matters put before me and have visited the site to assess the perceived impacts 
and key issues. In reaching this decision I have also considered the comments by nearby 
residents. Having made this assessment I have concluded that the development is appropriate 
within the context of the New Barn ASC and therefore recommend approval  
 
RECOMMENDATION: 
 
Planning permission be granted for the reasons set out in the report and subject to the 
conditions set out below: 
 
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: P003 V2, P002 
 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 Before commencement of the development beyond slab level hereby approved, details 

and samples of all materials to be used externally in the construction of the garage 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 

Area of Special Character or the visual amenity of the locality in accordance with Policy 
DP2 of the adopted Dartford Local Plan. 

 
04 Before commencement of the development, details of the surface water drainage system 

for the increased area of hardstanding (including storage facilities where necessary) shall 



be submitted to and approved by the Local Planning Authority.  The details shall be 
implemented as approved prior to first occupation of the development. 

 
04 To ensure satisfactory means of surface water drainage in accordance with Policy DP2 

of the adopted Dartford Local Plan and Policy CS24 of the Core Strategy 
 
05 Prior to first use of the garage building hereby approved, a landscaping scheme including 

both hard and soft landscaping (with the retention or replacement of the tree to the front 
of the garage), shall be submitted to and approved by the Local Planning Authority and 
shall be implemented prior to first use (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 The garage shown on the approved plans shall be kept available for such use at all times 

and no development, whether permitted by the Town and Country Planning (General 
Permitted Development) Order 2015 1995 or not, shall be carried out on that area of land 
or to preclude vehicular access thereto. 

 
06 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 and as the building has been considered on this basis and any 
change in the use of this building to the front of the dwelling may result in different activity 
and impacts which should be considered under adopted Local Plan policy. 
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