
          
   DEVELOPMENT CONTROL BOARD 
 
    12 November 2020 
 
Reference: 20/00986/FUL    Officer: Mrs B Lidster 
 
Location: 30 Longfield Avenue 

Longfield 
Kent 
DA3 7LE 

 
Proposal: Erection of a detached outbuilding for storage/garden use and workshop 
 
Applicant: Mr Tom Cella 

 
Agent:  Mr John Gale 
 
Parish / Ward: Longfield And New Barn / Longfield, New Barn & Southfleet 
 
RECOMMENDATION: 
 
Approval 
 
SITE DESCRIPTION 
 
(1) The application property relates to a substantially sized two-storey detached dwelling 
situated on the southern side of Longfield Avenue.  The site has a wide plot with a gated 
entrance and an 'in and out' driveway.  The applicant has purchased a rectangular parcel of 
land in order to extend their rear garden. This is slightly, to the east of their plot and adjoining 
the rear gardens of no.32 and no.32a.    The parcel of land is bordered by a number of trees 
and shrubs that sit outside of the application site, more densely planted along the northern and 
southern boundaries.  A public right of way runs parallel along the site's eastern side boundary. 
 
(2) The site lies within the New Barn Area of Special Character.  
 
THE PROPOSAL 
 
(3) The proposal is for a detached outbuilding which is to be used for storage/garden use 
and workshop in association with the residential use of the property.  It is to be sited in the 
eastern arm of the garden beyond the rear boundary gardens of numbers 32 and 32a. The 
building will have a pitched roof with central ridge gable ends facing into the garden and on the 
façade adjacent to the public right of way. The building will have a width of 9m, a depth of 11m, 
with a height of 2.35m measured from ground floor level to eaves and a maximum height of 
5.7m measured from ground floor level to ridge.  The building is shown as having floorspace at 
ground floor only. Both side elevations (north and south) would contain 3 ground floor windows 
and these side elevations are set 1m away from the boundary.  The front elevation (west), 
facing into the garden, would contain a garage door which would provide the sole entry to the 
building. The building would contain no roof lights or other openings.  There is no opening or 
window in the elevation adjacent to the public right of way. 
 
RELEVANT HISTORY 
 
(4) 11/00490/FUL Erection of a two storey rear extension Approved  
 
(5) 81/00170/FLA1 Two storey side extension  Approved 
 
 
 
 



COMMENTS FROM ORGANISATIONS 
 
(6) Southern Water - Advise that they require a formal application for any new connection 
to the public foul sewer.  Initial investigations indicate that there are no public surface water 
sewers in the area to serve this development and therefore alternative means of draining 
surface water from this development are required which should not involve disposal to a public 
foul sewer. 
 
(7) Longfield & New Barn Parish Council - Raise concerns about the size of the 
development and ask that a condition is imposed to ensure that the building is not used for 
residential premises.    
 
NEIGHBOUR NOTIFICATION 
 
(8) Following neighbour notification 7 letters of representation were received.  The issues 
raised were as follows:   
 
 - The size of the proposed building 
 - The building looks like a small bungalow 
 - Loss of outlook 
 - Impact upon users of public footpath 
 - Proposal would be out of character with the area  
 - The existing property is large and already has a garage attached and a  
  further outbuilding and therefore would be overdevelopment of the property. 
 - The building due to its size would be used as workshop or a commercial/ 
  industrial unit not in keeping with the area. 
 - The building could be converted to a residential dwelling. 
 - Questions why the building has been designed with a pitched roof. 
 - The current applicant has a swimming pool in the garden and during the  
  summer months there is already an increase in noise from the pool use. 
 - Should the building be used for business purposes then it would result in  
  increase in traffic 
 - The applicant has a local business and there are concerns that he could be 
  relocated to the bottom of the garden. 
 - Noise and disturbance from the use associated with proposed building 
 - Building would result in overshadowing to neighbouring garden at No.34 
 - The land was sold on the condition that the land was to be used to enhance 
  the enjoyment of the occupiers. 
 - If it were changed to a flat roof it would appear even worse. 
 - If a larger fence were to be erected to cover the building this would not be 
  acceptable. 
 - The building is as far from the main dwelling as possible and will not cause 
  disturbance for them but would subject neighbouring properties to noise. 
 - The size of the building is disproportionate to its indicated use 
 
RELEVANT POLICIES 
 
(9) 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. 
 
(10) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
 
(11) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2 - Good Design in Dartford 
DP5 - Environmental and Amenity Protection 
DP7 - Borough Housing Stock and Residential Amenity 



DP12 - Historic Environment Strategy  
 
(12) Dartford Parking Standards Supplementary Planning Document 2012 
 
(13) The National Planning Policy Framework 2019 is also a material consideration.   
 
COMMENTS 
 
Key Issues 
 
(14) The proposal will not be readily visible within the wider street scene although it will be 
visible from the narrow footpath to the side of the plot.  I therefore consider that the key issues 
to be considered are the impact on the design and character of the area and the impact on 
neighbour amenity. 
 
Design and Character 
 
(15) Policy DP2 of the Development Policies Local Plan 2017 sets out the criteria for good 
design in proposed development responding to, reinforcing and enhancing positive aspects of 
the locality, facilitating a sense of place, with social interaction, walking/ cycling, health and 
wellbeing, and inclusive neighbourhoods, through a mix of uses and careful design and layout.  
Good design should be reinforced and enhanced through integrating new development with the 
public realm.  In determining planning applications, the Local Planning Authority will consider 
how the height, mass, form, scale, orientation, siting, setbacks, access, overshadowing, 
articulation, detailing, roof form, and landscaping of the proposals relate to neighbouring 
buildings, as well as the wider locality. 
 
(16) The proposed building would be positioned at the south-eastern end of the rear 
residential garden, specifically sited on the 'dog leg' of the plot which now forms part of the rear 
garden of the donor property.  The proposed outbuilding would be of a large scale but would 
not be prominently visible from public vantage points.  It would be visible to users of the footpath 
but due to the narrow width of the footpath and the mature planting I do not consider that it 
would be overly prominent or overbearing to users of the footpath.  
 
(17) The accompanying residential curtilage and the scale of the donor property would 
mean that the outbuilding would be of a scale appropriate to that of the property that it would 
serve.  The applicant advised that the purpose of the siting of the building on this area of their 
garden was as a result of the area serving little purpose, therefore the creation of the outbuilding 
would allow for the storage of the applicant's summer toys, outdoor furniture, garden equipment  
i.e. trampoline and swimming pool equipment.  
 
(18) The proposed outbuilding would, in my opinion be of a scale and form appropriate to 
that of the site's context and would not appear out of odds with the prevailing character of the 
wider area in my view.  Although large, the development proposal would be of an appropriate 
design that would satisfactorily integrate with the character of the site, especially given that only 
fleeting views of the structure's roof would be visible from the public footpath. 
 
(19) The location of the building is such that it does not appear prominent within the street 
scene in this Area of Special Character.  There is mature planting to the boundary with the 
footpath which is outside of the site itself and as such will help to minimise any visual impact 
from the development. 
 
IMPACT ON NEIGHBOUR AMENITY 
 
(20) Policy DP5 of the Development Policies Local Plan 2017 states particular consideration 
must be given to areas and subjects of potential sensitivity in the built and natural environment 
and other potential amenity/ safety factors. In this case the following are relevant to the 
development proposed: noise disturbance or vibration and overshadowing, overlooking and 
privacy. 



(21) The proposed outbuilding would be sited in the rear garden of the donor property and 
due to its single storey nature would not result in an adverse degree of overbearing presence 
or light loss to the occupants of neighbouring properties in my view.  
 
(22) The properties in Longfield Avenue are located to the north of the development and are 
located some 33m away.  There is a band of trees along the neighbour's boundaries.  Given 
the separating distance and the trees, even given the height of the building it is unlikely to have 
a harmful impacts on the occupiers of these properties. 
 
(23) Properties in Deerhurst Close are located to the south of the proposed development.  
They are located closer to the building than those in Longfield Avenue, with a separation of 
some 15m to the rear of the properties.  The roof of the proposed outbuilding would be hipped 
away from the boundary with these properties.  There is a boundary fence in excess of 2m in 
height which would be approximately at the eaves height of the proposed building.  Given the 
orientation of the building to the north of the properties in Deerhurst Close, I am satisfied that 
there would not be any harmful overbearing impact, nor loss of daylight/sunlight to this property 
to warrant a refusal of the application. 
 
(24) Although the roof of the building may be visible from adjacent properties this is not a 
reason to refuse planning. I am satisfied that although the building is quite large -- given that 
there would be no above ground floor level windows; the existing boundary treatments and 
orientations; and separating distances from neighbouring properties - there would be no 
unacceptable degree of amenity loss or domination of outlook..  
 
(25) Concerns raised within the letters of representation in relation to noise and disturbance 
have been noted, however, the purpose of the building is for household storage purposes and 
therefore any noise and disturbance would only be as would be expected for an incidental 
residential use for storage   
 
(26) The neighbours comments regarding the use of the building are noted however I am 
satisfied that the building's intended use is as indicated, ancillary storage associated with the 
donor property.  Any other residential or commercial purpose would require a separate planning 
application under which the impacts of such a use would be carefully considered. I have 
recommended an informative to highlight this to the applicant.  However, given there is no 
vehicular access to the outbuilding and pedestrian access is through the applicant's garden, 
such a use is unlikely.    
 
(27) I have however, suggested that a condition is imposed preventing the insertion of 
windows in the roof plane to ensure that there is no future alterations to the building under 
permitted development rights which might result in some harm to neighbouring residents. 
 
Other issues  
 
(28) Neighbours comment that the land can only be used in connection with the dwelling 
and I understand that there is a covenant to this effect.  As noted above, I have no reason to 
suspect that the building would not be used in connection with the dwelling.  Moreover, 
covenants are a civil matter between those entering into the agreement and any planning 
approval does not override the need for compliance with any covenants on the land. 
 
HUMAN RIGHTS IMPLICATIONS 
 
(29) 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 
 
(30) 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 
 
(31) For the reasons set out above, I consider that the proposed development would not 
unacceptably impact upon the residential amenities enjoyed by the occupants of neighbouring 
properties by reason of overlooking, loss of light or overbearing effect.  I also consider that the 
development would have no undue impact on the character or appearance of the area.  The 
proposal would accord with Local Plan Policies DP2, DP5 and DP7 of the adopted Local Plan. 
 
RECOMMENDATION: 
 
Planning permission be granted subject to 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: 
 
   Site Location Plan 
   LA/Q/3 
 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 All The materials used externally shall be in accordance with those specified on the 

approved plans and on the application form. 
 
03 In the interests of visual amenities in accordance with Policy DP2 of the adopted Dartford 

Local Plan. 
 
04 Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) Order 2015 (or any order revoking and re-enacting that Order) no windows 
in the roof slope, extensions, alterations or other form of enlargement to the outbuilding 
hereby permitted, shall take place without the prior written permission of the Local 
Planning Authority. 

 
04 In order to ensure the privacy, outlook and amenity of adjacent residents is protected 

and to enable the Local Planning Authority to consider any changes to the building 
accordance with Policy DP2 of the adopted Dartford Local Plan. 

 
INFORMATIVES 
 

01 The applicant is advised to contact Sothern Water for any connection to a public sewer.  
For further advice, please contact Southern Water, Southern House, Yeoman Road, 
Worthing, West Sussex, BN13 3NX (Tel: 0330 303 0119).  

 Website: southernwater.co.uk or by email at: 
SouthernWaterPlanning@southernwater.co.uk  

 
02 The applicant is advised that the garage building hereby permitted must be used only for 

purposes incidental to the enjoyment of the occupants of the donor property No.30 
Longfield Avenue and for no other uses.  A separate planning permission would likely to 
be required if the building were to be used in connection with any commercial activity or 
as a separate dwelling. 
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