
          
   DEVELOPMENT CONTROL BOARD 
 
    15 April 2021 
 
Reference: 20/01290/COU    Officer: Matthew Apperley 
 
Location: Caravan Site Hillside Farm 

Darenth Hill 
Darenth 
Kent 

 
Proposal: Extension to existing gypsy/traveller site to provide an additional 6 pitches, 

comprising the siting of 1 No. mobile home and 1 No. touring caravan per pitch. 
As well as a new toilet / shower / utility building and associated car parking, 
hard surfacing and landscaping. 

 
Applicant: Mr M Ward 

 
Agent:  WS Planning & Architecture/Peter Brownjohn 
 
Parish / Ward: Darenth / Darenth 
 
RECOMMENDATION: 
 
Planning permission be granted subject to conditions 
 
SITE DESCRIPTION 
 
(1) The application site is located approximately 2.96km to the south east of Dartford Town 
Centre and is  within the Green Belt. The application site comprises of a rectangular piece of 
land, with an access road leading down to the northern side of Darenth Hill. The main section 
of the application site was previously used as a paddock, but more recently appears to have 
been used in part as an informal parking area for residents of the adjacent approved Gypsy 
and Traveller site. The rectangular piece of land which constitutes the northern part of the 
application site has a maximum depth of 70.8m and a maximum width of 36.5m.  
 
(2) The proposal would be an extension of the approved Gypsy and Traveller site located 
to the south of the application site and which shares the same access road. The said existing 
Gypsy and Traveller site to the south has permission for a Gypsy and Traveller caravan site for 
11 pitches (including existing site manager's accommodation) and associated toilet / washing 
facilities and children's play/amenity area.  
 
(3) To the west and south west of the main application site are more paddocks and a large 
building used for stabling horses, all of which are in the ownership of the applicant. To the west 
of the land owned by the applicant is Darenth Grange residential care home and its spacious 
grounds. To the east of the site and the access road is a 15m wide strip of trees and semi 
mature vegetation with a large agricultural field and more pasture land beyond. Finally, to the 
north of the application site are separately owned stables and associated paddocks, which are 
accessed by the shared access way off Darenth Hill.  
 
THE PROPOSAL 
 
(4) The application seeks planning permission to extend the existing Gypsy and Traveller 
site at Hillside Farm to provide an additional 6 pitches. The proposed site layout plan highlights 
that each of proposed pitches would be afforded with two caravans (one static mobile home 
and one tourer) and two car parking spaces. The applicant has revised the layout of the 
proposed pitches in accordance with the wishes of the Housing Officer so that all caravans (in 
separate ownership) are at least 6m apart from each other and all caravans and other structures 
are at least 3m away from the site boundaries and 2m away from the internal road. Also the 



scheme would ensure that cars and caravans in separate ownership are at least 3m apart from 
each other and the layout can therefore meet licensing requirements.  
 
(5) In terms of on site provisions for site residents within the application site, the applicant 
would locate a new toilet / shower / utility building in the south east corner of the site. The said 
hipped roof building would be 3m deep and 5m wide with an overall ridge height of 3m above 
ground level.  
 
(6) The applicant has confirmed that the proposed 6 pitches are necessary to 
accommodate the general need arising from the existing Gypsy and Traveller site. The new 
pitches would address the direct need resulting from the formation of new households within 
the existing Gypsy and Traveller site.  The proposal would be directly linked to the existing 
Gypsy and Traveller site by a pedestrian footpath. The applicant has also confirmed that only 
those people complying with the definition of a Gypsy and Traveller would be allowed to use 
the proposed pitches.   
 
RELEVANT HISTORY 
 
(7) An application for the change of use of the land to provide a gypsy caravan site for the 
siting of 1 mobile home & 5 caravans (application reference DA/02/00348/COU) was allowed 
at appeal on the 10th June 2003. The approved scheme also granted permission for an 'ablution 
block' which now accommodates the female toilets and bathroom(s) (block A).  
 
(8) On the 2nd November 2006 the Planning Inspectorate allowed an enforcement appeal 
(reference APP/T2215/C/06/2012560), which entitled the applicant to retain a small increase in 
the amount of hard standing in the northern section of the current application site. As well as a 
brick built shower / toilet block and several domestic storage sheds. The said approved shower 
/ toilet currently provides the male toilet and washing facilities on site and is shown as block B. 
This permission did not alter the number of pitches on the site but a condition was imposed 
limiting each pitch to have one residential caravan and 1 tourer, so essentially a total of 12 
caravans was permitted on the site. In order to reduce the impact on views to the site the 
Inspector also limited the number of caravans in the southern portion of the site to one.  
 
(9) I consider it important to note that neither of the above mentioned approvals were 
personal permissions to the applicant. Rather it was conditioned that only persons who meet 
the definition of being a Gypsy or Traveller could make use of the approved pitches.  
 
(10) The exact details of the demarcation of the pitches, commercial vehicle storage, 
landscaping, boundary treatments and lighting were approved under application reference 
DA/06/01415/CDNA on the 30th January 2007.  
 
(11) An application for the provision of 11 pitches (including the existing site managers 
accommodation) on the approved Gypsy and Travellers caravan site and the change of use of 
part of the adjacent paddock area to be used for associated children's play/amenity area was 
approved on the 13th August 2019 (under application reference DA/18/01652/FUL). The 
proposal also approved the provision of several toilet and shower blocks in the north east of the 
site.  
 
(12) On the 19th March 2020 the exact details relating to screen planting to the East and 
West boundaries; surface and foul water drainage; and the fencing to enclose the children's 
play area (required in application reference DA/18/01652/FUL) were approved under 
application reference DA/19/01539/CDNA.  
 
COMMENTS FROM ORGANISATIONS 
 
(13) Environmental Health: No objections to the proposal but suggest that details of foul and 
surface water drainage will be required. They highlight that if the proposal uses the same 
drainage as the existing site does, then it will need to be demonstrated that there is sufficient 
foul drainage capacity for both the existing and proposed pitches. They state that drainage 
could be dealt with by way of a condition.  



(14) KCC Highways:  They consider that the existing access off Darenth Hill can 
accommodate the traffic that would be generated by the proposal. They highlight that the 
existing access can accommodate two vehicles passing each other and the width is appropriate 
throughout the length of the access road. They note that that there is no crash history recorded 
at the said access and they do not consider that the proposals are likely to create any highway 
safety issues. Consequently, they do not object to the proposal subject to the imposition of 
conditions relating to refuse collection and the retention of the shown parking spaces and 
turning areas.  
 
(15) Kent Fire & Rescue Service: Advise that access to the site would be acceptable in fire 
safety terms. 
 
(16) Private Sector Housing Officer (dealing with caravan site licencing): Advise that the 
pitch / plot layouts should adhere to the Communities and Local Government Model Standards 
2008 for Caravan Sites in England. The said standards require that all caravans / mobile homes 
are separated by at least 6m from each other; no caravan or combustible structure shall be 
positioned within 3 metres of the boundary of the site; no caravan shall be positioned within 2 
metres of any road or communal car park within the site or more than 50m away from such a 
road within the site; and that parking spaces should be at least 3m away from adjoining 
caravans when they are in separate ownership.  
 
(17) They note that the two sites are not physically connected. They also highlight that some 
of the touring caravans are located close to caravans in other plots and roadways / site 
boundaries, and some of the static caravans appear to be within 3m of the site boundary. Plus, 
communal amenities / facilities should be provided (i.e. toilets / showers). Furthermore, 
sewerage information would need to be provided. They suggest that information on fire safety 
measures / equipment should be provided and KCC Fire and Rescue Service be consulted. 
Finally, they advise that the existing site currently has a Caravan Site Licence and on receipt 
of any planning consent for this application, the owner must make an application to amend the 
site licence.  
 
(18) Darenth Parish Council: Objected to the initial proposal for 8 new pitches at the site, 
but have not made any further comments in relation to the consultation on the reduced scheme 
for 6 new pitches. The Parish Council's initial objections are as follows:   
 

- The proposal would be an over intensification of the use of the site. An 
additional 8 pitches is not a small 'low impact' extension to the existing Gypsy 
and Traveller site. 

- An additional 8 pitches would provide the Gypsy and Traveller site an almost 
commercial appearance, to the detriment of the character and appearance of 
the area.  

- The site is inappropriate development that is visible in the surrounding area 
and therefore the proposal would harm the openness of the Green Belt. 

- Loss of agricultural land.  
- There are no very special circumstances which outweigh the Green Belt 

consideration.  
- The proposal would result in an unacceptable over concentration of Gypsy and 

Traveller sites in this part of the Borough.  
 
NEIGHBOUR NOTIFICATION 
 
(19) 4 letters of objection have been received in relation to this application which raise the 
following concerns: 
 

- Inappropriate development in the Green Belt, which will harm the openness of 
the Green Belt.  

- Loss of agricultural land.  
- The proposal would be an over intensification of the Gypsy and Traveller site.  
- The Hillside Gypsy and Traveller site has grown exponentially over the years 

and is now more akin to an unacceptable commercial venture in a rural setting.  



- The proposal would be visually intrusive when viewed from the B260, Waller 
Park and adjacent roads to the east of the application site.  

- There are no plans to plant a hedge to screen the proposal from views from 
the east, which is not acceptable.  

- The proposal would lead to increased traffic and highway safety issues on 
Darenth Hill.  

- The proposal does not benefit the whole community.   
- Darenth Parish is already overburdened with Gypsy and Traveller sites.  

 
RELEVANT POLICIES 
 
(20) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 2017 and 
the Kent Minerals and Waste Local Plan 2016 form the Dartford's Development Plan and the 
application should be determined against this unless material considerations indicate 
otherwise.  
 
(21) The pre-submission version of the new Dartford Local Plan has been published and is 
subject to a formal consultation until 9 April 2021. The policies in the Pre-Submission Local 
Plan are a material consideration in the determination of planning applications but currently 
carry only limited weight. 
 
(22) Adopted Dartford Core Strategy 2011 
 
CS13: Green Belt 
CS15: Managing Transport Demand 
CS20: Gypsies and Travellers 
 
(23) Adopted Dartford Development Policies Plan 2017 
 
DP1: Presumption in favour of sustainable development 
DP3: Transport Impacts of Development 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection 
DP10: Gypsy, Traveller and Travelling Showpeople Accommodation 
DP22: Green Belt in the Borough 
DP25: Nature Conservation and Enhancement 
 
(24) Dartford Parking Standards Supplementary Planning Document (2012) 
 
(25) Pre-Submission Dartford Local Plan 2021 
 
M12: Gypsy, Traveller and Travelling Showpeople Accommodation 
 
(26) The National Planning Policy Framework (NPPF) is a material consideration.   
 
(27) Planning Policy for Traveller Sites (PPTS) 2015 is also a material consideration. This 
policy provides the national policy approach for 'persons of a nomadic habit of life' which 
includes those who have ceased to travel temporarily for specific reasons. This may be for 
reasons of education, health or old age.  Where sufficient evidence is provided to demonstrate 
that the applicant falls within the definition of gypsies and travellers, including reasons for 
ceasing to travel temporarily, as provided in Annex 1 of the PPTS, then the provisions of the 
national policy for traveller sites should be taken into account in the determination of the 
application. It also advises that local planning authorities should consider the following issues 
amongst other relevant matters when considering planning applications for traveller sites: 
 

a) the existing level of local provision and need for sites 
b) the availability (or lack) of alternative accommodation for the applicants 
c) other personal circumstances of the applicant 

 



(28) The policy confirms that traveller sites in the Green Belt constitute inappropriate 
development. However the PPTS (as in the NPPF) indicates that certain considerations may 
be given weight in planning determinations so as to demonstrate that very special 
circumstances exist to  enable grant  of planning consent. Para 144  of the Framework sets out 
how the planning balance should be applied to demonstrate that harm by way of 
inappropriateness and any other harm is clearly outweighed by other considerations. PPTS 
policy E states that subject to the best interests of the child, personal circumstances and unmet 
need are unlikely to establish 'very special circumstances'. However, notwithstanding national 
policy, it should be noted that case law has established that weight must be applied to each of 
the considerations set out above in determining the overall planning balance.   
 
(29) Additionally positive weight should also be applied where a site is not enclosed with 
hard landscaping to give the impression of being isolated from the rest of the community. 
 
COMMENTS 
 
(30) Mobile homes and caravans which comply with the description in the Caravan Sites 
and Control of Development Act (1960) and the Caravan Sites Act (1968) on a parcel of land 
are not considered to be operational development. It is the use of the land as a gypsy and 
travellers site which requires planning permission. In this case, the construction of the toilet / 
shower / utility building, level platforms for the static caravans and hardsurfacing, which are 
operational development, also form part of the planning consideration. Policy DP10 sets out 
criteria to consider proposals for Gypsy and Traveller sites against. It highlights that the site 
should be "of a scale to accommodate and has the potential to provide the facilities required for 
future occupants in terms of amenity and in meeting site licensing requirements". Officers are 
therefore seeking to liaise with the Council's Private Sector Housing Team to ensure that the 
layout of the site submitted for planning permission can also meet the site licensing 
requirements. 
 
(31) I consider that the key issues to consider in the determination of this application include 
the supply of Gypsy and Traveller pitches; the impact on the openness of the Green Belt; the 
impact on the visual amenities of the wider locality; the accessibility of the site; the impact on 
highway safety; any impact on adjoining properties; and any other issues, including foul water 
drainage. 
 
The supply of Gypsy and Traveller pitches 
 
(32) Paragraph 9 of the PPTS outlines that Local Plans should set pitch targets for Gypsies 
and Travellers.  They should identify and update annually a 5 year supply of deliverable sites 
against the target.  To be deliverable, sites should be available now, offer a suitable location 
and have a realistic prospect of delivery within 5 years.  
 
(33) A Dartford Gypsy and Traveller Accommodation Assessment (GTAA) (October 2019) 
and the "Meeting the Needs of Gypsies, Travellers and Travelling Showpeople Report" 
(February 2021) have been published as evidence to support the publication of the Pre-
Submission Dartford Local Plan.  As part of work on the GTAA, existing gypsy sites were visited 
to establish needs arising as a result of existing overcrowding, children reaching adulthood 
within the next 5 years, temporary pitches and unauthorised pitches.  It identifies a total need 
for 48 additional permanent pitches for gypsies in the next 5 years, including from the site at 
Hillside Farm. 
 
(34) Since the work on the GTAA was carried out, the Council has approved three relevant 
planning applications.  These will increase the supply of gypsy pitches in the Borough as 
follows: 
 

- Hillside Farm - additional 5 pitches 
- Cob Tree Farm - additional 3 pitches 
- Brakefield Road - additional 3 pitches 

 



(35) Therefore, the current 5 year supply of pitches stands at 11 pitches, meaning that there 
is a shortfall of 37 pitches to meet the 48 pitches required and the Council cannot currently 
demonstrate that a 5 year supply of Gypsy and Traveller pitches exists in Dartford. 
 
(36) Assuming that the additional 5 pitches at Hillside Farm (approved under application 
reference DA/18/01652/FUL) have been or will soon be provided, the "Meeting the Needs of 
Gypsies, Travellers and Travelling Showpeople Report" indicates that there is a need for 
another 15 pitches at Hillside Farm to meet 5 year need.  Some of these are needed to address 
existing overcrowding and some are needed to address the needs of teenagers reaching 
adulthood.  The applicant has indicated that the additional pitches would be provided to meet 
needs arising from the site. 
 
(37) The Council has published the Pre-Submission version of the new Dartford Local Plan 
for consultation which ends on the 9th April 2021. Policy M12 of the Pre-Submission Plan sets 
out the following principles as the focus for considering the potential of land to provide a 5 year 
supply of deliverable sites: 
 

- Realising the potential for additional accommodation within existing authorised 
and tolerated sites (either by intensification or by small scale extensions to the 
sites), where needs arise.  

 
- Allocating land for additional plots at: Tennis Courts Sutton At Hone and 

Salinas, Darenth Wood Road.  
 

- Actively seeking to identify deliverable non Green Belt sites within Ebbsfleet 
Garden City.  

 
(38) As highlighted above, policy M12 of the Pre-Submission Dartford Local Plan will seek 
to address this shortfall. The current proposal is in accordance with Policy CS20(3) and the 
Pre-Submission Local Plan principles of: granting permanent planning permission to small 
scale low impact extensions to existing authorised gypsy sites. I believe that, subject to the 
other material considerations assessed later in this report, the proposed 6 permanent additional 
pitches that this application provides would make a significant and important contribution to 
Dartford Borough's 5 year supply requirement of Gypsy and Traveller pitches and would 
significantly contribute to the direct need arising from Hillside Farm which has been included in 
the GTAA. 
 
Impact on the openness of the Green Belt 
 
(39) The approach to Green Belt importance and protection in national policy is considered 
to be relevant to this application. The policy identifies the essential characteristics of the Green 
Belt as being that of openness and permanence and that the Green Belt serves 5 purposes.  
The policy sets out some exceptions of development types which may be regarded as 
'appropriate'. Para. 145 relates to new buildings which is relevant to this application in respect 
of the proposed building for the new toilets and showers and states that new buildings are 
inappropriate development within the Green Belt. Para 146 identifies other forms of 
development that are not inappropriate,  this includes engineering operations and material 
changes of use where openness is preserved and the proposal does not conflict with the 
purposes of  including land in the Green Belt. The discussion below will consider the impact of 
the caravan site use on the openness of the Green Belt and concludes that the proposal does 
not preserve its openness.  The change of use of the land, as well as the proposed toilet / 
shower / utility building, is considered to be inappropriate development in the Green Belt.  
 
(40) The proposal would result in a paddock becoming a developed area comprising of 
hardstanding, roadways, caravans and a toilet / shower / utility building. The impact on the 
purposes of the Green Belt in this location together with impact on openness should be the 
starting point in assessing impact on the Green Belt.  The five purposes as set out in the NPPF 
are: 
 

a) To check unrestricted sprawl of large built-up areas; 



b) To prevent neighbouring towns merging into one another; 
c) To assist in safeguarding the countryside from encroachment; 
d) To preserve the setting and special character of historic towns; and 
e) To assist in urban regeneration, by encouraging the recycling of derelict land 

and other urban land.  
 
(41) I consider that the proposal would conflict with one of the purposes of the Green Belt - 
to assist in safeguarding the countryside from encroachment.  The extension of the existing 
Gypsy and Traveller site at Hillside Farm has an urbanising effect which causes harm by 
encroaching into the open countryside.  It would both visually and spatially reduce the openness 
of the Green Belt.  It would potentially be seen from several public vantage points to varying 
degrees (see discussion below) and would result in the spread of development across a 
currently open site.  
 
(42) Taking account of the caravan units proposed, hardstanding and associated domestic 
paraphernalia and vehicles, it is considered that the proposal will reduce the openness of the 
Green Belt in this location and will represent encroachment into the Green Belt. The proposal 
would be contrary to Policies CS13, CS20 and DP22 and to national policy set in the NPPF and 
PPTS.  Substantial weight should be given to the inappropriateness of this proposal and 
significant weight given to other harm. Policy DP22 provides criteria for assessing other harm 
and these are considered below. 
 
Consideration of other harms 
 
(43) The proposal would result in increased urbanisation within the countryside. However, 
in terms of the impact on visual amenities and the character of the area, the existing vegetation 
both on and off the application site ensures that the proposed additional pitches would not be 
seen from any close by public viewpoints. With regard to longer range views of the site, I accept 
that glimpses of the site may be available from the B260 (approximately 258m to the east of 
the application site) and from Waller Park and Coombfield Drive (approximately 550m away) 
on the opposite side of the valley. I believe that these views are screened in part by the fence 
on the eastern side of the access way and by the large hedge immediately to the east of the 
site (some of which is in the ownership of the applicant) especially when it is in leaf.  
 
(44) The applicant would also provide more vegetation screening within the proposed 
extension to the Gypsy and Traveller site, including on the eastern boundary of the site. I 
consider it important to note that this would be more screening provision than currently exists 
at the current Gypsy and Traveller site. The details of such landscaping would have to be 
agreed by way of a condition (Condition 7) and would go some way to reduce any visual impact 
of the proposal.  However, I also believe that there is opportunity for providing additional 
landscaping to be planted in the section of hedge immediately to the east of the adjacent access 
way which is in the ownership of the applicant. The applicant has already carried out such 
planting, agreed and witnessed by myself, in the said hedge to the east of the existing Gypsy 
and Traveller site. Such additional planting should also be agreed by way of a condition 
(Condition 7).  
 
(45) In order to further reduce any visual impact from the proposal, I would also suggest that 
a condition limiting the number of caravans on the application site should be imposed upon the 
permission (Condition 9). I also consider that external lighting should be strictly controlled by 
way of a condition in order to ensure that the proposed extension to the Gypsy and Traveller 
site would not become intrusive in the locality during the hours of darkness (Condition 6).  
 
(46) Overall, I consider that subject to the imposition of conditions relating to landscaping 
and external lighting, the proposal would not detrimentally affect the visual amenities of the 
area. 
 
(47) In terms of intensification, the use of the site would intensify with an increased number 
of residents, increased activity in respect of vehicles, levels of noise and lighting. Such 
intensification of the use of this site would potentially harm the character of the area and result 
in a loss of openness in my view. Therefore, I consider it is important to ensure that this site is 



well managed. The applicant already has an approved management plan in operation for the 
existing Gypsy and Traveller site and by all accounts manages the existing site very well. A 
management plan for the proposed extension to the Gypsy and Traveller site is to be secured 
by condition on this permission (Condition 8). This would include details of demarcating the 
pitches (including the locations of caravans and car parking spaces) to ensure that the site does 
not become crowded and complies with all relevant licencing and fire safety requirements. The 
management plan condition would generally ensure that the applicant manages the entire 
proposed Gypsy and Traveller site in an appropriate manor.  
 
(48) With regard to potential impact on biodiversity and wildlife, I note that the proposed 
extension site only contains a mix of short grass and patches of bare earth. Consequently, I 
consider that the application site contains very little ecological substance at present. However, 
I have recommended a landscaping condition that specifically mentions the planting of native 
species which would include hazel, dogwood, holly and blackthorn etc. (Condition 7). Such 
native planting will help towards the enhancement of ecology within the site.   
 
The accessibility of the site 
 
(49) Although the proposal relates to an approved Gypsy and Traveller site, policies CS20 
and DP10 and paragraph 13 of the PPTS require consideration of the accessibility of the 
location in terms of public transport provision, and educational, health and community facilities. 
This consideration will indicate whether the site is suitable to provide additional pitches. 
 
(50) In terms of assessing the proximity of gypsy and traveller sites to a range of facilities 
and services, the standards used to assess windfall housing sites do not apply. However, in 
terms of the public transport accessibility range used in windfall housing assessments, the 
Gypsy and Traveller site is within the Council's 400m target for the proximity to bus stops in 
Green Street Green Road. I would note that the proposed extension to the site is located slightly 
further away from the said bus stops, however, in reality this adds only a couple of minutes 
walking time for future occupiers and I do not consider that this would dissuade occupiers from 
walking to the bus stops. At present the bus service provider for the area (Arriva) are operating 
a significantly reduced service at the said bus stops due to the Covid 19 pandemic and the 
general presumption against all travel except for essential journeys. The bus stops are only 
currently served by route 423 which goes to Dartford and Bluewater in one direction and 
Longfield and New Ash Green in the other. Services are approximately once every two hours. 
 
(51) Before the pandemic the said bus stops were serviced by routes 423 and 433 every 40 
minutes in the morning and early afternoon, they were infrequent in the mid afternoon and then 
from 4.30pm onwards services were every 30 minutes. It is also important to note that Brian 
Jones Coaches operates a school bus service which also stops at the said bus stops in the 
morning and afternoon on its way to and from the Longfield Academy. I consider it reasonable 
to assume that in time the services at these bus stops will return back to normal. Consequently, 
I consider that there is a range of destinations on offer at an acceptable frequency during the 
time when there would be the most demand for services.   
 
(52) Therefore I consider that the site should be considered accessible in terms of access 
to public transport provision.   
 
(53) In terms of accessibility to local amenities, Waller Park is 520m walk away from the 
extended area of the Gypsy and Traveller site, and a variety of local shops commence at 487m 
away from the extended area of the Gypsy and Traveller site, on the eastern side of Green 
Street Green Road and feature a beauty salon, a hairdressers, a local supermarket, a fish and 
chip shop, and a betting shop. Also, Dimples Day Nursery is only a 620m walk away along 
Green Street Green Road, and Darenth Community Primary School is only a 1.3 km walk away 
to the south also along Green Street Green Road.  Whilst this is further than what might be 
considered to be acceptable walking distances in an urban area, I consider that this is still a 
walkable distance and in my opinion is an acceptable distance for this linear rural settlement. 
In addition The Leigh Academy is 3.5km directly to the north of the site. On the whole it is 
considered that the accessibility of the site is good for a rural gyspy and traveller site whilst the 
fact that the site is within easy walking distance for bus stops in Green Street Green Road 



provides for a sustainable method of transport with links to local amenities beyond those 
services listed above, including, in particular, New Ash Green, Dartford town centre and 
Bluewater.  
 
(54) I am satisfied that the site is sufficiently close to a range of services to comply with the 
aims of policy DP10, policy CS20 1(b), and the sustainability and rural sites criteria set out at 
paragraphs 13 and 25 of the PPTS. Therefore, I consider that the site provides an accessible 
and sustainable location for the families that would occupy the proposed additional pitches. 
 
Amenity and neighbouring residents 
 
(55) Policy CS20 requires account to be taken of the impact of the proposed additional pitch 
provision on adjacent residential communities.  As noted earlier within this report, the site is 
surrounded by fields and paddocks, with the nearest residential use being a residential care 
home approximately 135m to the west of the site. In between the care home and the application 
site is dense woodland. Therefore, I do not consider that the proposal for additional pitches 
would detrimentally affect the amenities of the care home residents. The nearest dwelling in 
Roman Villa Road is approximately 250m away to the south west of the extended area of the 
Gypsy and Traveller site. The residential conurbation of Lane End to the east of the site is 
approximately 270m away. There is no reason to believe that 6 additional pitches at the 
application site would result in any unacceptable impacts on the nearest adjacent residents or 
those further away. I also consider it important to note that the site is a managed site, which 
should help ensure that the proposed increase in pitches would not create any disturbance for 
any adjoining occupier. 
 
Parking and Highway Safety 
 
(56) The proposed site layout shows that each new pitch would be provided with two off 
street parking spaces, with the Hillside Farm Gypsy and Traveller site as a whole also being 
provided with 7 visitor spaces. This level of off street parking provision would comply with the 
parking requirements for caravan sites as set out in the Parking Standards SPD, and would not 
in my opinion lead to indiscriminate on street car parking. The car parking provision and turning 
areas should be conditioned to be maintained at all times (Condition 14). Although the proposed 
scheme would not have a dedicated area for vans, pick-up trucks and trailers etc, I am of the 
opinion that the proposed parking provision would be adequate to accommodate any vans or 
pick-up trucks on site. The applicant has stated that larger commercial vehicles associated with 
the site residents are stored off site and I have no reason to consider that this would not remain 
the case. I think it would be appropriate to condition that no larger vehicles over 3.5 tonnes 
should be stationed, parked or stored on the site (condition 11). I believe the fact that the site 
would be managed by the applicant would be beneficial for the scheme as it provides a degree 
of reassurance that the proposed parking layouts would be used appropriately.   
 
(57) KCC Highways they do not consider the proposals will detrimentally intensify the use 
of the existing access, and the proposals are unlikely to cause a highway safety issue. 
Therefore, I do not believe that there are any reasonable grounds for refusing this application 
on highway safety issues. 
 
Green Belt Planning Balance 
 
(58) Positive weight should be applied to the fact that a five year supply of gypsy sites does 
not exist and that there is an identified need for an additional 37 pitches in the Borough.  Weight 
should be applied to a lack of alternative sites, where it is established that households will have 
to resort to 'roadside' living.  Given the demonstrated need for more pitches at Hillside Farm, 
and the general shortage of available gypsy pitches in the Borough, I consider that there is a 
good chance that Gypsies and Travellers and their respective families would find it very difficult 
to find alternative sites and that there is a reasonable likelihood that they would have to resort 
to roadside living on unauthorised sites/encampments.  
 



(59) I give positive weight to the fact that this proposal is an extension of an existing gypsy 
site in an accessible location, and would enable existing families at the existing site to live close 
together.   
 
(60) The provision of a permanent toilet / shower / utility block for the additional gypsy 
pitches is not uncommon both within the Borough and nationally as it provides for the basic 
needs of the residents of the site.   The visual impact of this permanent building has been 
assessed above and would count against the development in the planning balance but I do not 
consider its provision to be unreasonable on a Gypsy and Traveller site.  I have therefore 
recommended a condition to ensure that this building must be demolished if the use of the site 
as a Gypsy and Traveller site were to cease.   
 
(61) As this proposal is an extension of an existing Gypsy and Traveller site as opposed to 
establishing a completely new site, this carries some positive weight in the planning balance.   
I therefore consider that imposition of a condition to ensure that the extension is managed in 
the same way that the existing sites by the applicant is reasonable and justified (Condition 8).  
Condition 12 also requires that the use of the extended part of the site to cease if use of the 
existing site ceases. Again, this is justified on the basis that the positive weight is given to the 
fact that this is an extension as opposed to a new site.  
 
(62) The harm to the openness of the Green Belt and character of the area is discussed in 
detail above and would weigh significantly against the proposal. However, I consider that the 
visual impact of the extended site is already partially screened by surrounding vegetation and 
can be mitigated further by additional tree / vegetation planting in both the site and in land in 
the applicant's ownership. Consequently, I believe that the proposal could be sufficiently 
screened so as to ensure that the proposal would not be prominent on long distance views and 
would not detrimentally harm the visual amenity of the locality.  
 
(63) Taking into account the package of factors that may weigh in favour of the development 
and the extent of potential harms with regard this application, a careful planning assessment of 
the factors is required to conclude whether positive factors in favour of the application clearly 
outweigh Green Belt and other harms to establish very special circumstances in accordance 
with local and national planning policy.  
 
(64) In this case, I conclude that very special circumstances in the form of unmet need at 
the Hillside Farm Gypsy and Traveller site and within the Borough do exist to outweigh the 
identified harm.   
 
Any other issues 
 
(65) The increase in the number of authorised pitches at the site and the associated new 
washing / toilet facilities may place increased strain on the existing foul water drainage system. 
Therefore, I consider it prudent to ensure that foul water drainage details be secured by 
condition.  (Condition 2). 
 
(66) I have recommended a condition to ensure that there is no commercial activity or 
storage of commercial materials at the site (Condition 10), which is in line with the condition on 
the existing Gypsy and Traveller site.  Any existing materials stored at the site will need to be 
removed. 
HUMAN RIGHTS IMPLICATIONS 
 
(67) 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 
 
(68) In considering this application due regard has been had to the Public Sector Equality 
Duty (PSED), as set out in Section 149 of the Equality Act 2010 in particular with regard to: 
 



-  eliminate discrimination, harassment, victimisation and any other conduct that 
is prohibited by or under the Act. 

- advance equality of opportunity between persons who share a relevant 
protected characteristics and persons who do not share it; and  

- foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
Race is one of the protected characteristics under the Equality Act and ethnic origin is one of 
the things relating to race. Romany Gypsies and Irish Travellers are protected against race 
discrimination because they're ethnic groups under the Equality Act. This application has been 
considered with regard to the protected characteristics of the applicant and the gypsies and 
travellers who occupy the caravans. I am satisfied that the requirements of the PSED have 
been met and it is considered that the application proposals would not undermine objectives of 
the Duty. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(69) At present there is short-fall in the five-year supply of Gypsy and Traveller sites and 
adopted policies recognise that increasing the number of pitches on existing sites is likely to be 
necessary as part of the strategy to meet the needs of the Gypsy and Traveller population. A 
need for further pitches has been identified as arising from the existing Gypsy and Traveller 
site. In that context I am of the view that substantial weight should be attached to the lack of a 
five-year supply of sites.  Positive weight is also given to the fact that this is an extension to an 
existing Gypsy and Traveller site.  The harmful impact on the openness of the Green Belt and 
the character of the area are however given substantial weight.  
 
(70) The proposal performs well against the criteria set out in policies CS20 and DP10. I 
consider that the totality of the weight given to the positives of this proposal amount to very 
special circumstances to outweigh the harm resulting from the proposed development in the 
Green Belt.  
 
(71) Having met the balancing exercise required by national policy, it follows that the 
development is also compliant with the terms of policy DP10 and the proposal is broadly 
compliant with the relevant policies of the development plan, viewed as a whole. 
 
RECOMMENDATION: 
 
That planning permission is granted for the reasons set out in the report and subject to the 
conditions 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: J003613-DD-01 (Site Location Plan); J003613-DD-03 Rev C (Proposed Site 
Plan); J003613-DD-04 (Proposed Utility Building); and e-mails from the applicant's agent 
dated 26th and 29th March 2021. 

 
02 For the avoidance of doubt and to ensure a satisfactory form of development. 
 
03 This permission does not authorise use of the land edged red on plan J003613-DD-01 

(Site Location Plan) as a caravan site by any other persons other than Gypsies and 
Travellers, as defined in the glossary of the Planning Policy for Traveller Sites (2015) or 
any subsequent amendment.  

 



03 Permission would not otherwise have been forthcoming and is only granted by reason of 
the fact that occupants of the site comply with definition of Gypsies and Travellers.  

 
04 Before commencement of the development hereby approved, details of the surface water 

drainage system and foul water drainage system for the development (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 and foul water drainage in accordance 

with Policy DP2 of the adopted Dartford Local Plan and Policy CS24 of the Core Strategy.  
 
05 Before commencement of the development hereby approved, details and samples of all 

materials to be used externally shall be submitted to and approved in writing by the Local 
Planning Authority.  The development shall be carried out in accordance with the 
approved details. 

 
05 To ensure that the development does not harm the character and appearance of the 

existing building or the visual amenity of the locality in accordance with Policy DP2 of the 
adopted Dartford Local Plan. 

 
06 Prior to occupation of the development hereby approved, details of any proposed 

external lighting to be attached to the buildings or erected within the car park shall be 
submitted to and approved by the Local Planning Authority.  Such details shall include 
siting, angles, levels of illumination and any shields.  Development shall be carried out in 
accordance with the approved details. 

 
06 To protect the amenities of the area in accordance with Policies DP2 and DP5 of the 

adopted Dartford Local Plan. 
 
07 Prior to occupation of the development hereby approved, a landscaping scheme 

including both hard and soft landscaping which shall include the reinforcement, with 
native species, of planting around the application site, and to the area of land to the east 
of the access way which is in the ownership of the applicant, shall be submitted to and 
approved by the Local Planning Authority and shall be implemented prior to first 
occupation (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 
thereafter in accordance with a maintenance schedule to be supplied to and agreed in 
writing by the Local Planning before occupation of the development.  Any trees, hedges, 
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. 

 
07 To safeguard the visual amenities of the locality in accordance with Policies DP2 and 

DP25 of the adopted Dartford Local Plan. 
 
08 Prior to the occupation of the development hereby approved, details of the management 

for the enlarged Gypsy and Traveller site (including but not limited to details of the 
demarcation of the proposed caravans and car parking spaces; refuse storage and 
collection point(s); fire safety precautions and evacuation plan; maintenance of fire safety 
equipment; ensuring caravans and cars are parked in correct places on site; ensuring 
each pitch is occupied only by one family; and ensuring that measures are taken to 
prevent and combat any anti-social behaviour) shall be supplied to and approved in 
writing by the Local Planning Authority. The Gypsy and Traveller site shall be maintained 
in accordance with the approved details thereafter.  

 
08 In the interests of the amenities of the area and safety in accordance with Policies DP2 

and DP5 of the adopted Dartford Local Plan. 
 



09 No more than 6 pitches with a total of 12 mobile homes / caravans as defined in the 
Caravan Sites and Control of Development Act 1960 and the Caravan Sites Act 1968 
shall be stationed on the site at any time, of which no more than 6 shall be static 
caravans.  

 
09 In the interests of visual amenity in accordance with Policies DP2 and DP5 of the adopted 

Dartford Local Plan. 
 
10 No commercial activities shall take place on the land, including the storage of materials. 
 
10 In the interests of amenity of the locality in accordance with Policies DP2 and DP5 of the 

adopted Dartford Local Plan. 
 
11       No vehicle over 3.5 tonnes shall be stationed, parked or stored on the site.  
 
11 In the interests of visual amenity in accordance with Policy DP2 of the adopted Dartford 

Local Plan. 
 
12 The use of the gypsy site hereby approved shall at all times be occupied by persons 

related to the persons occupying the existing Gypsy and Traveller site at Hillside Farm 
and managed by the same owner / operator as the existing Gypsy and Traveller site at 
Hillside Farm.  If at any time the use of the existing Gypsy and Traveller site at Hillside 
Farm ceases, the use of the Gypsy and Traveller site hereby approved shall also cease. 

 
12 In recognition of the fact that positive weighting was given to the nature of the application 

as an extension of an existing Gypsy and Traveller site in accordance with Policies CS20 
and DP10 of the adopted Development Plan. 

 
13 Upon such time as the use of the approved Gypsy and Traveller site the subject of this 

application ceases, the shower / toilet / utility building hereby approved shall be 
demolished in its entirety, all debris cleared and the land restored to its previous condition 
to the satisfaction of the Local Planning Authority. 

 
13 In recognition of the fact that this permanent building is only justified on the basis that 

they would be used in connection with the associated Gypsy and Traveller site in 
accordance with Policies CS20 and DP10 of the adopted Development Plan. 

 
14 The 12 car parking spaces, turning areas and means of access shown on the approved 

plans shall be provided prior to occupation of the building(s) hereby approved and kept 
available for such use at all times and no development, whether permitted by the Town 
and Country Planning (General Permitted Development) Order 2015 or not, shall be 
carried out on that area of land or to preclude vehicular access thereto. 

 
14 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. 

 
INFORMATIVES 
 

01 The applicant is advised to contact the Head of Housing Services, Dartford Borough 
Council, Civic Centre, Home Gardens, Dartford, Kent, DA1 1DR, regarding the 
requirements for a site license under the Caravan Sites and Control of Development Act 
1960. 
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