
SUMMARY REPORT
Application Ref: 20191047

Site Address: Longreach, 27 The Russets, Meopham, Gravesend, Kent, DA13 
0HH.

Application 
Description:

Erection of first floor extension above the ground floor integral 
garage and utility room to provide a replacement master bedroom, 
en-suite and hobby room.

Applicant: Mr Anthony Pritchard

Agent: N/A

Ward: Meopham North 

Parish: Meopham

Decision Due Date: 9th January 2020

Publicity Expiry Date: 13th December 2019 

Decision Level: Planning Regulatory Board – 8th January 2020

Reason for referral: Councillor Anthony Pritchard is the applicant

Recommendation: Permission

Summary of Reasons for Recommendation

The proposal is for the erection of a first floor extension above the ground floor integral garage 
and utility room to provide a replacement master bedroom, en-suite and hobby room.

The design of extension is deemed acceptable and the proposal will not have an adverse impact 
on the amenity of surrounding properties or the adjacent heritage assets and there is no conflict 
with local or national planning policy.

There will be no adverse impact on the surrounding highway network and no consultee or 
neighbour objections have been raised.

As the development would not result in any harmful impacts, it is deemed to comply with local and 
national planning policy and subject to the planning conditions as set out in this report permission 
is recommended.



MAIN REPORT

1. Proposal and Site Description 

1.1 The proposal is to create a first floor extension above the ground floor integral garage 
and utility room to provide a replacement master bedroom with an en-suite and a hobby 
room.

1.2 The application site is a detached two storey dwelling located at the end of a cul-du-sac 
and forms part of wider 1980s housing estate within the rural settlement of Hook Green 
which is inset from the Green Belt.

1.3 To the north of application site is the Hook Green Conservation Area and to the north 
east is the Grade II listed building of Hook Green Farm House.

1.4 West of the site is a mixture of open fields and woods which are within the Green Belt.

1.5 The application site and surrounding area is within the designated Meopham Downs 
Landscape character area.

2. Relevant Planning History

2.1 The relevant planning history is as follows

19840500 - Outline application for residential development including provision of open 
space and formation of new vehicular access to the site and erection of 29 replacement 
garages. Permitted 18.07.1984.

19840842 - Erection of 79 dwellings and associated garaging, laying out of estate roads 
and off site road works, open space provision and erection of 29 replacement garages. 
These details relate to the siting, design and eternal appearance of the proposed 
dwellings, the means of access thereto, garaging and parking arrangements, details of 
footpath linkages, tree planting and landscaping, and details of vehicular and pedestrian 
access to the site. Permitted 25.01.1985

 
19870254 - Erection of single storey side and rear extension to existing garage to form 
double garage. Permitted 18.05.1987

20050956 - Conversion of existing integral garage into a study. Permitted 28.12.2005

3. Planning Policies

Development Plan

Gravesham Local Plan Core Strategy (September 2014):
 CS01 – Sustainable Development 
 CS02 – Scale and Distribution of Development
 CS12 – Green Infrastructure
 CS18 – Climate Change
 CS19 – Design & Development Principles
 CS20 – Heritage 

Saved Policies in the Gravesham Local Plan First Review (November 1994):



• P3 – Vehicle Parking Standards
• TC3 – Development Affecting Conservation Areas

Other material considerations 

National Planning Policy Framework (NPPF) (2019)
 Section 2 – Achieving sustainable development
• Section 4 – Decision-making
• Section 12 – Achieving well-designed places
• Section 15 – Conserving and enhancing the natural environment 
• Section 16 – Conserving and enhancing the historic environment

Supplementary Planning Guidance
• SPG2 - Residential Layout Guidelines (1996)
• SPG 4 - KCC Parking Standards (2006)
• Landscape Character Assessment (2009)
• Hook Green Conservation Area Appraisal (2017)
• Management Plan Rural Conservation Areas Appraisals (2016)
• Housing Standards Policy Statement, 1st October, 2015; and
• Technical Housing Standards: Nationally Described Space Standards (2015).

4. Consultations, Publicity and Representations

Publicity

4.1 Letters were sent to 5 surrounding properties a site notice displayed on site and 
press notice published with an overall expiry date of 13 December 2019. No 
comments were received.

Consultees 

4.2 The following consultation responses have been received 

Internal 

GBC Highway Development Management Officer 
The site benefits from adequate car parking to meet the requirements of the expanded 
property. No objections. 

External

Meopham Parish Council

No objection

5. Planning Manager (Development Management) Comments

Principle of the Development

5.1 There are no policy objections to the principle of development on this site subject to the 
proposal complying with the relevant policies relating to design, heritage, amenity, 
parking provision and any other material planning considerations.

5.2 The key issues to be considered are as follows:



 Design, Character and appearance;
 Impact on the Heritage assets;
 Amenity for future residents;
 Impact on surrounding properties; and
 Highway Impacts and Vehicle Parking. 

Design, Character and Appearance 

5.3 CS19 of Gravesham Local Plan Core Strategy (LPCS) requires development to 
conserve and enhance the character of the local built, historic and natural environment, 
integrate well with the surrounding local area and meet anti-crime standards. This 
stance is reflected in chapter 12 (Achieving well-designed places) of the NPPF (2019.

5.4 Prior to this application being submitted the proposal was reviewed by Design South 
East (DSE) in June 2019 who raised concern that the first floor extension would be an 
incongruous alteration to the character of the dwelling and wider estate. The applicant 
was informed of the concerns from DSE but has not chosen to amend the scheme prior 
to submission. As such the proposal will be determined on the basis of the submitted 
plans.

5.5 The application does not increase the footprint of the dwelling but seeks to create a first 
floor extension above the integral garage and utility room to provide an enlarged 
master bedroom with en-suite and a hobby room. The design of the first floor extension 
will match the building line of the existing front gable and replicate it. This creates a 
balanced approached to the dwelling with the small lean-to roof at ground floor 
extending across the entire frontage of the dwelling which is best demonstrated on the 
existing and proposed south elevation as shown below.

Existing South Elevation      Proposed South Elevation  

       

5.6 In summary the overall design of the scheme is acceptable and complies with Policy 
CS19 (LPCS) and Section 12 of the NPPF (2019).

          Impact on the Heritage assets

5.7 The application site is adjacent to the Hook Green Conservation Area and the modest 
extension to the dwelling will not impact on the character or setting of the adjacent 
Hook Green Conservation Area or the Grade II Listed Hook Green Farm House.

5.8 As such the proposed development complies with Policies CS19 and CS20 (LPCS) and 
saved Policy TC3 of the Local Plan First Review (LPFR) and section 16 of the NPPF 
(2019).

         Impact on Landscape 



5.9 Section 15 of the NPPF (2019) highlights the importance of conserving and enhancing 
the natural environment, one aspect of which is the protection and enhancement of 
valued landscapes.  Policy CS12 (LPCS) states that the overall landscape character 
and valued landscapes within the Borough will be conserved, restored and enhanced 
and that proposals will take account of the Gravesham Landscape Character 
Assessment. 

5.10 The application site falls within Meopham Downs Landscape Character Area and it is 
not considered the modest extension would have any adverse impact on long views 
across Meopham Downs and it will not undermine the key characterises of Meopham 
Downs landscape.

5.11 No conflict with Policy CS12 (LPCS) or Section 15 of the NPPF (2019).

          Amenity for future residents 

5.12 Policy CS19 (LPCS) seeks to protect amenity and ensure acceptable future living 
conditions are acceptable within proposed developments.  The NPPF (2019) also 
assists and seeks to ensure developments will function well, does not undermine 
quality of life and create attractive and comfortable places to live, work and visit and 
seeks to “secure high quality design and a good standard of amenity for all existing 
and future occupants of land and buildings”.

5.13 The first floor extension will provide a replacement bedroom with an en-suite and a 
hobby room. The master bedroom complies with the national space standards being 
19.98m². The hobby room is 29m² but there are no guidelines at either a local or 
national level on room sizes for hobby rooms. Whilst it could be viewed that this room 
could be a 5th bedroom this application has to be determined on the basis of what has 
been submitted which is a hobby room.

5.14 It is considered that overall the proposal provides acceptable living conditions for future 
occupiers and complies with Policy CS19 (LPCS). 

         Impact on surrounding properties

5.15 Development should not cause demonstrable harm to the amenity of any existing 
residents or property such that it will materially harm their living conditions. Policy CS19 
(LPCS) requires new development to safeguard the amenity, including privacy, daylight 
and sunlight, of its occupants and those of neighbouring properties and land and 
paragraph 127 of the NPPF (2019) which requires the amenity of existing residents to 
be protected.

5.16 The proposed development will introduce additional windows at first floor above the 
garage on both the north and south elevations. These windows will not result in any 
unacceptable levels of overlooking into the adjacent properties private amenity space 
and the proposal complies with the Council’s Residential Layout Guidelines.  

5.17 As a result of this development there will be no overshadowing, overlooking or harm to 
the amenity of adjacent properties and the proposal complies with Policy CS19 (LPCS) 
and paragraph 127 of the NPPF (2019).

         Highway Impacts and Vehicle Parking



5.18 The proposal would not add any additional bedrooms to the property or result in the 
loss of the existing parking provision at the site. As such there would be no parking and 
highways issues that arise as a result of the proposal.

6. Conclusion 

6.1 The proposal is a sustainable form of development that accords with local and national 
planning policy and will provide an acceptable scheme within the rural settlement of 
Hook Green.

________________________________________________________________________

Recommendation

The recommendation is for the application to be GRANTED Planning Permission, subject to 
the following conditions:

Time Limit

1. The development to which this permission relates must be begun not later than the 
expiration of three years beginning with the date on which this permission is granted.

Reason: In pursuance of Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Approved Plans

2. The development hereby permitted shall be carried out only in precise accordance with 
the following schedule of approved plans:
Drawing No.16-5000-02 – Proposed Plans

Reason: For the avoidance of any doubt and in the interest of proper planning in 
accordance with Policies CS12, CS19 & CS20 of the Gravesham Local Plan Core 
Strategy (September 2014).

Materials

3. Notwithstanding the details included on the application form and approved plans the 
materials and colours to be used in the construction of the external surfaces of the 
extension hereby permitted shall match the elevations to which the extension is to be 
added and such work shall be completed prior to occupation of the development.

Reason: To maintain the character and appearance of the building and to ensure a 
satisfactory visual relationship between the existing and new development in accordance 
with adopted Policies CS12, CS19 & CS20 Gravesham Local Plan: Core Strategy 
(September 2014).

Obscure Glazing

4. Notwithstanding the details included on the application form and approved plans the 
window serving the en-suite shall be glazed with obscure glass to a level equivalent to 
Pilkington Level 3 or above (or the nearest equivalent standard) and top hung only and 
shall be permanently retained as such.

Reason: To protect the amenity and privacy of adjoining properties and in accordance 
with Policy CS19 of the Gravesham Local Plan: Core Strategy (September 2014).



INFORMATIVES:-

DEVIATION FROM APPROVED PLANS 

BUILDING REGULATIONS AND PARTY WALL ACT

      STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION- TAKING


