
PLANNING COMMITTEE REPORT

Application Ref: 20200670

Site Address: 135 Sun Lane, Gravesend, Kent DA12 5HW.

Application 
Description:

Demolition of garage, erection of a single storey rear extension, 
construction of dormer extensions in the front and rear roof slopes 
with alterations to the roof and conversion of the roof space into 
habitable rooms.

Applicant: Mrs Diane Marsh

Agent: Mr Harry Bailey

Ward: Whitehall Ward

Parish: N/A

Decision Due Date: 2nd  October  2020

Publicity Expiry Date: 5th August  2020 

Decision Level: Planning Committee - 30th September 2020

Reason for referral: Councillor Mrs Diane Marsh is the applicant

Recommendation: PERMISSION subject to conditions

----------------------------------------------------------------------------------------------------------------------------------
SUMMARY OF REASONS FOR RECOMMENDATION

The proposal is for the demolition of a garage, the erection of a single storey rear extension, 
construction of dormer extensions in the front and rear roof slopes with alterations to the roof and 
conversion of the roof space into habitable rooms.

The design of extensions and roof alterations are considered to be acceptable and the proposal 
will not have an adverse impact on the amenity of surrounding properties.

As the development would not result in any harmful impacts in the street scene or on local 
residential amenity it is considered to be in compliance with local and national planning policy and 
subject to the planning conditions as set out in this report permission is recommended.

----------------------------------------------------------------------------------------------------------------------------------
MAIN REPORT

1. Site Description and Surroundings

1.1 The application site comprises a three bedroom detached bungalow and has a 
detached garage to the rear with access from the west side of the dwelling. 

1.2 The bungalow is twin bay fronted and is of brick construction with a hipped plain tiled 
roof with windows and side entrance door in the flank elevations, built in the late 
1940’s.  There is a low rendered and brick wall to the frontage.



1.3 Sun Lane has a variety of building ages and types with no unique design form. There 
is a modern detached part two storey and part chalet style dwelling to the east side of 
the bungalow (137 Sun Lane) built in the late 1980’s and an older terrace of two 
storey dwellings to the west (127-133 Sun Lane) dating from the 1890’s.  The 
property faces on to two storey flats and towards Pegasus Court on the south side of 
Sun Lane. The rear garden of 135 Sun Lane adjoins the rear gardens of existing 
dwellings in Whitehill Road. 

1.4 The existing garage in the rear garden of the dwelling has already been demolished 
as it was observed during a case officer visit on Friday 4th September 2020.

1.5 The application site is located in an urban area of Gravesend. Sun Lane is not a 
classified highway but part of Sun Lane is on a bus route.

1.6 The application site is shown in the extract from the submitted site plan below.



             

2. Planning History 

2.1       The relevant planning history is as follows

19490497 - Private garage. Permitted 04.06.1949

19850521 Outline application for the erection of a two storey detached dwelling with 
attached garage. Refused 05.09.1985

19860365 - Erection of a two storey detached dwelling with attached garage.   
Permitted 18.07.1986

3. Proposal

3.1 The current planning application is for the demolition of garage, erection of a single 
storey rear extension, construction of dormer extensions in the front and rear roof 
slopes with alterations to the roof and conversion of the roof space into habitable 
rooms.

Plans and Drawings

3.2 The application comprises the following details and plans:

Application form date 07.07.2020;
Drawing No N/A – Site Location Plan (Scale 1:200); 
Drawing No N/A – Existing and Proposed Block Plan (Scale 1:200);
Drawing No. 3091/1 – Existing Floor Plan (Scale 1:100);
Drawing No. 3091/2 – Existing Elevation Plans (Scale 1:100); 
Drawing No. 3091/3 – Ground Floor Plan (Scale 1:100);
Drawing No. 3091/4 – First Floor Plan (Scale 1:100);
Drawing No. 3091/5 – Proposed Elevation Plans (Scale 1:100); and 
Drawing No. 3091/6 – Existing and Proposed Roof Plans (Scale 1:100).



Details of the Development 

3.3 The details of the development are described in some detail in section 6 of this 
report.  In summary the application proposals are for demolition of the existing rear 
garden garage, a 2m deep rear single storey flat roofed extension, a change in the 
roof form and height altering the roof from a hipped roof front and rear to a gable roof 
with side half hips increasing the ridge height by 0.55m.

3.4 The various proposed elements are shown below in the extract from the submitted 
proposed block plan.

              

4. Planning Policy, Development Plan and other Material Considerations

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
planning applications to be determined in accordance with the development plan 
unless material considerations indicate otherwise.  Where there are other material 
considerations, the development plan should be the starting point, and other 
material considerations should be taken into account in reaching a decision.  One 
such consideration will be whether the plan policies are relevant and up to date.

4.2 The Development Plan for Gravesham comprises:-

• The Gravesham Local Plan Core Strategy (September 2014)
• Remaining Saved Policies of the Local Plan First Review (1994)
• Kent Minerals and Waste Local Plan 2013 - 2030 (July 2016)

Local Planning Guidance

Gravesham Local Plan Core Strategy, September 2014

4.3 The Core Strategy sets out the Council's spatial vision and strategic objectives for 
the Borough to 2028 and the policies which will deliver them. It identifies the main 



areas where major change is likely to take place and allocates sites which are key 
to achieving the strategy.

4.4 The development site is shown as being within the urban area in the Gravesham 
Local Plan Policies Map.  

4.5 The most relevant policies from the adopted Core Strategy in relation to this 
development are as follows:

 CS01 – Sustainable Development 
 CS02 – Scale and Distribution of Development
 CS11 – Transport 
 CS18 – Climate Change
 CS19 – Design & Development Principles

Policy CS19 (Development and Design Principles) sets out detailed criteria against 
which the acceptability or otherwise of proposed development will be evaluated.  In 
particular it requires new development to be visually attractive, fit for purpose and 
locally distinctive.  It should conserve and enhance the character of the local built and 
natural environment and integrate well with the surrounding area.  It requires new 
development to safeguard the amenity, including privacy, daylight and sunlight, of its 
occupants and those of neighbouring properties and land and avoid adverse 
environmental impacts from pollution. Proposals should include details of appropriate 
hard and soft landscaping, protect and where opportunities arise enhance 
biodiversity and provide appropriate facilities for the storage and disposal of waste.

Gravesham Local Plan First Review 1994

4.6 The Gravesham Local Plan First Review was originally adopted in November 
1994.

4.7 A substantial number of policies of the Gravesham Local Plan First Review were 
saved by a Direction dated 25 September 2007 of the Secretary of State under 
paragraph 1 (3) of Schedule 8 to the Planning and Compulsory Purchase Act 2004 
as transitional arrangements pending adoption of the Core Strategy.

4.8 Those Local Plan First Review policies that remain in force are listed in Appendix 
1 of the Local Plan Core Strategy.  The remaining saved policies will be replaced 
following the adoption of the Site Allocations and Development Management 
Policies Development Plan Document.

4.9 The following remaining saved policies are relevant to the consideration of this 
application:

• Policy P3 – Vehicle Parking Standards

Policy P3 requires development to make provision for vehicle parking, in accordance 
with the Kent County Council Vehicle Parking Standards, as interpreted by 
Gravesham Borough Council, unless justified as an exception. All vehicle parking 
provision should normally be made on the development site.



Review of Local Plan 

4.10 Paragraph 33 of the NPPF (2019) sets out those policies within adopted local plans 
should be reviewed to assess whether they need updating at least once every five 
years, and should then be updated as necessary. Such reviews are also a legal 
requirement as set out in Regulation 10A of the Town and Country Planning (Local 
Planning) England Regulations 2012.

4.11 The Council undertook such a review in September 2019 and The review found that 
the adopted Local Plan Core Strategy is in need of a partial review in terms of Policy 
CS02 due to the increased need for housing since the Local Plan Core Strategy was 
adopted and the need to ensure a sufficient land supply exists to meet this need. 
Whilst saved policies from the Local Plan 1st Review (1994) general conform with the 
National Planning Policy Framework (2019), the Council will also seek to replace 
these.

4.12 In addition, the Council published in 2018 a Regulation 18 (stage 1) consultation on 
its proposed Site Allocations and Development Management Policies DPD, which will 
in due course form part of and update the Gravesham Local Plan.  Under paragraph 
48 of the NPPF, policies in this document may be accorded weight in the decision 
making process with this varying according to its stage of preparation; the extent to 
which there are unresolved objections; and the degree of consistency of policy with 
those in the Framework. As the Site Allocations and Development Management 
Policies DPD is at a very early stage and the fact that the consultation is still on-
going, the policies therein should at this stage be given very limited weight.  It should 
be noted, in any event, that many of the relevant policies reflect those set out in the 
Framework and for the purposes of this application these should be relied on instead.

Other Material Considerations 

The National Planning Policy Framework (NPPF)

4.13 The National Planning Policy Framework (NPPF), June 2019, is a material 
consideration. The following sections are relevant.

 Section 2 – Achieving sustainable development;
 Section 12 – Achieving well-designed places

The National Planning Practice Guidance (NPPG)

4.14 Planning Practice Guidance (http://planningguidance.planningportal.gov.uk/) supports 
and clarifies areas in the NPPF.

Supplementary Planning Guidance and other Documents
     
4.15 The Council has adopted a number of Supplementary Planning Guidance 

documents, Development Briefs and Conservation Area Appraisals.  These elaborate 
on saved policies in the Gravesham Local Plan First Review and policies in the 
Gravesham Local Plan Core Strategy and are material considerations in determining 
planning applications.  

4.16 In addition the Council has adopted a number of documents that have been produced 
by Kent County Council also as Supplementary Guidance.

4.17 The following documents are relevant to the consideration of this application:

http://planningguidance.planningportal.gov.uk/


• SPG2 - Residential Layout Guidelines (1996)
• SPG 4 - KCC Parking Standards (2006)
• Housing Standards Policy Statement, 1st October, 2015; and
• Technical Housing Standards: Nationally Described Space Standards (2015).

5. Consultations, Publicity and Representations

Consultations

5.1 The following consultations responses have been received

GBC Highways Development Management Officer    

This proposal gives concern. The number of bedrooms increases from 3 to 4 and 
potentially removes the car parking from the site. The drive is shown as some 2.7 
metres wide, which is insufficient to give reasonable access to a parked vehicle. The 
extract below from SPG4  in note 2 shows a standard parking space is increased 
from 2.5 metres to 2.7metres when it is enclosed on a single side, by extension when 
the parking spaces is enclosed on both sides it should be further increased to 2.9 
metres. This means the drive is not considered as adequate as a parking area.   

         

However, there appears to be sufficient space in the rear garden to accommodate 2 
car parking spaces, (Kent County Council Interim Guidance Note 3, Residential 
Parking). So providing it is conditioned that a parking plan is submitted I have no 
objections. The applicant will need to be advised that parking adjacent to the property 
will not be acceptable.

It is also recommended that at least one electric vehicle charging point is provided 
which has a continuous supply of a minimum 32 ampere, more under surge demand. 
The applicant should seek appropriate guidance from a suitably qualified person.



Ward Councillors

No comments received

Publicity and Neighbour Representations 

5.2 Individual notification was sent to the owners/occupiers of 10 adjoining 
dwellings/premises and other interested parties.  The publicity period expired on 05 
August 2020. 

5.3 One neighbour representation has been received objecting and raising concerns 
on the following grounds:

The rear of application site is close to their rear garden boundary and believes that 
the second storey dormer extension is within 7m of this boundary and that of 
neighbouring properties.

6. Planning Analysis and Development Manager Comments

Principle of the Development

6.1 Policy CS01 (Sustainable Development) indicates that when considering 
development proposals the Council will take a positive approach that reflects the 
presumption in favour of sustainable development contained in the National Planning 
Policy Framework and in the Core Strategy.

6.2 The application site is situated in an urban area.  Policy CS02 (Scale and Distribution 
of Development) of the Gravesham Local Plan Core Strategy 2014 indicates that the 
strategy prioritises development in the urban area as a sustainable location for 
development.

6.3 There are therefore 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.

The Key Issues

6.4 The key issues to be considered are as follows:

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

Design, Character and Appearance 

6.5 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.

6.6 There are four elements of this application to consider and the first is the alteration to 
the roof. The roof is currently of a hipped design and the proposal is to alter the 



hipped roof to half hipped barn ends. The ridge height of the existing roof is being 
increased by half metre and the roof space is being substantially increased.  The 
alteration will have a very minimal impact on the existing profile of the street scene. 
Whilst the proposed roof alterations are a significant change to the original dwelling, 
the surrounding properties are not of a uniform design and as such the proposed roof 
design will not look significantly out of place. There are no design concerns with the 
alteration of the roof from a hipped roof to half barn ends.

6.7 The second element of the application to consider is the construction of a dormer in 
the rear roof slope. It is quite a considerable dormer at 8.82 metres long. That being 
said, it is designed with a modest approach. The dormer has been set in at both 
sides by half metre and also by one metre from the top of the ridge line.  This is 
effective in reducing the bulk of a large dormer. It helps that the bungalow is 
detached and there is no issue of the dormer creating unsymmetrical properties. To 
the rear facing the rear garden the dormer will have a Juliet balcony and two 
standard windows. There are no side facing windows. The rear dormer sits well on 
the rear roof slope and is only 41.75 m³. It would not be visible from any public 
vantage points. White the dormer is quite considerable, it is not detrimental to the 
dwelling or the street or the street scene.

    Existing Rear Elevation                          

                    

   Proposed Rear Elevation

6.8 The third element of the application to consider is the construction of a dormer in the 
front roof slope. It is 7.69 metres long. The dormer has been set in at both sides by 
one metre and also by one metre from the top of the ridge line. The proposed front 
dormer is small in scale compared to the proposed rear dormer and is only 15.88 m³. 
The front dormer will be set 2.24 metres from the edge of the eaves of the original 
roof. Once again the proposed front dormer is a significant change to the original 



dwelling but the street scene is made of properties with various designs and styles, 
and therefore it will not look significantly out of place.  

Existing Front Elevation 

            

Proposed Front Elevation 

        

6.9 The fourth and final element to the application to consider is the demolition of the 
existing rear garage and the construction of a single storey rear extension. It is noted 
that it is observed during a case officer site visit undertaken that the garage to the 
rear has already been demolished. The proposed single storey rear extension would 
have a depth of only 2 metres, a width of 9.21 metres and the maximum height of 3 
metres. It is noted that the proposed single storey rear extension can be built under 
Permitted Development rights. It is considered acceptable in terms of design.

     

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



Amenity for future residents

6.11 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”.

6.12 The proposal would form on the first floor two bedrooms respectively 13.17 m² and 
17.3 m², an Ensuite bedroom 14.74 m² and Ensuite bathroom 5.04 m², a bathroom 
5.32 m². On the Ground Floor a kitchen 24.97 m², a lounge 24.24 m², a dining room 
12.19 m², a bedroom 10.92 m² and a downstairs bathroom 5.33 m².  All rooms 
comply with the nationally described space standards (2015).

6.13 The dwelling would retain a rear garden with a depth between 7 metres to 15 metres 
and an area 239.19 sq. m which comply with SPG 2 - Residential Layout Guidelines 
(1996) for a four bedroom dwelling.

               

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

Impact on surrounding properties

6.15 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.

6.16 One concern is the increase in the height of the side section of the roof on the 
neighbouring dwellings. No 137 Sun Lane is the property on the east side of the 
application site and No 133 Sun Lane is the property on the west side the application. 
Both properties are two storey and no 133 has no side facing windows and it is 
approximately 3.82 metres away from the application site. No 137 has no side facing 
windows that serve habitable rooms. No objections have been received from the 
owner/resident of this property.

6.17 The proposed development will introduce additional windows at first floor on the 
north, south elevations and side facing No 133.  The Juliet balcony and the two 
standard windows would be facing the rear garden of No’s 119, 117, 115 & 113 119 
Whitehill Road and be at least 40 metres away from any habitable rooms. 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.  

6.18 As a result of this development there will be no material 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

6.19 The proposal would add additional bedrooms to the property and result in the loss of 
the existing garage at the site, but the application site has to the side facing No 133 
Sun Lane property and rear garden, hardstanding that could accommodate three 
vehicles off road which complies with SPG4 - KCC Parking Standards (2006) for a 
four bedroom dwelling. As such there would be no parking and highways issues that 
arise as a result of the proposal.

6.20 It is recommended that the provision of parking to replace the garage demolished in 
the rear garden is secured by a planning condition.  Cabling for electric vehicle 
charging is also recommended by the GBC Highways Development Management 
Officer. 

7. Conclusions and Balancing Exercise 

7.1 The development is acceptable in design terms.  It is not considered that the 
development would be harmful to the street scene in a road which has mix of 
dwellings. 

7.2 There will be no material 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).  The development complies with the adopted 
residential layout guidelines.  

7.3 The comments relating to parking from the GBC Highways Development 
Management Officer can be addressed through a planning condition.

7.4 The proposal is a sustainable form of development that accords with local and 
national planning policy and on balance therefore there are no objections to the 
development and planning permission is recommended.



________________________________________________________________________

RECOMMENDATION

The recommendation is for the application to be GRANTED Planning Permission, subject to 
the following conditions, reasons and informatives

CONDITIONS AND REASONS 

Time Limit Condition 

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 and Particulars

2. The development hereby permitted shall be carried out only in precise accordance with 
the following approved details, plans and specifications:

Application form date 07.07.2020;
Drawing No N/A – Site Location Plan (Scale 1:200); 
Drawing No N/A – Existing and Proposed Block Plan (Scale 1:200);
Drawing No. 3091/1– Existing Floor Plan (Scale 1:100);
Drawing No. 3091/2– Existing Elevation Plans (Scale 1:100); 
Drawing No. 3091/3– Ground Floor Plan (Scale 1:100);
Drawing No. 3091/4– First Floor Plan (Scale 1:100);
Drawing No. 3091/5– Proposed Elevation Plans (Scale 1:100); and 
Drawing No. 3091/6– Existing and Proposed Roof Plans (Scale 1:100).

and those approved pursuant to any conditions contained herein after and there shall be 
no deviation therefrom. 

Reason: In order to ensure the development is implemented on the basis of the scheme 
as submitted and assessed in the interests of proper planning and in accordance with 
Policy CS19 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 ensure a satisfactory visual relationship between the existing and the new 
development in accordance with Policy CS19 of the 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 landing 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).

Parking 

5. A parking plan shall be submitted for the approval of the Local Planning Authority showing 
at least 2 vehicle parking spaces within the site for the parking of vehicles for the occupants 
of 135 Sun Lane Gravesend and such spaces shall be formed, surfaced and drained before 
the dwelling as hereby enlarged and extended is first brought into use and thereafter, and 
notwithstanding the provisions of Article 3 of and Part 1 of Schedule 2 to the Town and 
Country Planning (General Permitted Development) (England) Order 2015, as amended, (or 
any provision equivalent to that Part in any Order replacing, revoking or re-enacting that 
Order with or without modification), shall be retained for such purposes at all times.

Reason: In the interests of the visual amenity of the site, to avoid indiscriminate car parking 
or to avoid hazards to highway safety by virtue of vehicles parked on the public highway and 
in accordance with the Local Planning Authority's adopted standards and policies including 
Gravesham Local Plan Core Strategy Policy CS11: Transport and Gravesham Local Plan 
First Review saved policy P3.

Electric Vehicle Cabling

6. Provision shall be made for cabling to enable charging facilities to be installed for an 
electric vehicle for the occupants of the development before the dwelling as hereby enlarged 
and extended is first brought into use and shall thereafter be retained for such purposes at 
all times.

Reason: To encourage the use of sustainable and more environmentally acceptable modes 
of transport, and in accordance with Policy CS11, CS18 and CS19 of the Gravesham Local 
Plan: Core Strategy (September 2014).

INFORMATIVES:-

1. DEVIATION FROM APPROVED PLANS 

Deviation from or amendment to the approved plans could require a further application and 
permission/consent.  In the event that any change is proposed, applicants and builders are 
advised to seek advice from the Local Planning Authority.  Proceeding without the necessary 
permissions or consents could result in enforcement action.

2. BUILDING REGULATIONS AND PARTY WALL ACT



This decision DOES NOT imply any consent which may be required under the Building 
Regulations or under any other enactment or provision. Nor does it override any private 
rights which any person may have relating to the land affected by this decision, including the 
provisions of the Party Wall etc. Act 1996.

3. STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION- 
TAKING

In accordance with Article 35 (2) of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015 (as amended), and paragraph 38 of the 
National Planning Policy Framework (NPPF) 2019, the Local Planning Authority has 
approached the assessment and determination of this application in a positive and creative 
way and, where appropriate, has worked pro-actively with the applicant to secure a 
development that is sustainable and that improves the economic, social and environmental 
conditions of the area, and that is in accordance with the Development Plan for the area.

The application was considered by the Borough Council’s Regulatory Board (Planning 
Committee) where the applicant/agent had the opportunity to address the committee and 
promote the application.


