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Borough Council

Delegated Report

Householder Planning Application

Planning Application No: 20260480

Location: ATN Partnership 142 - 143 Parrock Street Gravesend Kent

Description: Erection of first floor rear extension to provide space for a conference
room.

Applicant: ATN Partnership

Site Visit Date: 16" June 2026

Submitted Documents/Plans

Application Form;
259- E000.B;
259- E001.B;
259- E010.A;
259- EO11. A;
259- E012.A;
259- E020.A;
259- E021.A;
259- P001.B;
259- PO10.A;
259- PO11. A;
259- PO12.A;
259- P020.A; and
259- PO21.A.

Relevant Planning History

Reference | Description Decision Decision
Date
20220413 | Erection of first floor rear extension to provide space for a Permitted 01.07.2022
conference room.
20180989 | *REVISED DESCRIPTION** Permitted 01.03.2019

Change of use from (A1) shop to (A2) financial and
professional services, installation of two new shopfronts,
alterations of the height and roof design of the existing rear
porch extension and erection of a rear fire enclosure and
replacement boundary fencing.

20171023 | Installation of new shop front. Permitted 03.04.2018
20171305 | Subdivision of retail shop unit (Al) into two retail shop Permitted 03.04.2018
units (Al).

Development Plan
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Gravesham Local Plan Core Strategy (2014)

e CSO01 - Sustainable Development
CS02 — Scale & Distribution of Development
CSO05 — Gravesend Town Centre Opportunity Area
CS07 — Economy, Employment and Skills
CSO08 — Retail, Leisure and Hierarchy of Centres
CS18 — Climate Change
CS19 — Development & Design Principles

Gravesham Local Plan: First Review (1994)
e P3 - Vehicle Parking Standards

Paragraph 34 of the NPPF (2024) sets out that 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.

The Council undertook such a review in September 2019 and 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 that a sufficient land supply exists to
meet this need. Whilst saved policies from the Local Plan 1st Review (1994) generally conform with the
NPPF (2024), the Council will also seek to replace these.

National Planning Policy Framewaork (2024)
e Section 2 — Achieving Sustainable Development
e Section 12 — Achieving Well-Designed Places

Supplementary Planning Guidance
e SPG 4 - KCC Parking Standards (2006)
e Design for Gravesham — Design Code (2024)

Emerging Local Plan as a Material Consideration

Paragraph 48 of the Framework makes it clear that planning applications can only be determined in
accordance with the development plan, unless material considerations indicate otherwise. An emerging
Local Plan, does not form part of the Development. The Framework, at Paragraph 49 allows local
planning authorities to give weight to relevant policies in emerging Local Plans, according to:
e The stage of preparation of the emerging plan (the more advanced its preparation, the greater
the weight that may be given);
e The extent to which there are unresolved objections to relevant policies (the less significant the
unresolved objections, the greater the weight that may be given); and
e The degree of consistency of the relevant policies in the emerging plan to the Framework, the
closer the policies in the emerging plan to the policies in the Framework, the greater the weight
that may be given to those policies.

West Oxfordshire District Council v Secretary of State for Housing, Communities and Local Government
& Rosconn Strategic Land Ltd [2018] EWHC 3065 (Admin) is a High Court judgement that deals with
the weight to be given to a Regulation 19 Local Plan. In this judgement the Court found that the weight
to be given to an emerging Local Plan, was a matter of planning judgement, which had to be reached
having fully considered the relevant part (Paragraph 49) of the Framework.

The Council's emerging Local Plan, is in the process of being consulted upon (it has reached
Regulation 19 stage), the Council is not yet aware of whether third parties will support or object to
specific policies within the Plan, or whether they will consider the policies with the emerging Local Plan
to be broadly sound and consistent with the NPPF (2024). Taking this into consideration, one can only
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conclude that at this stage of the process, limited (i.e. minimal) weight should be afforded to the
emerging Regulation 19 Local Plan. This position would only change once the emerging Local Plan
has progressed towards submission and examination, with the Council being fully aware of policies that
are subject to unresolved objections and with knowledge of policies that have had their soundness and
conformity against the Framework challenged.

This approach accords with the approach taken in a separate High Court case, Gladman Developments
Ltd v SSHCLG & Corby Borough Council; & Uttlesford DC [2020] EWHC 518 (Admin) and Court of
Appeal [2021] EWCA Civ 104, which was also the subject of a Court of Appeal Ruling [2021] EWCA Civ
104.

Consultations, Publicity and Representations

Consultees

No comments received.

Neighbouring properties

Eight surrounding properties were consulted and a site notice also displayed. The overall response date
was 24.06.2026. One observation has been received asking whether a party wall agreement is required.

Officer’s Analysis

Principle of Development

The application seeks to provide a first-floor rear extension which is to be used as a conference room. The
application form makes clear that there would be no change in the number of staff working at the premises
and as such there would be no intensification of the existing use. Policy CS07 of the LPCS supports the
development of office space within the Gravesend Town Centre. It is considered that the principle of the
development is acceptable, subject to other matters to be considered within this report.

It is important to note that planning permission has been previously granted for this extension under
reference 20220413 on 01 July 2022. It has since expired and therefore planning permission is required
again before any works can commence as there is no mechanism to extend or renew a planning approval.
As such subject to any key policy changes, the principle of this extension has already been established.

Design, Character and Appearance

Policy CS19 (LPSC) states new development will be visually attractive, fit for purpose and locally
distinctive. It should 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. The Design Guide SPD
(2024) requires development to protect the residential amenity of neighbours and to enhance the local built
environment.

The Design Guide (2024) states development must positively respond to Gravesham’s diverse identities
and distinct characteristics of the surrounding areas. Development must engage, enhance and celebrate
the surrounding environment and community. Development must enrich and reinforce local identity. Good
design is promoted by the NPPF (2024).

The application property is a two-storey mid terrace property located on the eastern side of Parrock Street,
the building is located in the centre of two three storey buildings. The application seeks to provide a

first floor extension to the rear of the building provide space for a conference room. The proposed extension
would project a total depth of 6.15m from the original first floor rear elevation of the building. The extension
would infill the area to the side of the existing first floor rear projection and over an existing single storey
rear extension. The extension would have a gabled roof over it with a ridge height of 8.15m.

Page 3 0of 5



Gravesham @

Borough Council

In this case the proposed extension is quite bulky, but it is of an acceptable design. It would be visually
prominent from The Grove but there are many rear lean-to extensions including the adjoining vets.

On balance the extension would be in keeping with the character of the existing rear projection. It is noted
that rear extensions to properties within this area of the Town Centre are a common feature and the
proposed extension would be in keeping with this. It is considered that the extension would be subservient
to the host property and would not detract from its character or appearance with materials to match.

Overall, the proposal is of a suitable design and notwithstanding the size of the extension it is considered
that it can be accommodated reasonably successfully within the site and would not materially harm the
character or appearance of the building or impact on the street scene and will comply with policy CS19
(Development and Design Principles) of the Gravesham Local Plan Core Strategy 2014.

Neighbouring Amenity

It is important that any new development safeguards the amenity of the neighbouring occupiers in
accordance with the requirements of Policy CS19 (LPCS), the Council’'s Supplementary Planning
Documents and the NPPF (2024).

The neighbouring properties most likely to be impacted by the proposed development are no.145 to the
north of the site and no.141 to the south.

The property at no.145 benefits from a part three, part two storey rear extension, there is a single
window to the rear first floor projection. At first floor level the proposed extension would project 2.3m
beyond the rear elevation of the existing neighbouring extension, and approximately 1.15m at ground
floor level. The modest projection beyond the rear elevation of this building would ensure that there is no
significant impact on the rear facing windows of this property.

The extension would be set in 7.5m from the boundary shared with no.141, given the separation from
the boundary, it is considered that the extension would not result in any significant impact on this
property in terms of overshadowing or overbearing. It is considered that the development would be
acceptable in terms of is impact on neighbouring amenity.

The extension will have some impact because of its depth and proximity to the adjoining building to the
north (144 Parrock Street) but this is in commercial use as a veterinary practice and any windows are quite
small and do not appear to serve any habitable accommodation.

The representation received relating to The Party Wall Act is not a planning consideration but a civil matter
between relevant land owners. An informative will be added to the decision notice to cover this.

Whilst it is acknowledged that the development will result in some inevitable neighbour impacts, those
impacts are not considered to be sufficiently material as to justify grounds of refusal and on balance it is
considered that the development is in conformity with Policy CS19 (Development and Design Principles) of
the Gravesham Local Plan Core Strategy 2014.

Parking and Highways

There is off existing off-street parking to the rear of the site, from the officers site visit there were five
vehicles parked in this area. The proposal does not include any additional vehicle parking, however from
the submitted application form it is noted that there are no changes proposed to the number of staff
employed at the premises. It is also noted that the site is located in a sustainable location within the town
centre with public transport links readily available to visitors, there is also the Parrock Street car park
directly opposite the site which can be used by visitors. It is therefore considered that the proposal is
acceptable in regard to its impact on parking and highway safety.
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Biodiversity Net Gain

Under the Environment Act 2021 and supporting statutory instruments, Biodiversity Net Gain (BNG) is
mandatory for most development. The legislation requires a minimum 10% gain in biodiversity from
acceptable development, either on- site, off- site or a combination of both. BNG provided under the
mandatory requirements off- site and significant BNG on- site must be secured by a legal agreement for 30
years under an approved Habitat Management and Monitoring Plan.

There are strict requirements in terms of what an application must contain in relation to BNG before it can
be accepted as valid, as set out in Schedule 7A (Biodiversity Net Gain in England) of the Town and Country
Planning Act 1990. This requires a completed metric calculation tool showing the calculations of the pre-
development biodiversity value of the on- site habitats on the date of the application, and other information.

However, there are a number of exemptions from the BNG regulations;

e householder development, as defined in Article 2(1) of the Town and Country Planning
(Development Management Procedure) (England) Order 2015;

e development granted planning permission by a development order under section 59. This includes
permitted development rights;

¢ development subject to the de minimis exemption — development that does not impact a priority
habitat and impacts less than 25 sgm of habitat, or 5m of a linear habitat such as a hedgerow;

e self- build and custom- build development — development that comprises

- no more than nine dwellings; and

- is carried out on a site that is no larger than 0.5 hectares in size; and

- consists exclusively of dwellings which are self- build or custom- build, as defined in section 1(Al) of
the Self Build and Custom Housebuilding Act 2105.

The applicant states within the submitted application form that the development is to be exempt from the
biodiversity net gain regulations as the de minimis exemption applies. There would be no impact on any
existing on site habitat, and the development area would be less than 25m2. As such, it is considered that
biodiversity net gain does not apply here.

Conclusion

It is considered that the extension would be an acceptable addition to the building, it would not detract from
the character of the property, or the amenity of neighbours. There would be no parking or highways safety
issues arising from the proposal. To reiterate, planning approval has already been granted for this
extension, which expired last year. As such the application is recommended for approval.

Recommendation

For detailed conditions and informatives, see draft Decision

Case Officer: | Adeoye Lawal Team Leader: | Mrs Faye Walsh

Signed: ; Signed: T .
7‘%&45&%{&/ },u.ﬂ-nb

Dated: 17th June 2026 Dated: 06 July 2026
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