
 
 
 

A01 FH/TH/19/1400 
 

PROPOSAL: 
 
LOCATION: 

Erection of two storey front extension with balcony, two storey 
and single storey side extensions together with erection of 
single storey rear extension, alterations to materials  and 
additional off-street parking space 
 
14 Seven Stones Drive BROADSTAIRS Kent CT10 1TW  
 

WARD: Viking 
 

AGENT: Mr Matthew Gerlack 
 

APPLICANT: Mr S Rospo 
 

RECOMMENDATION: Approve 
 

Subject to the following conditions: 
 
 
 1 The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
 
GROUND; 
In accordance with Section 91 of the Town and Country Planning Act 1990 (as amended by 
Section 51 of the Planning and Purchase Act 2004). 
 
 2 The proposed development shall be carried out in accordance with the submitted 
application as amended by the revised drawings numbered 19/416/JG/PL01, Rev A received 
11/12/2019, 19/416/JG/PL02, Rev D received 17/12/2019 and, 19/416/JG/PL03, Rev B 
received 19/12/2019. 
 
GROUND; 
To secure the proper development of the area. 
 
 3 The construction of the development hereby permitted shall incorporate  measures to 
prevent the discharge of surface water onto the highway.   
 
GROUND; 
In the interests of highway safety. 
 
 4 The ensuite window to the masterbedroom of teh development hereby approved 
shall be provided and maintained with a cill height of not less than 1.73 metres above the 
finished internal floor level and obscured glass to a minimum level of obscurity to conform to 
Pilkington Glass level 4 or equivalent.  



 
GROUND; 
To safeguard the privacy and amenities currently enjoyed by the occupiers of adjoining 
residential properties in accordance with Policy D1 of the Thanet Local Plan. 
 
INFORMATIVES 
 
Please be aware that obtaining planning permission and complying with building regulations 
are separate matters - please contact building control on 01843 577522 for advice on 
building regulations 
 
 
 
SITE, LOCATION AND DESCRIPTION 
 
Seven Stones Drive is a residential street off of the southern cliffs of Broadstairs. It winds 
northwards and sits adjacent to an area of High Townscape Value along Cliff Parade to the 
east. The southern part of the street is largely comprised of bungalows with varying roof 
forms with larger two storey dwellings further north, particularly to the north western side of 
the street. The road ends in a cul-de-sac where Numbers 10, 12, 14 and 15 all have quite 
uniform appearances, being detached two storey properties with front facing gables and a 
recessed first floor element to the frontage. These properties have tile hanging on the front 
projection and horizontally placed cladding inside the recessed area. All have large flat roof 
garages built against the front of the dwelling and varying balconies formed between the 
recessed areas extending over the garages. Numbers 11 and 16 have some of the 
characteristics of the above properties but have more linear forms with side facing gables.  
 
No. 14 is a large two storey detached dwelling within a sizeable corner plot to the north-west 
of Seven Stones Drive. It has a large pitched roof with a recessed first floor element to the 
frontage that is clad and hosts a balcony. The resultant first floor space is finished in red 
hanging tile. At ground floor a large double flat roof garage sits along the boundary with No. 
12 Seven Stones Drive and connects to the main dwelling.  
 
 
RELEVANT PLANNING HISTORY 
 
None relevant.  
 
PROPOSED DEVELOPMENT 
 
This application seeks planning permission for the erection of a two storey front extension 
with balcony, two storey and single storey side extensions together with erection of single 
storey rear extension, alterations to materials and additional off-street parking space 
 
DEVELOPMENT PLAN POLICIES  
 
Thanet Local Plan 2006 
 



D1 - Design Principles 
TR12 - Cycling 
TR16 - Parking  
 
NOTIFICATIONS 
 
Letters were sent to neighbouring property occupiers and a site notice posted close to the 
site.  
 
Six letters of objection have been received surrounding: 
 

• Out of keeping with the area 
• Development appears piecemeal 
• Loss of uniformity in the street 
• Overdevelopment  
• Inappropriate materials at odds with existing brick and tile hanging in the street 
• The first floor extension will project obtrusively given the staggered appearance of 

the property and create a large blank elevation dominating the street 
• The first floor extension would create a sense of enclosure for adjoining occupiers 
• Overlooking to No. 12 and 15 from the balcony proposed 
• Overlooking from rear windows to properties in Seacroft Road 
• The works would result in a small amenity space for occupiers of the site 
• The increase in the number of bedrooms proposed will create additional parking 

pressure and vehicle movements. There is no enough off-street parking or on-street 
parking space to accommodate an increase causing the use of the on-street turning 
area for parking which will affect movements of refuse and delivery vehicles 

• The first floor side window should be high level or omitted  
• The site is in an area of High Townscape Value and the development is contrary to 

the aims of the designation 
• The development would appear large given the topography of the site 
• Unclear whether the use of cladding is suitable in this area 
• Loss of green space caused by changes to the front garden 
• Increase in water discharge onto the highway caused by increased hard surfaces 

 
Broadstairs and St Peters Town Council:  No objection. with concerns around dominance 
and use of materials.  
 
Broadstairs Society: The site is in an area of High Townscape Value where works should 
complement the special character of the area. Given the topography of the site the works will 
appear large at the top of the hill. It is not clear whether cladding is suitable in this area and 
the amount proposed would make the site stand out from other dwellings.  
 
CONSULTATIONS 
 
None received.  
 
COMMENTS 



 
This application is reported to Planning Committee at the request of Councillor David 
Saunders for Members to consider the amount of development proposed together with the 
impact of the proposed materials on the character and appearance of the area.   
 
Principle  
 
The proposal relates to an existing residential dwelling and therefore the principle of its 
extension is considered to be acceptable. 
 
The main considerations are the impact on the character and appearance of the surrounding 
area and the living conditions of neighbouring occupiers. 
 
Character and Appearance 
 
Paragraph 127 of the National Planning Policy Framework (NPPF) states decisions should 
ensure that developments will function well and add to the overall quality of the area, are 
visually attractive as a result of good architecture, layout and appropriate and effective 
landscaping, sympathetic to local character and history, establish or maintain a strong sense 
of place, and optimise the potential of the site to accommodate and sustain an appropriate 
amount and mix of development and create places that are safe, inclusive and accessible. 
Saved policy D1 of the Local Plan outlines that the design of all new proposals must respect 
or enhance the character and appearance of the area particularly in scale, massing, rhythm 
and use of materials.  
 
Officers initially raised concerns about the amount of additional solid built form proposed 
when the application was initially submitted and the impact this would have on the open 
nature of the streetscene. During the course of the consideration of this application a number 
of amendments have been submitted and officers now considered that the amended scheme 
can be supported.   
 
A two storey front extension and associated balcony over the existing entrance and garage. 
The roof has been designed to pitch and sit under the gable of the host roof, seeking to 
mirror the roof design of the host dwelling whilst remaining subservient to it. The entrance 
porch would continue to be set back from the existing garage and would not be visually 
intrusive in the streetscene.  
 
The first floor element of the extension above would project along the existing flat roof 
garage by 4.3m. No.s 10-16 all have open frontages with large flat roof garages set in front 
of the main building line. They create a certain amount of bulk but are set back from the 
highway and are single storey in nature. It is acknowledged that the addition of built form 
along the depth of the garage at first floor would change the character and appearance of 
the dwelling within its setting, however this is not considered to be a harmful change. The 
Council has previously accepted the principle of an extension over the garage at No. 12 
Seven Stones Drive (ref: F/TH/11/0780) of a similar design. Other properties within the street 
have sought to extend balcony areas and enclose the flat roof of garages at No.s 10 and 11, 
albeit with a more open form, and therefore there is not considered to be any in-principle 
objection to this addition. The extension would not change the footprint of development at 



ground floor or move closer to the highway. The amount of development has been reduced 
from the initial submission and an open balcony area of 1.8m has been proposed, with low 
glazed guarding to help provide some sense of openness.  
 
Officers initially also raised concerns that the cumulative impact of works to the front and 
south-west flank would create a varied and visually discordant roof-line and finish. The first 
floor extension as originally proposed would have projected 1.7m from the flank wall and it 
was considered that it failed to take opportunities to integrate with the roof slope of the host 
building. At ground floor a mon-pitch side extension would have cut into the first floor front 
extension and sat above the height of the flat roof garage. These finishes were considered to 
be of poor design and the amended scheme now reduces the projection of the front 
extension from the flank wall in this location to 0.8m and  integrates the roof forms. The side 
extension is now proposed to be of a flat roof finish that is considered to reduce visual 
inconsistencies and is considered appropriate.  
 
The two storey side extension to the north-east would be set back from the front building 
line. Given the properties location beyond the end of the highway along Seven Stones Drive, 
it would not have any visual prominence in this location.  
 
The materials proposed across the frontage are varied, with the first floor element of the 
front extension proposed to be finished in grey and black brick with dark grey 
weatherboarding. White render would be applied to the ground floor of the host building and 
the two storey side extension, which would also have a vertically clad central feature. There 
is a varied material palette within the street already, comprised of brick, render and cladding. 
The use of coloured brick would not usually of itself require planning permission, with 
permitted development rights existing for the painting of brick and for the use of cladding. It 
is considered by officers that the overall effect will be a more modern development. The 
NPPF does not restrict modern design and saved policy D1 does not require that materials 
match neighbouring properties only that they respect them. Given the use of varied coloured 
brick within the street, and the existence of render and cladding already, it is not considered 
that the material finishes proposed would have an adverse impact on the character or 
appearance of the area.   
 
To the rear a mono-pitch extension is proposed the width of the host dwelling. It would be 
finished in brick and incorporate a number of openings. At first floor render and cladding are 
proposed. There is a path running between Seacroft Road and Montefiore Avenue to the 
rear of the site, however public views are limited by established vegetation.  Whilst it is noted 
that this vegetation could be removed at any time without the requirement for planning 
consent, it is not considered that this extension would be highly visible from this path.  
Although the two storey side extension would have some visibility and is of a different roof 
form, the use of slate roof tiles across the whole would ensure a level of semblance.  
 
The works to increase the level of parking provision across the front of the site would see the 
loss of some grassed areas and shrubs. Whilst this is disappointing, there is a permitted 
development fallback for the  introduction of hard surfacing within the curtilage of a dwelling 
for purposes incidental to the use of the dwelling such as driveways.  In this instance a 
reasonable level of landscaping is considered to be retained as part of the proposal and the 
works are not considered to detrimentally alter the character of the front of the site.  



 
Overall the works are therefore considered to comply with the aims of saved policy D1 of the 
Thanet Local Plan and the guidance of the NPPF.  
 
Living Conditions 
 
Paragraph 117 of the NPPF states that planning decisions should promote an effective use 
of land in meeting the need for homes and other uses, while safeguarding and improving the 
environment and ensuring safe and healthy living conditions. Saved policy D1 of the Thanet 
Local Plan outlines that new development should be compatible with neighbouring buildings 
and spaces, and should not lead to unacceptable loss of amenity through overlooking, noise 
or vibration, light pollution, overshadowing, loss of natural light, or sense of enclosure. 
 
The proposed front extension adjacent to the boundary with No. 12 Seven Stones Drive 
would bring development 4.3m further forward and 0.8m closer to the neighbouring 
boundary. It would provide a balcony further along the flat roof of the existing garage than 
the existing recessed balcony.  
 
Officers initially raised concerns as to the potential for an overbearing impact on 
neighbouring occupiers at No. 12, and opportunities for overlooking to the front windows of 
the neighbouring site. This part of the development has now been brought in from the side of 
the garage roof, creating a 1.8m set in and removing the side return to the balcony as 
originally submitted.  The amended plans are considered to have overcome the initial 
concerns about the impact on neighbouring amenity, with a gap provided between the 
development and neighbouring openings, and a set-in to the balcony proposed as to prevent 
direct views into habitable rooms. The additional built form may result in some early morning 
shading to the neighbouring occupiers at No. 12, however given the orientation of daylight 
and sunlight in this location, the works are not considered to result in any prolonged harm to 
the residential amenities for the occupiers of that property which would warrant a reason for 
refusal.    
 
The proposed single storey side extension along this boundary would be 2.9m in height and 
would be likely to benefit from a permitted development fallback. Although it would bring 
development closer to the boundary it is of a modest height and would not be expected to 
result in overbearing, overshadowing or opportunities for overlooking, reducing the number 
of openings in this location overall.  
 
In terms of the impact from the works across the frontage to neighbouring occupiers at No. 
15 Seven Stones Drive, some 12m would be retained between sites and the balcony 
proposed would be set in by another 0.5m as to prevent harm. There is a high level 
obscurely glazed window proposed to the side of the front extension and this would prevent 
overlooking to occupiers at No. 15.  
 
The two storey side extension adjacent to No. 15 would see built form extend 3.6m from the 
flank wall of the host building. Although it would bring development closer to the boundary, 
there appears to be a large degree of separation further back into the site between the two 
properties as to prevent any overbearing impact or overshadowing. No. 15 appears to have 
a large triangular garden adjacent to No. 14 with a smaller rear garden away from the 



boundary. New windows would be added to the front and rear, with no direct overlooking to 
neighbouring occupiers from any first floor development. The front would be stepped back 
and angled away from the flank wall of No. 15, preventing any harmful overlooking to first 
floor windows in that location. To the side windows at ground floor would be directed toward 
the end of the triangular space at No. 15 which does not appear to form the private rear 
amenity space expected to be enjoyed by neighbouring occupiers. Therefore the works are 
not considered to result in harm to the living conditions of neighbouring occupiers adjacent.  
 
To the rear, the single storey extension proposed would project around 3.6m from the host 
dwelling and is likely to benefit from permitted development rights. Given its single storey 
nature away from neighbouring boundaries and the orientation of sunlight in this location, 
this would retain an acceptable level of amenity for neighbouring occupiers. It proposes a 
number of new openings which do not appear to materially alter the relationship with 
neighbouring occupiers. A number of bungalows sit beyond the path that runs behind the 
site, however given the proposed location of the development there is not expected to be 
any harm caused to neighbouring amenity to the rear, with a separation distance of 22m wall 
to wall between No. 14 and No. 26 Detling Avenue and therefore the works are considered 
to comply with the aims of saved policy D1 of the Thanet Local Plan and the guidance of the 
NPPF.  
 
It has been raised that the works would result in a small amenity space for occupiers of the 
site. The Council do not have any saved policies on garden sizes for existing residential 
sites. In this instance there is considered to be an acceptable level of amenity space 
retained for outdoor use within the site and it is noted that the site is located, within walking 
distances of local parks, open spaces and the beach. As a result it is considered that 
sufficient amenity space would be retained to serve the occupiers of no. 14 
 
Trees 
 
The works would see the removal of some existing shrubs and trees. The trees in question 
are set back in the plot and not widely visible. They are not subject to any current protection 
(by virtue of a Tree Preservation Order or by virtue of being in a conservation area) and are 
not considered of sufficient amenity value to meet the threshold for the creation of a Tree 
Preservation Order. As such permission is not required for their removal and their loss is not 
considered harmful to the overall appearance of the area.  
 
Highways 
 
The proposed changes would see an additional two bedrooms created, which could create 
additional parking pressure across the site and on the street. Whilst parking is not restricted 
on the street adjacent, objections have been raised about sufficient provision as to prevent 
any pressure on parking in the turning space opposite the site for larger vehicles. The 
application proposes the creation of one additional space, creating space for up to three 
vehicles overall. This is considered sufficient to serve the property without any adverse 
impact on highway safety or parking in the surrounding area, in line with Kent County 
Council standing advice and the aims of saved policy TR16 of the Thanet Local Plan.  
 



Objections have been received surrounding the increased risk of hard surfaces discharging 
water onto the highway. From a visit to the site no drainage was apparent and no information 
has been provided as to whether the additional hard surface would be permeable. As a 
result there is an increased risk to highway users and it is considered appropriate to secure 
the prevention of this by condition.  
 
Conclusion 
 
The application is for the erection of a two storey front extension with balcony, two storey 
and single storey side extensions together with erection of single storey rear extension, 
alterations to materials and additional off-street parking space.  
 
The works would see increased built form and would result in changes both in appearance 
and finish within the streetscape. These changes are not considered to be harmful overall 
and some of the material changes are considered to benefit from a permitted development 
fallback. The works are not expected to result in any harm to the living conditions of 
neighbouring occupiers. The loss of trees and vegetation in this location are modest. There 
is no requirement for these to be retained and the trees/shrubs that would be lost do not 
meet the threshold for a Tree Preservation Order.  
 
The works may lead to the discharge of surface water onto the highway given the 
topography of the site and therefore a condition should be imposed to safeguard this. The 
works proposed are, therefore, considered to be acceptable.  
 
 
Case Officer 
Vicky Kendell 

  



TITLE: FH/TH/19/1400 
 

Project 14 Seven Stones Drive BROADSTAIRS Kent CT10 1TW  
 

  

 
 
 
  


