
a) DOV/20/00146 – Erection of first-floor extension, roof extension with two dormer 
windows, front porch, insertion of four rooflights and alterations to existing doors 
and windows, together with landscaping, terracing and the construction of 
external steps (part retrospective) - 27 Cowper Road, River 
 

Reason for report – Number of contrary views (7 Public) 

 

b) Summary of Recommendation 

 

Planning permission be granted.  

 

c) Planning Policy and Guidance 

 

Core Strategy Policies (2010) 

 

CP1 – Settlement Hierarchy 

DM1 – Settlement Boundaries 

DM13 – Parking Provision 

 

National Planning Policy Framework (NPPF) (2019) 

 
Paragraph 2 states that planning law requires that applications for planning permission 
must be determined in accordance with the development plan, unless material 
considerations indicate otherwise.  
 
Paragraph 7 states that the purpose of the planning system is to contribute to the 
achievement of sustainable development. The objective of sustainable development can 
be summarised as meeting the needs of the present without compromising the ability of 
future generations to meet their own needs. 
 
Paragraph 8 identifies the three overarching objectives of the planning system in relation 
to the aim of achieving sustainable development; an economic, social and environmental 
objective.  
 
Paragraph 11 states that decision making should apply a presumption in favour of 
sustainable development. This means approving development proposals that accord 
with an up to date development plan or where there are no relevant development plan 
policies or the policies are out of date, granting permission  unless the application of 
policies in this Framework that protect areas or assets of particular importance provides 
a clear reason for refusing the proposed development, or any adverse impacts of doing 
so would significantly and demonstrably outweigh the benefits, when assessed against 
policies in this Framework taken as a whole. 
 
Paragraph 109 states that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. 
 
Paragraph 124 states that the creation of high quality buildings and places is 
fundamental to what the planning and development process should achieve. Good 
design is a key aspect of sustainable development, creates better places in which to live 
and work and helps make development acceptable to communities. 
 



Paragraph 127 states that planning 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 landscaping, are sympathetic to local character and 
history and create places that are safe, inclusive and accessible with a high standard of 
amenity for existing and future users. 
 
National Planning Practice Guidance 

 

National Design Guide (2019) 

 

Kent Design Guide (2005) 

 
The guide provides criteria and advice on providing well designed development, 
emphasising that context should form part of the decision making around design. 
 

SPG4 Kent Vehicle Parking Standards 

 

d) Relevant Planning History 
 
DOV/19/01306 - Erection of first floor extension, roof extension with front and rear 
dormers, incorporating a front balcony and insertion of 4no. rooflights.  Landscaping, 
terracing and the construction of external steps – Withdrawn 
 
The above application featured a dormer window on the front roof slope, together with a 
glazed two storey front extension and apex glazed front projection with a first floor level 
balcony and taller ridge and eaves level. Due to concerns raised in respect of visual and 
residential amenity, this scheme was withdrawn and a revised scheme; the current 
application, was submitted. 
 

e) Consultee and Third-Party Responses 

 
Representations can be found in full in the online planning file. A summary has been 
provided below: 
 
River Parish Council – It is noted that this a resubmission of previous application 
19/01306. We raised no comments to the previous application although it is understood 
that a number of objections were raised by others. It is evident that the new proposal 
has gone some way to alleviate previous problems of overlooking and loss of privacy to 
nearby properties. Therefore, no further comments are deemed necessary. 
 
Public Representations: 

7 members of the public have objected to the proposals (as of 28th May 2020) and the 
material considerations are summarised below. Comments are available to view in full 
in the online planning file. 

 Design - proposed plan is not much different from the first (withdrawn), just 
without the balcony. Concerns building is 3 storeys in height. Additional level 
has a detrimental visual impact on the area. Concerns regarding the scale – 
road is unique with predominantly bungalows and chalet bungalows – this 
development is too big. Out of keeping and would dominate the landscape. 
Roof height is much higher than existing 

 Loss of privacy & overlooking – first floor and roof extension which will 
overlook all the neighbouring properties and many up the road too. Would 



overlook gardens. Window on the SW side looks directly into and is close to 
lounge of neighbouring property – request that this is removed and if this 
were addressed, this objector would be more comfortable with this 
application.  

 Planting/boundary treatments - shrubs, plants and trees were removed and 
replaced with a two metre high fence placed alongside neighbouring fence 
prior to planning permission. Removal of planting means neighbouring 
properties can now see this property where it used to be private. 

 Highways – road (including passing places) has been blocked for hours due 
to deliveries and construction workers vehicles – could pose risk to life if 
emergency vehicles are unable to get through. Neighbours not notified of the 
road being blocked. If a full development went ahead what would happen 
when deliveries are made? 

 Concerns regarding additional discharge to sewage network already at full 
capacity – how will this be compensated with more occupants and more 
waste created. Concerns regarding access to manhole cover serving main 
sewer and whether this has been built on – there was previously a sewerage 
leak into neighbouring garden due to blockage in the main sewer 

 None of one objectors’ previous objections to application 19/01306 
(withdrawn application) have been addressed in any way and their objections 
still stand. 

f) 1.  The Site and the Proposal 
 

1.1 The application site relates to a detached three bedroomed bungalow located on 
the northwest side of Cowper Road. The site slopes upwards towards the north 
and is bounded by approximately 2m high timber fencing and a tall, dense 
hedgerow along the northwestern boundary. The bungalow is set within the 
northern half of the site and is finished in white render with a brick base, white 
uPVC windows and a tiled roof. There are two extensions to the rear (north) and 
there is a projection to the front (eastern half of the dwelling) which has a gable 
roof. To the southeast of the dwelling, set at a lower ground level is the gravelled 
driveway of the site. There are also several outbuildings and a garage within the 
western half of the site.  
 

1.2 The area has an irregular residential layout. While most properties have a frontage 
to Cowper Road, some are set back from the road, with others, such as the 
application property, positioned further to the rear. The site is bounded by No. 23 
Cowper Road to the east, Nos. 28 and 29 Cowper Road to the south, No. 30 
Cowper Road to the southwest, No. 32 Cowper Road to the west and No. 33 
Cowper Road to the north.  

 

1.3 This application seeks permission for the erection of first floor extension, roof 
extension with 2no. dormer windows (front and rear), front facing first floor window 
within a projecting gable, insertion of 4no. rooflights, front porch and alterations to 
existing doors and windows. Landscaping, terracing and the construction of 
external steps (part retrospective). 

 

1.4 The landscaping and construction of external steps to the southeast of the dwelling 
has already been carried out. The extension would result in the creation of two 
additional bedrooms (bringing the total no. of bedrooms to 5) with en-suite 
bathrooms. The eaves height would be increased by approximately 0.8m (from 
approx. 2.8m as existing to 3.6m as proposed) and the ridge height of the main 
roof would be increased by approximately 1.7m (from approx. 5.1m as existing to 
6.8m as proposed). The roof would be finished in fibre cement slate and would 



have a barn hipped end to the western half, with a hipped roof to the eastern half, 
connected to the new barn hipped roof of the front projection (which would have a 
lower ridge height than the main roof by approximately 0.3m). There would be a 
dormer window with a pitched roof on the front roof slope (serving a bedroom) and 
a dormer window on the rear roof slope serving an en-suite bathroom. There would 
also be one rooflight on the rear roof slope (serving another en-suite bathroom), 
one window on the front roof slope serving a landing and two rooflights on the 
southeast roof slope serving a bedroom.  
 

1.5 Since the advertisement of the application, and following concerns raised by 
objectors, an amended floor plan and elevation have been submitted which 
remove a window originally shown on the southwest elevation at first floor level 
(serving the proposed bedroom).  
 

2.  Main Issues 
 
2.1 The main issues for consideration are: 
 

 The principle of the development 

 The impact on the character and appearance of the area 

 The impact on residential amenity 
 

Assessment 
 
Principle of Development 

 
2.2 The site lies within the settlement confines identified in Policy DM1. Development 

in this location accords with the aims and objectives of the NPPF. It is therefore 
considered that the principle of the development is acceptable in this location, 
subject to site specific considerations.  

 
  Impact on the Character and Appearance of the Street Scene 
 
2.3 The site is located within the village confines, in a residential area. Cowper Road 

is a narrow private lane which slopes upwards to the north and land to the 
northwest falls downwards from the road, before rising again to the north. The 
street scene is predominantly comprised of detached bungalows or chalet 
bungalows, set back from the public highway within deep plots. At the 
southwestern end of Cowper Road, there are two two-storey dwellings, however 
these are not directly visible from the site. The dwellings of Cowper Road, whilst 
varied in character, are predominantly finished in brick, with either hipped or 
pitched roofs, with several properties featuring dormer windows on the front and 
rear roof slopes. 

 
2.4 Due to the slope of site and positioning of the dwelling, as well as the 2m 

boundary fencing, the proposals would be visible in wider views of the site, 
particularly from the east, where the ground level of Cowper Road is lower than 
the site. The proposed roof extension would be finished in fibre cement slate, 
with cladding installed on the flank (southwest) elevation at first floor level and 
below the eaves level on the front (southeast) and flank (northeast) elevations. 
Cladding would also be installed on the front dormer window and at first floor 
level of the front projection. Black powder coated aluminium windows and doors 
would be installed, which would contrast with the white rendered walls of the 
dwelling. It is considered that the proposed materials would modernise the 
appearance of the dwelling, whilst the use of dormer windows would respect the 



character of the street scene, where dwellings have been extended using dormer 
windows. Nonetheless, in the interests of visual amenity, it is considered 
appropriate to recommend that conditions requiring samples of materials be 
submitted and that a condition requiring details of hard and soft landscaping, 
including boundary treatments be submitted. 

 
2.5 Consequently, the design, siting and scale of the proposals are considered to 

preserve the varied character and appearance of the streetscene and add to the 
overall quality of the area, in accordance with Paragraph 127 of the NPPF.  
 
Impact on Residential Amenity 

 
2.6 The proposals would be directly visible from a number of surrounding properties 

and the impact on residential amenity is discussed as follows: 
 

23 Cowper Road 
 
2.7 Located to the east of the site and set at a lower ground level that the application 

property (by several metres), this detached bungalow features several windows 
on the rear elevation from which the proposal would be directly visible. As raised 
in comments, planting and vegetation within the garden of the application site, 
have been removed and 2m tall boundary fencing has been installed. Whilst the 
proposal would be directly visible from this neighbouring property, due to the 
design and appearance of the proposed extension, the development is 
considered unlikely to result in a significantly overbearing impact on the 
residential amenities of the neighbouring property. A window would be installed 
at first floor level in the front projection. This would have an outlook primarily over 
the front garden of the application property. Two additional rooflights are 
proposed on the northeast roof slope, all serving a bedroom. It is considered 
appropriate to suggest a condition that these rooflights be fitted with obscured 
glazing and fixed shut, in the interests of the privacy of the neighbouring 
occupants. Subject to this condition, the main outlook would primarily be of the 
front garden of the application site and the development would be unlikely to 
result in significant harm to privacy. Due to the orientation of the site and sun 
path, the development is considered unlikely to result in significant 
overshadowing or harm to the residential amenities of the neighbouring occupier. 
 
28 Cowper Road 

 
2.8 Located to the southeast of the site, this detached bungalow has windows and a 

conservatory from which the proposal would be visible. Set at a lower ground 
level than the application property, the access to the site runs along the northeast 
boundary of this property. Although planting within the garden of the site has 
previously been removed (and boundary fencing installed), there are several 
outbuildings, including a garage within the garden of the application property, 
which restrict views of the neighbouring property. Nonetheless, due to the 
difference in ground levels, the proposed dormer window would be visible from 
this neighbouring dwelling. This window would predominantly overlook the 
garden of the application site and, whilst occupants of the neighbouring property 
may experience some perceived overlooking, as this window would serve a 
bedroom (where occupants would be likely to look out of the window during the 
mornings and evenings, rather than for prolonged periods throughout the day) 
and would be some 27/8m away from the boundary with no. 28, the development 
is considered unlikely to result in any significant harm to privacy. Furthermore, 
due to the design and appearance of the development and the distance from 



no.28, the proposals are considered unlikely to result in any significant 
overbearing impact. Due to the separation distance between the dwellings and 
path of the sun, the proposal would be unlikely to result in overshadowing or harm 
to the residential amenities of the neighbouring occupants.  

 
29 Cowper Road 

 
2.9 Located to the south of the site, this chalet bungalow has windows on the rear 

elevation at ground and first floor level (dormer window) from which the proposals 
would be visible. Again, whilst vegetation has previously been removed from the 
site and boundary fencing installed, there are several outbuildings within the 
garden of the site which restrict views of the neighbouring property. Whilst the 
proposed extension would be visible from this neighbouring property, and due to 
the difference in ground levels, occupants may experience some perceived 
overlooking, due to the separation distance (some 29m from the extended 
property to the garden boundary with no.29) and room use served by the 
proposed dormer window (a bedroom) the proposal is considered unlikely to 
result in unacceptable harm to the privacy of the neighbouring occupants. 
Furthermore, due to the design of the proposals, as well as separation distance 
between the two dwellings, the development is considered unlikely to result in a 
significant overbearing impact. Due to the direction of the sun path and siting of 
the proposals, the development would be unlikely to result in significant 
overshadowing to the neighbouring amenity.  

 
32 Cowper Road 

 
2.10 Located to the west of the site, this detached bungalow has windows and a 

conservatory on the rear (east) elevation from which the proposals would be 
directly visible. As discussed at paragraph 1.5, the advertised plans included a 
first floor level window on the southwest elevation which would serve a bedroom. 
Following concerns due to overlooking (due to the proximity of the neighbouring 
garden), this window was removed from the proposals. As such, it is considered 
that the development would not harm the privacy of the neighbouring occupants. 
Nonetheless, it is considered appropriate to suggest a condition preventing the 
installation of windows at first floor level on the southwest elevation be imposed, 
in the interests of residential amenity. Furthermore, due to the design and 
appearance of the development, the proposals are considered unlikely to result 
in any unacceptable overbearing impact on the neighbouring amenity. Whilst the 
proposed roof of the application property would be approximately 1.7m taller than 
existing, due to the barn hipped end, separation distance and sun path, the 
development would not result in any significant overshadowing to the residential 
amenities of the neighbouring property.  

 
33 Cowper Road 

 
2.11 Located to the north of the application site and separated by tall dense boundary 

planting, this dwelling is set at a higher ground level than the application site. A 
dormer window and rooflight, both serving en-suite bathrooms, would be installed 
on the rear roof slope of the application property and would face towards this 
neighbouring dwelling. As such, it is considered appropriate to recommend a 
condition that these en-suite windows be fitted with obscured glazing. Subject to 
this condition and in view of the separation distance and land level difference 
between the properties, it is considered that the proposal would safeguard the 
privacy and amenities of these neighbouring occupants.  



 
Other Dwellings 

 
2.12 The proposals would be visible from a number of other nearby dwellings, 

however, due to the siting, scale and design of the proposals and separation 
distance, no adverse impacts would occur to other residential occupiers. The 
proposal would accord with the objectives of Paragraph 127 of the NPPF in 
respect of impact on amenity.  

 
Impact on Parking/Highways 

 
2.13 Cowper Road is a narrow lane with limited passing places and turning areas, 

however, no changes are proposed to the access onto Cowper Road and as 
such, the proposals are considered unlikely to result in significant harm to 
highways safety. The proposals would result in the creation of two additional 
bedrooms within the dwelling, bringing the total number of bedrooms to five. At 
least two independently accessible parking spaces are available within the 
driveway of the site (with an existing garage providing an additional space), and 
as such, the proposals would accord with the minimum parking requirements set 
out in Policy DM13. 

 
2.14 Concerns have been raised by a number of local residents in respect of the 

impact of the construction phase of the development on the local highway 
network. Due to the narrowness of the road and limited number of passing 
places, it is likely that the highway would be blocked when materials are being 
delivered to the site. In the interests of minimising the impact of the development 
during the construction phase, a condition is suggested for a construction 
management plan to be submitted to include details of loading and unloading of 
plant and materials, parking for construction workers and hours of construction 
working.  
 
Other Matters 
 

2.15 The application site is located in Flood Zone 1, which has the lowest risk from 
flooding and the development is therefore considered acceptable in this respect.  
 

2.16 Concerns have been raised in respect of the impact on sewage capacity. No 
change is proposed to the existing arrangements for foul sewage disposal as part 
of this application. Furthermore, concerns have been raised in respect of a 
condition shown on the land charges register that no large development is to take 
place. Breach of a restrictive covenant does not form a material consideration 
and cannot be considered as part of this planning application and would be a 
private matter for the applicant/owner to resolve.   

 
3. Conclusion 
 
3.1 The application site is located within the settlement confines and the proposals 

are acceptable in principle in accordance with Policy DM1. Due to the design and 
appearance of the development, the proposals are considered to preserve the 
character and appearance of the street scene, adding to the overall quality of the 
area. Furthermore, for the reasons outlined in the report, the proposals are 
considered unlikely to result in significant harm to the residential amenities of 
surrounding residents. It is considered that, subject to the conditions suggested 
below, the development would accord with the aims and objectives of the NPPF.  
 



    g)  Recommendation 
 

I PERMISSION BE GRANTED subject to conditions: 
 

(i) Standard time condition, (ii) list of approved plans (iii) samples of materials (iv) 
details of hard and soft landscaping, including boundary treatments (v) restriction 
of permitted development rights for the installation of windows at first floor level 
in the southwest and northeast elevations (vi) installation of obscure glazing in 
the first floor level en-suite bathroom windows and rooflight and installation of 
obscure glazing and non-opening rooflights on the northeast roof slope (vii) 
construction management plan (to include details of loading and unloading of 
plant and materials, parking for construction workers and hours of construction 
working) 
 

II Powers to be delegated to the Head of Planning, Regeneration and Development 
to settle any necessary planning conditions in line with the issues set out in the 
recommendation and as resolved by the Planning Committee.  

   
Case Officer 
  
Rachel Morgan 


