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1. This Heritage Statement has been prepared by Heritage Collective on behalf of the Len 

House (Maidstone) Ltd part of Classicus Estates and relates to an application for 

planning permission and listed building consent concerning the extension and 

conversion of Len House, Maidstone. Len House is a grade II listed building most 

recently used as a car garage and the application’s determining body is Maidstone 

Borough Council (MBC hereafter).  

2. The site is located within the Maidstone Town Centre Conservation Area and there are 

several other designated heritage assets within its setting including the All Saints 

Conservation Area and a large number of listed buildings (including some highly 

graded assets).  

3. Len House is a roughly L-shaped building dating from 1937-38, it designed by Howard 

and Souster in a Moderne style as the showroom and workshop for Rootes, a local 

motorcar business. The building broadly comprises three parts; Section 1: the 

showrooms, running north-south along Mill Street, Section 2: the service workshops in 

a long linear block running parallel to the River Len Mill Pond, and Section 3: the 

administrative offices.  

4. In accordance with the requirements of Paragraph 189 of the National Planning Policy 

Framework (2019) this statement describes the significance of the identified 

designated heritage assets.  

5. Full details of the proposed development are provided within the drawn submission of 

the application and the Design and Access Statement prepared by Guy Hollaway 

Architects. In brief proposals can be summarised as:  

• The reuse of Len House to provide commercial floorspace at ground floor 

and residential accommodation above. Specific proposals include changes to 

layout on all floors and the full refurbishment of the building, internally and 

externally, including the replacement of the existing deteriorated windows; 

• A two storey full glazed residential extension proposed atop Len House; 

• Various elements of new build accommodation proposed to the north and 

east of Len House within the site;  

• Various landscaping elements including the provision of a new public open 

space area to the front forecourt located off Mill Lane and the reinstatement 

of a petrol pump to function as a café.  

6. The proposals are based on a thorough understanding of the historic development, 

character and significance of the grade II listed Len House and the nearby heritage 

assets. The development seeks to provide high quality commercial and residential use 

on the site while preserving and where possible enhancing the significance and unique 

heritage values of the structure and its surroundings.  This report has been informed 

by documentary research undertaken by Heritage Collective and contained within a Pre

-application Historic Building Report (Donald Insall Associates, 2018). 

Plate 1: Len House (grade II) 

1.0  Introduction 

Relevant Background and Proposals  
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7. As identified, there are a number of designated heritage assets within the vicinity of 

the application site. Those capable of being affected by the proposed development 

include:  

• The Maidstone Town Centre Conservation Area; 

• The All Saints Conservation Area; 

• Highly graded listed buildings and scheduled monuments associated with 

the Archbishop’s Palace; and  

• Listed buildings on surrounding streets. 

8. The purpose of this Heritage Statement is to assist the local planning authority with 

the consideration of the proposals by informing the decision makers on the effects of 

the proposed development on the historic built environment.  

9. Value judgements on the significance of the heritage assets affected are presented and 

the effects of the proposals upon that significance are appraised. The heritage assets 

affected have been observed and assessed by the author following various site visit 

made between October and November 2019, typically in good weather.  

10. Specifically, this report assesses the significance of the listed building and conservation 

area and the effect of the proposed development on that significance. Particular regard 

is given to the provisions of the Planning (Listed Building and Conservation Areas) Act, 

1990. The report also sets out how the proposal complies with the guidance and policy 

of the National Planning Policy Framework (NPPF) 2019 and local planning policy.  

Purpose and Scope of the Report  

1.0  Introduction 

Plate 2: Site location plan 



2.0 

Relevant Legislative & Policy Context 
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2.0  Relevant Legislative & Policy Context  

11. Legislation relating to listed buildings and conservation areas is contained in the 

Planning (Listed Buildings and Conservation Areas) Act 1990. Sections 16 and 66 of 

the Act place a duty on the decision maker to have special regard to the desirability of 

preserving listed buildings and their settings.  

12. Section 72 of the Act places similar duty on the decision maker with respect to the 

desirability of preserving or enhancing the character or appearance of conservation 

areas, however this does not extend to the setting of conservation areas.  

13. The NPPF constitutes the Government’s current national guidance and policy regarding 

development in the historic environment. It is a material consideration and includes a 

succinct policy framework for local planning authorities and decision takers. It relates 

to planning law by stating that applications are to be determined in accordance with 

the local plans unless material considerations indicate otherwise. A revised NPPF was 

adopted in February 2019.  

14. Paragraphs 189 to 192 of the NPPF deal with conserving and enhancing the historic 

environment with much emphasis on “significance”, defined in Annex 2 as:  

15. Paragraph 189 of the NPPF places a duty on the Local Planning Authority (LPA) to 

require an applicant to describe the significance of any heritage assets affected by a 

proposal, providing a proportionate level of detail. The effects of any development on a 

heritage asset therefore need to be assessed against the four components of its 

heritage significance: its archaeological, architectural, artistic and historic interests.  

16. Paragraph 190 of the NPPF notes that local planning authorities should identify and 

assess the particular significance of any heritage asset that may be affected by a 

proposal (including by development affecting the setting of a heritage asset) taking 

account of the available evidence and any necessary expertise. They should take this 

into account when considering the impact of a proposal on a heritage asset, to avoid or 

minimise any conflict between the heritage asset’s conservation and any aspect of the 

proposal.  

17. Paragraph 193 applies specifically to designated heritage assets. It states that great 

weight should be given to their conservation (requiring a proportionate approach) 

irrespective of whether any potential harm amounts to substantial or less than 

substantial harm.  

18. Conservation (for heritage policy) is defined in Annex 2 of the NPPF as:  

19. The importance and relevance of this definition is that it does not suggest conservation 

to be the same as preservation. Indeed, what sets conservation apart is the emphasis 

on proactively maintaining and managing change and not on a reactive approach to 

resisting change. In its simplest interpretation conservation could amount to a change 

that at least sustains the significance of a heritage asset.  

20. Paragraphs 194 to 196 describe two levels of potential harm that can be caused to the 

significance of designated heritage assets, namely substantial harm and less than 

substantial harm. These effects are to be weighed in the planning balance according to 

the guidance set out within these paragraphs, bearing in mind the statutory provisions 

above. Substantial harm to or loss of a grade II listed building should be exceptional. 

Substantial harm to or loss of designated heritage assets of the highest significance, 

including grade I and II* listed buildings should be wholly exceptional  

21. Paragraph 196 deals with cases of less than substantial harm and notes that any such 

harm should be weighed against the public benefits of the proposal. Heritage 

protection and the conservation of heritage assets are recognised as of benefit to the 

public.  

Legislation 

National Planning Policy Context 

“The value of a heritage asset to this and future generations because of its 

heritage interest. The interest may be archaeological, architectural, artistic or 

historic. Significance derives not only from a heritage asset’s physical presence, 

but also from its setting. For World Heritage Sites, the cultural value described 

within each site’s Statement of Outstanding Universal Value forms part of its 

significance.” 

“The process of maintaining and managing change to a heritage asset in a way 

that sustains and, where appropriate, enhances its significance.” 
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2.0  Relevant Legislative & Policy Context  

22. Harm is defined by Historic England as a change which erodes the significance of a 

heritage asset.  

23. Paragraph 018 of the NPPG (ref: 18a-018-20190723) confirms that within each 

category of harm, the extent of harm may vary and should be clearly articulated. In 

order to assist with this articulation of the exact level of harm, specifically with 

reference to the ‘less than substantial’ bracket, the following table has been produced.  

24. In all cases it is relevant to remember that it is the degree of harm to the asset’s 

significance rather than the scale of the development that is to be assessed  

25. Local planning policy comprises the Maidstone Borough Local Plan which provides a 

framework for development until 2031. The Local Plan was adopted in 2017 and 

relevant policies are included below:  

26. Policy SP18 The Historic Environment: This policy notes that heritage assets will 

be protected and, where possible, enhanced. It notes that this will be achieved through 

the sensitive restoration, re-use, conservation and/or enhancement of heritage assets.  

27. Policy DM4 Development affecting designated and non-designated heritage 

assets: This policy notes that applicants will be expected to ensure that new 

development affecting heritage assets incorporates measures to conserve and where 

possible enhance the significance of a heritage asset and its setting. Where appropriate 

development proposals will be expected to respond to the value of the historic 

environment and a Heritage Statement should be produced. Part 4 of the policy notes 

that the council will apply the relevant tests and assessment factors specified in the 

NPPF when determining applications. 

28. The National Planning Practice Guidance provides advice on enhancing and conserving 

the historic environment in accordance with the NPPF.  

29. The guidance notes that a thorough assessment of the impact on setting needs to take 

into account, and be proportionate to, the significance of the heritage asset and the 

degree to which proposed changes enhance or detract from that significance and the 

ability to appreciate it.  

30. In relation to harm the guidance states:  

Local Planning Policy Framework  

Scale of Harm  

Total Loss Total removal of the significance of the designated heritage 

Substantial Harm Serious harm that would drain away or vitiate the 

significance of the designated heritage asset 

High level of harm that could be serious, but not so serious 

as to vitiate or drain away the significance of the designated 

Less than 

Substantial Harm  

Medium level harm, not necessarily serious to the 

significance of the designated heritage asset, but enough to 

Low level harm that does not seriously affect the 

National and Local Planning Policy Guidance 

National Planning Practice Guidance (NPPG) 

“Within each category of harm (which category applies should be explicitly 

identified), the extent of the harm may vary and should be clearly articulated.  

 

Whether a proposal causes substantial harm will be a judgment for the decision 

taker, having regard to the circumstances of the case and the policy in the 

National Planning Policy Framework. In general terms, substantial harm is a high 

test, so it may not arise in many cases. For example, in determining whether 

works to a listed building constitute substantial harm, an important consideration 

would be whether the adverse impact seriously affects a key element of its 

special architectural or historic interest. It is the degree of harm to the asset’s 

significance rather than the scale of the development that is to be assessed. The 

harm may arise from works to the asset or from development within its setting.” 
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2.0  Relevant Legislative & Policy Context  

31. Paragraph 020 of the document notes that public benefits can be heritage based for 

example, works to a listed private dwelling which secure its future as a designated 

heritage asset could be a public benefit. The guidance goes on to note that examples 

of heritage based public benefits include:  

• Sustaining or enhancing the significance of a heritage asset and the 

contribution of its setting;  

• Reducing or removing risks to a heritage asset; and  

• Securing the optimum viable use of a heritage asset in support of its long 

term conservation.  

32. This document, published by Historic England as a second edition in December 2017, 

replaces the earlier 2015 setting guidance. The document provides for a thorough 

understanding of the setting of a heritage asset and the relationship of the setting to 

curtilage, character and context.  

33. The guidance document notes, in paragraph 18, that the protection of the setting of 

heritage assets need not prevent change. The document recognises that not all 

heritage assets are of equal importance and states that the contribution made by their 

setting to their significance will also vary. Not all settings have the same capacity to 

accommodate change without causing harm to the significance of the asset.  

34. As per earlier Historic England guidance, the document advocates a stepped approach 

to assessing the impact of change within setting on the significance of heritage assets. 

This stepped approach is:  

Step 1: identify which heritage assets and their settings are affected;  

Step 2: assess whether, how and to what degree these settings make a 

contribution to the significance of the heritage asset(s);  

Step 3: assess the effects of the proposed development, whether beneficial or 

harmful, on that significance;  

Step 4: explore the way to maximise enhancement and avoid or minimise harm; 

and  

Step 5: make and document the decision and monitor outcomes. 

35. Guidance under Step 2 notes that the asset’s physical surroundings and how the asset 

is experienced (such as views, noise, tranquillity, sense of enclosure etc.) should be 

taken in to consideration.  

36. Step 3 is also important in making it clear that a proposed development should not be 

assessed in terms of its impact on setting; instead it should be assessed in terms of 

the impacts on significance. That is to say, what matters is not the extent of visibility 

of the development or change to the setting of an asset, but the extent of change to 

its archaeological, architectural, artistic or historic interest. In some circumstances, 

this evaluation may need to extend to cumulative and complex impacts which may 

have as great an effect on heritage assets as large-scale development and which may 

not only be visual. At the very least the assessment should address the key attributes 

of the development in terms of its location and siting, form and appearance, additional 

effects and permanence.  

37. Paragraph 39 notes that options for reducing the harm arising from development may 

include the relocation of elements of a development or changes to its design. It notes 

that good design may reduce or remove the harm.  

Historic Environment Good Practice Advice in Planning Note 3: 

The Setting of Heritage Assets (Historic England, 2017) 



3.0 

Historic Background and Development 
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38. Maidstone, whilst having antecedents in the Roman and early medieval periods, 

developed principally as a medieval new town in the 12th century under the auspices 

of the Archbishop of Canterbury.  

39. Prior to this a Minster church (St Mary’s) and manor had developed to the south of the 

river on the site of the present Church of All Saints which would have provided a pre-

conquest focal point to any earlier settlement.  

40. The post-conquest new town developed on a system of grid streets. This urban plan 

included Mill Street. Incorporating a 14th century river crossing, Mill Street provided a 

north-south route between the church complex to the south of the river and the main 

focal point of the medieval town along the east-west axis of High Street to the north.   

41. The grid streets of the medieval town were lined with long and narrow burgage plots, 

this included Bank Street which bounds the site to the north. On later mapping 

narrower frontages are shown to the north-west part of the site fronting Mill Street, 

though they lack the characteristic plot depth of earlier burgage plots.  

42. In the medieval period, a palace complex for the Archbishop of Canterbury evolved on 

the former manorial site to the south of the River Len. Part of this complex included a 

mill pond, originating in the medieval or early post medieval periods, which still bounds 

the site to its southern boundary. Two corn mills associated with the Palace complex 

were situated to the south and west of the Mill Pond by the 19th century (at the 

latest), close to the site (Plate 3).  

43. Historic map regression is presented in Appendix 1 of this report.  

44. A photograph from 1880 (Plate 4) shows a view of Mill Street from the medieval 

bridge. One of the corn mills is shown to the left. More generally it shows Mill street as 

a frontage of domestic and commercial buildings exhibiting Georgian and Victorian 

styling (many may reflect earlier, re-fronted, buildings however) as well as features of 

earlier buildings such as jettying (particularly Mill House) which indicate a medieval or 

early post medieval date.  

45. The north-western part of the site, furthermore, is shown on the 1880 image with the 

beginnings of a terrace of smaller-scale properties. This includes a house with 

weatherboarding to the upper gables that exhibits signs of medieval or early post 

medieval origins in the form of its jettying.   

46. In the 19th century, and by the 1860s at the latest, a tannery was constructed on the 

majority of the site fronting Mill street and the Mill pond (Plates 5-7). Arranged into 

two principal ranges east-west along the Mill Pond it was expanded and extended by 

1.0  Historic Background & Development  
Plate 3: Mill House (right) 

and the Corn Mill (left) from 

the Tannery on Mill Street. 

(Historic England red box 

card 2468_194)  

Plate 4: 1880 Photograph 

of Mill Street. Corn Mill 

(left) and tannery (right) 

with medieval/early post 

medieval building beyond. 

(Historic England red box 

card 2468_204) 
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the late 19th century and into the early 20th 

century.  

47. Mill Street underwent significant changes in the 

early 20th century. Mill House and the corn mill, for 

example, were lost as part of street widening works 

in 1908. By this time, the earlier properties on the 

north-western part of the site had also been 

demolished.  

48. The tannery was in operation until, during the First-

World War, the site was acquired by William Rootes 

(Plate X). The Rootes family opened a business in 

1895 selling bicycles before branching out into 

automobiles and coaches. Rootes initially utilised, 

and adapted, the Tannery buildings, which were 

now called the Len engineering works, for the repair 

of aircraft engines for the government.  

49. Following the war, Rootes manufactured 

automobiles at the site, gaining considerable 

commercial success, until the 1930s at which point 

manufacturing moved out of the town.  

50. During the 1930s, Rootes decided to redevelop the 

site to provide a new state of the art showroom and 

repair workshop for the company’s automobiles. 

Rootes commissioned architectural firm Howard and 

Souster, who specialised in commercial buildings, to 

design the complex. 

51. Based on the original late 1930s plans, the 

architects envisioned the site in three distinct 

sections that form the holistic complex.  

52. Begun in 1937 and completed by 1938, Section 1 

was the showroom fronting Mill Street. The design 

was centred on the 1930s penchant for a 

streamlining, a very particular style of late art deco 

moderne. The style focused on creating an 

aerodynamic aesthetic, which in turn projected a 

1.0  Historic Background & Development  

Plate 5: Tannery c. early 20th century (Geoff Carverhill ‘Rootes 

story: the making of a global automotive empire’ and Rootes Archive 

Centre) 

Plate 6: 1918 photograph showing the tannery site (Geoff Carverhill 

‘Rootes story: the making of a global automotive empire’ and Rootes 

Archive Centre) 

Plate 7: 1920s photograph showing the tannery site following 

acquisition by Rootes (Geoff Carverhill ‘Rootes story: the making of a 

global automotive empire’ and Rootes Archive Centre) 
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1.0  Historic Background & Development  
Plate 9: Section 2 and 3 of 

the building following 

completion (Rootes Archive 

Centre)  

Plate 11: Sections 1 and 2 

following completion as 

viewed from Mill Street 

(Rootes Archive Centre)  

Plate 8: 1938 construction 

of section 1 abutting the 

earlier Tannery building 

(Geoff Carverhill ‘Rootes 

story: the making of a 

global automotive empire’ 

and Rootes Archive Centre) 

Plate 10: 1938. Section 1 

nearing completion (Geoff 

Carverhill ‘Rootes story: the 

making of a global 

automotive empire’ and 

Rootes Archive Centre) 
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sense of modernity (which is why it is particularly 

apt for sites associated with emerging 

technologies). 

53. The particular elements of this style that Howard 

and Souster used in their design include the smooth 

pronounced curve at the buildings south-west 

corner. It also includes the long strips of metal 

windows that continue seamlessly around the 

building incorporating continuous header and cill 

details as well as string courses to emphasis their 

horizontality. 

54. Furthermore, the building was restrained in terms of 

its decorative detail with emphasis given to the 

visual simplicity of the light reconstituted stone 

blocks, contrasted with polished black stone 

stallrisers, fronting brickwork and the steel and 

concrete frame beneath.  

55. The design also incorporated a tower, another 

common feature of Streamline moderne, with 

simple fluted detailing and which bore the 

company’s name. The sense of modernity that this 

style projected was enhanced by the neon lighting 

that illuminated the showroom at night.  

56. The showroom was arranged over two floors and a 

basement (the ‘heating chamber’ and fuel store). 

On the ground floor the principal space was for the 

showroom that ran the depth of the building, with 

decorative finishes such as a marble floor, 

partitioned from a used car store by a folding glazed 

partition.  

57. At the southern end of the building was a 

mezzanine, which was used as a sales office and 

was referred to as the ‘Crow’s nest’ as it surveyed 

the floor below. The first floor, accessed from a 

separate street entrance, was used as partitioned 

offices, and tank room was placed on the roof.  

58. Following this, the plans identity Section 2 as the 

long building running parallel to the Mill Pond. The 

principal elevations, overlooking the Mill Pond, 

continued the streamlined moderne style with long 

strips of metal windows, especially large ground 

floor windows, and each end of the building 

accentuated with double height fluted projections. 

1.0  Historic Background & Development  

Plate 12: Petrol pump located on the front forecourt 

(Rootes Archive Centre)  

Plate 13: Original lighting scheme to Section 1 following completion 

(Rootes Archive Centre)  

Plate 14: Internal photograph showing the concrete car ramp shortly 

after construction  (Rootes Archive Centre)  
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Whilst the majority of the building echoed the stone cladding of the showroom, the 

east elevation was brick 

59. The building was arranged over two floors (with a basement heating chamber, and roof 

plant) and given over to a series of open plan workshops and other working spaces. On 

the ground floor, for example is shown a car wash, motor pit, and various partitioned 

areas such as stores and a kitchen.  

60. The ground and first floors were connected via a concrete ramp, which led up to 

further open plan areas, as well as specialist spaces such as spray booths and a 

contractors office. To the east and north of the second building were a series of 

ancillary buildings including three body shops set onto the car parks.  

61. The third section was planned at the western end of Section 2.This building continued 

the detailing of the showroom, echoing its fenestration pattern and sleek architectural 

curvature. The section included a garage opening for access to the workshops beyond, 

including the ramp. 

62. The basement was given over to storage, and on the ground floor were a series of 

partitioned offices, and an open plan accessories and spare parts store with cashiers 

desk. A mezzanine level had a series of offices, with stores on the upper floor.  

63. The showroom and offices flanked an entrance forecourt on which was built a petrol 

station with underground tanks.  

64. The complex was fully complete by 1941, at which point Rootes once again undertook 

government contracts.  

65. Following the war, Rootes enjoyed a period of commercial success until, following an 

economic decline, they were forced to close. They were first bought by Chrysler, then 

Peugeot, before eventually becoming known as Robins and Day. 

66. Based on this waxing and waning in fortunes, and owners, the complex underwent 

alterations. For example, the offices and finishes to the upper floor of the showroom 

were lost during works in the 1980s. The brick east elevation to the workshops was 

rendered. In the showroom, the glazing frames to the ground floor have been 

replaced. Whilst the originals followed the curve of the building seamlessly, the modern 

frames are straight. The signage is evidently modern, adapting to the various new 

occupiers, the stone tiles have been painted white, and the window panes to the upper 

floor of the showroom blocked up.  

1.0  Historic Background & Development  
Plate 15: 1939 photograph 

of the interior of the 

building (Rootes Archive 

Centre)   

Plate 16: 1939 photograph 

of the interior of the 

building (Rootes Archive 

Centre) 
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67. A key period of change occurred in the 1990s when a firm called Scaramanga 

partnership undertook a series of internal and external alterations to the site.  

68. The showroom underwent key changes during this scheme. The principal change was 

the erection of new office spaces on the ground floor between the showroom and the 

original car store (now the valeting workshop), partitioned by a concrete blockwork 

wall.  

69. Externally the tower was repainted as was the ‘render’, windows were repainted, the 

canopies altered, new tiles added to the stallrisers, new shutters doors, and a disabled 

ramp erected.  

70. A steel meazzanine was inserted in the workshops of building 2. Services in the 

workshops and offices (section 3) were also updated. The drawings also indicate that 

some of the partitioning to section 3 had also been altered to the ground and first 

floors.   

71. The site has also witnessed some demolition. Whilst the principal buildings remain 

intact, the petrol pumps/station various body workshops have been lost.  

 

1.0  Historic Background & Development  

Plate 18: 1992 works to the exterior of the showroom  

Plate 17: 1992 works to the ground floor area of the showroom  
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1.0  Historic Background & Development  

Plate 19: 1992 mechanical services drawing for section 3 (offices) of the ground floor   Plate 20: 1992 mechanical services drawing for section 3 (offices) of the first floor   



4.0 

Assessment of Heritage Significance 
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72. It is recognised that not all parts of a heritage asset will necessarily be of equal 

significance. In some cases, certain aspects or elements could accommodate change 

without affecting the Government’s objective, which includes the conservation of 

heritage assets and which seeks to ensure that decisions are based on the nature, 

extent and level of significance of heritage assets.  

73. Change is only considered to be harmful if it erodes an assets significance. 

Understanding the significance of any heritage asset affected and any contribution 

made by their setting (paragraph 189 of the NPPF) is therefore fundamental to 

understanding the scope for and acceptability of change.  

74. An assessment of the significance of Len House and the identified nearby heritage 

assets is provided below. In accordance with paragraph 189 of the NPPF, in all cases, 

the descriptions provided are proportionate to the assets’ significance and are 

sufficient to understand the nature of any impact the proposals may have upon that 

significance. In the case of various nearby listed buildings, assets have been grouped 

for simplicity.  

75. Links to the Historic England List and Schedule Descriptions for the most relevant 

assets are contained within Appendix 2 of this report.   

76. As identified in the preceding section the grade II listed former Rootes Garage, also 

known as Len House, was built in 1937-8 on the site of the former tannery. It is a two 

storey building faced in white faience block with large areas of glazing with Crittal 

windows and was designed by Howard and Souster in a Moderne style as the 

showroom and workshop for Rootes, a local motorcar business. 

77. It has been referred to as a ‘palace of modern motoring’ – a state of the art 

showroom, offices and workshops complex on a grand scale with a picturesque setting 

at the edge of the River Len Mill Pond. Built in a period of increasing car ownership, its 

slick Art Deco principal elevations are of the highest significance as the physical 

manifestation of the Company’s desire to present itself as a progressive motor retailer 

and manufacturer. This style was replicated across many of its showrooms factories 

throughout the world and indeed featured within its London headquarters at 

Devonshire House, Piccadilly. 

4.0  Assessment of Heritage Significance  

Len House (grade II) 

Plates 21-25: External photographs of the grade 

II listed Len House  
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78. In broad terms, the significance of the building can be considered to derive from a 

combination of its architectural and historic interest as follows:  

• Architectural interest as an example of a Modernist motorcar showroom and 

workshops which retains a significant proportion of its original fabric. 

Internally there are numerous features of value, including the vehicle ramp 

for which provides access up to the first floor. 

• Architectural interest due to its grand scale, town-centre location and 

picturesque setting adjacent to the Len mill pond, which distinguishes it 

from other buildings associated with the motorcar industry during this 

phase of early motoring. 

• The building being a prominent manifestation of a hugely successful British 

car manufacturer, built in a period when the expansion of car ownership 

was having a revolutionary impact on the physical and social fabric of the 

nation. It has historical value as a rare example of a commercial garage and 

show room from an early phase of motoring. 

79. As part of a pre-application report prepared by Donald Install provided, the significance 

of the building was laid out simplistically in hierarchical bullet point form. The following 

text is taken directly from this document with minor amendments only to enhance 

understanding and add detailing.  

80. Of the highest significance and particularly sensitive to change are: 

• The building’s principal Art Deco elevations fronting Palace Avenue and Mill 

Street; though certain elements including later additions and modern 

signage detract. 

81. Of high significance and also sensitive to change are: 

• The simple plan form with the largely open plan workshops in Section 2 

served by a prominent vehicular ramp and the car store area in Section 1. 

Parts of these areas have been subdivided through the insertion of modern 

partitions and a mezzanine deck, which detract from the appreciation of 

these once open spaces. 

• The original exposed concrete and steel structure of the building which is 

left exposed internally. Although utilitarian, this forms part of the building’s 

significance; 

4.0  Assessment of Heritage Significance  

Plates 26-30: Internal and external photographs 

of Len House showing the side, and rear elevations 

and various internal areas including the showroom 

and workshop 
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• The original staircases. These are generally all in a similar style with steel 

balustrades in a ‘Decoesque’ form. In the administration areas they have 

oak handrails and terrazzo finished flights, otherwise they have aluminium 

handrails and concrete flights. 

82. Of moderate or low significance and therefore less sensitive to change are: 

• The building’s roofscape, which although remains in its original form, was 

not a principal feature of its design. 

• The utilitarian and highly altered rear elevations. 

• The internal plan form which has been altered through the introduction of 

modern partitions. 

• Fragments of finishes and joinery (including doors, terrazzo skirtings etc.). 

• The much-altered showrooms within Section 1. 

• The basement areas. 

83. Of neutral significance, neither contributing to nor detracting from the significance of 

the whole and therefore highly adaptable are:  

• The east elevation of Section 2 which has been altered through the 

introduction of a modern overhanging porch and through the blocking up of 

numerous window and the introduction of new openings.  

• The modern interiors including the used car department (Section 2); 

reception and storage areas within Sections 2 and 3; partitions, dropped 

ceilings and mezzanine deck within Section 2; offices at ground floor level 

of Section 1; snooker club fit out at first floor of Section 1. 

• The modern fascia and canopy signage, which obscures the original 

canopies; 

• The aluminium entrance doors, which are at odd with the minimally framed 

original glazing; 

• The modern reflective finish to the pitched roofs of Section 2. 

4.0  Assessment of Heritage Significance  

Plates 31-35: Internal photographs showing 

upper floors of the workshop and showroom 

including views out towards the Mill Pond  
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84. Due to its relatively recent construction in the early 20th century, the setting of the 

grade II listed Len House has changed relatively limited. That being said, not all 

aspects of its setting contribute to its significance or to the ability to appreciate its 

significance.  

85. Those elements of setting which make a strong positive contribution include:  

• The relationship the building shares with surrounding streets, primarily 

Palace Avenue and Mill Street. It is from these roads that the key views of 

the building are possible and where the significance of Len House can be 

best appreciated. 

• The relationship the building has with the front forecourt area to the west of 

the building along Mill Street. This part of setting of the listed building is 

functionally linked to the building and its historic use. Historic photographs 

show that this are contained a Modern style petrol pump and other ancillary 

features. While the loss of these features has affected the significance of 

the listed building the space itself still serves to provide evidence of the 

original design and use of the structure and is an essential element of its 

setting.  

• Directly south of the grade II listed building is the Mill Pond and, to the 

east, the culverted River Len. The presence of the River Len and Mill Pond 

so close to the building forms part of the historic of the site (including the 

history of the Tannery on the site prior to the 1930s) and generates a 

pleasing reflection of the building when viewed from the south.  

86. To the east and north of the building are large expanses of hardstanding which has 

historically been used as car parking associated with the garage function of the 

building. These areas, due to their poor quality and form, detract from the significance 

of the grade II listed building.  
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Plates 36-41: Photographs showing the land to 

the north of Len House and various internal details 

including staircases and the vehicle ramp 
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87. The Maidstone Town Centre Conservation Area was first designated, in part, in 1969 as 

the Bank Street Conservation Area. In 1974 it was extended and renamed the 

Maidstone Town Centre Conservation Area and it was subsequently extended again in 

1977. 

88. The Maidstone Town Centre Conservation Area Appraisal (2009) provides a detailed 

and thorough assessment of the historic development of Maidstone and this particular 

area and this is not replicated here for brevity. 

89. This conservation area covers the majority of the town centre and as a whole 

represents a good example of a medieval planned new town development which 

retains its original gridded street plan and a high concentration of historic buildings, 

both listed and unlisted, which give it a strong historic character despite a number of 

modern redevelopments.  

90. The conservation area is a highly urban area and this forms part of its established 

character. Streets are continuously built-up with pavement edge structures and some 

evidence of the original medieval burgage plots survive to create a fine grain 

townscape. The character of the conservation area is primarily derived from its lively 

town centre and the vitality of the area is identified as an essential part of its 

character. However, this brings with it negatives for example traffic and a particular 

problem in terms of the use of inappropriate and unsympathetic shopfronts and 

advertisements.  

91. Within the conservation area there are examples of built form ranging from the 14th to 

the 21st century and as such there is no dominant style or character though building 

with classical influences are particularly evident and often conceal earlier built form. As 

with the style, there is no real consistency with building materials. However, there is 

generally a restricted palette of materials, including red and yellow brick, stucco/

render, clay tiles and slates roofs, particularly to the earlier buildings. Most 

development within the conservation area is between two to four storeys with a few 

notable modern exceptions.  

92. Listed in its own right Len House is noted within the Conservation Area Appraisal as 

being a an “iconic building now of great townscape importance” and a “landmark” 

building. It clearly makes a strong positive contribution to the character, appearance 

and significance of the Maidstone Town Centre Conservation Area. There rear of the 

site with its large expanse of hardstanding and lack of reference to the former burgage 

plots that occupied this space does not make any positive contribution to the 

conservation area.  

93. The All Saints Conservation Area was first designated in November 1969. It is located 

to the south of the town centre but, as far as can be understood, represents the 

original early-Medieval nucleus of Maidstone. The conservation area is focused around 

the highly important group of medieval buildings comprising the Archbishop’s Palace, 

All Saints Church and the College of All Saints. It is these buildings and the 

archaeological interest of early medieval domain from where the area’s significance is 

derived.  

4.0  Assessment of Heritage Significance  

Maidstone Town Centre Conservation Area 

All Saints Conservation Area 

Plate 42: Maidstone Town Centre Conservation Area boundary (southern portion) © MBC  
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94. The All Saints Conservation Area Appraisal (2003) provides a detailed and thorough 

assessment of the historic development of Maidstone and this particular area and this 

is not replicated here for brevity. However, of particular relevant to the assessment of 

significance is that it is likely to be the Anglo-Saxon period during which development 

first occurred here and this is still reflected in the built form experienced today with 

the original minster church of St Mary, which occupied the same site as All Saints 

Church (grade I). The Archbishop’s Palace complex soon grew up around this area and 

in 1395 the College of All Saints was founded by Archbishop Courtenay under a licence 

granted by Richard II.  

95. The centre of the conservation area comprises the Archbishop’s Palace which is a 

structure representative of a long period of remodelling and alteration with timbers 

present dating to 1324 alongside much later built form, including the 16th and 17th 

century remodelling of the buildings to a secular use. Together the built form within 

the conservation area is of considerable architectural, historic and archaeological 

interest as one of the best groups of medieval buildings in Kent and one of only six 

palace complexes in the county. The boundary of the conservation area has been 

specifically drawn to coincides with the original precinct of the Palace and College. 

96. The buildings within the conservation all tend to be based on Gothic forms and there is 

a clear consistency of materials with local ragstone and plain clay tiles being the local 

vernacular of choice. There is no traditional streetscape within the conservation area 

but instead a number of large free standing buildings with substantial open spaces. It 

is the robust scale of buildings, the consistency of built form and the presence of large 

green areas which provide much of the area’s character. The Church of All Saints is a 

landmark in the area thanks to its tower being a main focal point and the riverside is 

also an important part of conservation area providing a dramatic juxtaposition between 

the Palace and All Saints Church and the wide expanse of water.  

97. The All Saints Conservation Area Study: Management Proposals (2003) provides a 

guide as to key views into and out of the conservation area. it is relevant to note that 

the site does not feature in any principal or secondary views listed in Map 6 of this 

document. Indeed, the same document at Map 6 highlights a harmful view out of the 

conservation area towards Len House itself.  

98. It is possible to view Len House and the wider side in some views from within the 

conservation area, though these are restricted somewhat by heavy planting. The 

building, although significantly at odds in terms of its modern design, does not detract 

from the significance or appreciation of the All Saints Conservation Area. 
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Plate 43: All Saints Conservation Area boundary © MBC  
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99. Due to the town centre location of the application site there are a high number of listed 

buildings in its vicinity. The majority of these assets would not be affected by the 

proposed development by virtue of the distances, topography, orientation, location, 

intervening built form and various other factors and nature of the heritage assets in 

relation to the application site.  

100. There are two grade II listed buildings located on Mill Street opposite the site (nos. 16-

20 and 22). These buildings are a series of former dwellings from the 17th and 18th 

centuries which now have commercial ground floors. These assets are of clear 

architectural and historic interest primarily as a result of their surviving historic fabric 

and traditional character which includes classical references and the way they illustrate 

domestic built form of the period and the historic development of Maidstone.  

101. The setting of these assets has been very heavily altered as a result of more modern 

town centre development which has been introduced leading to a setting of varied 

character and form. Despite this key elements of the setting (including the relationship 

with the street the buildings front and the nearby Archbishop’s Palace and any 

residential curtilages) contribute to the ability to appreciate the significance of these 

assets. The site forms a prominent element of the setting of these beings with the site 

being located directly opposite their front elevation on Mill Street. As such, the 

buildings share a strong visual relationship with the western elevation of Len House. 

While of a very different form and character, the site and these assets share a 

generally domestic scale. Overall, the site does not contribute to or better reveal the 

significance of these assets and is appreciated as a neutral element of their setting.  

102. To the north and east of the site there are a large number of listed building buildings 

which are located on the southern side of Bank Street and west side of Lower Stone 

Street and Gabriel’s Hill. These assets back on to the site.  These buildings are 

typically grade II listed and mostly date from the 18th century with commercial ground 

floors and shopfronts. Some of these buildings are much earlier and have a timber 

framed construction, for example no.78 which is grade II* listed and dates from 1611. 

As with the other listed buildings on Mill Street, these assets are of clear architectural 

Listed Buildings on Surrounding Streets  

4.0  Assessment of Heritage Significance  

Plate 44: 1938. Section 1 

nearing completion (Geoff 

Carverhill ‘Rootes story: the 

making of a global 

automotive empire’ and 

Rootes Archive Centre) 

Plate 45: 1938. Section 1 nearing completion 

(Geoff Carverhill ‘Rootes story: the making of a 

global automotive empire’ and Rootes Archive 

Centre) 

Plate 46: 1938. Section 1 nearing completion 

(Geoff Carverhill ‘Rootes story: the making of a 

global automotive empire’ and Rootes Archive 

Centre) 
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and historic interest as a result of their surviving historic fabric and traditional 

character and the way they illustrate domestic built form of the period and the historic 

development of Maidstone.  

103. As with those assets on Mill Street, the setting of these buildings has been very heavily 

altered as a result of more modern town centre development which has been 

introduced leading to a setting of varied character and form. With these assets those 

features of the setting which contribute to the asset’s significance include the 

relationship with the streets and areas they face, individual garden and curtilage areas 

and shared group value with other nearby assets and elements of historic townscape. 

As identified, these buildings back on to the site. Based on a review of historic 

mapping, the site used to form part of the long and narrow medieval burgage plots of 

those buildings fronting Bank Street. However, the assets now back onto the large 

expanse of hardstanding which forms the open area of the site previously used as 

parking. This part of the site bears no reflection to the historic burgage character and 

is considered to be a detracting element of the setting of these assets.  

104. There are a number of designated heritage assets to the south of the site, located 

within the All Saints Conservation Area, which together form an important early 

medieval complex. These assets include: 

• The Tithe Barn (Scheduled Monument and grade I listed) 

• The Len Bridge (Scheduled Monument and grade II listed) 

• The Gate House at the Archbishop’s Palace (Scheduled Monument and 

grade II listed) 

• The Archbishop’s Palace (grade I) 

• The Dungeons at the Archbishop’s Palace (grade II*) 

• Parish Church of All Saints (grade I) 

• Additional assets including Monkton War Memorial and various walls (grade 

II) 

Listed Buildings and Scheduled Monuments within the 

Archbishop’s Palace  

4.0  Assessment of Heritage Significance  

Plates 46-49: Photographs of nearby assets 

within the Archbishop’s Palace group 
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105. These assets are of considerable architectural, historic and archaeological interest as 

demonstrated by their high grade of listing and the way in which various buildings are 

also designated as Scheduled Monuments. Together they include the remaining 

elements of a medieval archiepiscopal palace which survive as both upstanding and 

below-ground remains and are a highly significant ensemble as one of the best groups 

of medieval buildings in Kent and one of only six palace complexes in the county. 

106. The setting of these assets is now highly altered as a result of the various phases of 

redevelopment of the Maidstone town centre to the north. The assets currently have a 

relatively enclosed setting due to trees lining the area’s edges. Key elements of the 

setting of these assets include their group value with other assets in the ensemble, the 

grounds directly associated with the medieval complex (including the church’s 

graveyard), the River Medway to the west and Bishops Way to the north.  

107. By virtue of tree screening, views out of the complex to the north are generally limited 

but some views are possible that take in the site and Len House. As with the All Saints 

Conservation Area, Len House, although significantly at odds in terms of its modern 

design, is a neutral element of setting and does not detract from the significance or 

appreciation of this group of assets.  

4.0  Assessment of Heritage Significance  
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108. This section appraises the impact of the proposed works on the heritage significance of 

the identified assets. It seeks to support the Local Planning Authority in their decision 

making process. 

109. The works proposed as part of the application can broadly be summarised as 

comprising four parts:  

• The conversion, re-use, alteration and extension of Len House. Proposals 

include the internal alterations to all floors, the addition of a two storey roof 

extension and associated landscaping works within the former forecourt 

(blue building);  

• Introduction of a new residential block to the east of Len House fronting 

Palace Avenue (pink building); 

• The introduction of new residential built form, and associated landscaping, 

to the north of Len House (green building); and  

• Various landscaping elements across the site including the opening up and 

restoration of the Mill Pond.   

110. The impact of these works on the significance of the identified heritage assets is 

explored below beneath the relevant subheadings.  

111. Alterations to Len House itself can be broadly summarised as comprising 1) conversion 

of the existing interiors, 2) external alterations to the existing building, 3) the addition 

of a two storey roof extension, and 4) landscaping proposals. These works are 

considered beneath relevant subheadings below.  

 

Conversion of the Interiors  

112. One of the biggest challenges relating to the re-use of the building is finding 

appropriate uses that are consistent with the conservation of the listed building. 

Proposals entail the use of the ground floor as commercial space and the use of the 

mezzanines and first floor as residential space.  

113. Throughout the building the intention is to, where possible, retain the character of the 

spaces and, at ground floor in the commercial areas, to display historic photographs of 

the structure allowing users to better understand the history and significance of the 

building.  

5.0  Impact Assessment & Policy Compliance  

Impact Assessment  

Alterations to Len House 
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114. As discussed elsewhere the building can be broadly divided into three parts, the showroom, 

the office and the workshop and each of these parts has a different character and has 

developed in a slightly different way. The below table assesses the proposals within these 

spaces at all floors. 

5.0  Impact Assessment & Policy Compliance  

  Showroom 

 

Office Workshop 

Ground Floor Original features are limited to the staircases and a small 

amount of partitioning to the rear of the northern staircase. 

Other partitions are entirely modern. All staircases are 

proposed to be retained with other partitions (original and 

modern) removed. In line with the original layout, a more 

open plan layout is provided as part of the proposed 

scheme with some new partitions to the southern area, 

adjacent to staircases, to provide ancillary functions 

A number of original staircases survive in this 

space. While it retains a broadly cellular plan 

form this is not part of the building’s original 

layout. Existing partitions are proposed to be 

removed and the area retained broadly open 

with some subdivision for back of house 

commercial areas etc. 

The workshop part of the building was originally a 

predominantly open space with the car ramp and some 

limited partitioning to the eastern end. Proposals seek 

to retain an open character to the majority of this 

space with the car ramp retained as exposed. New 

partitioning would be proposed to the eastern end 

(retaining some of the earlier fabric) and providing 

separate commercial space. The 1930s staircase to the 

eastern end of the building would need to be removed 

in order to provide a functional layout in this part of 

the building. While the loss of this industrial staircase 

would result in some harm to the significance of the 

building any effect would be limited with all other 

original staircases retained 

 
Mezzanine The existing bird’s nest mezzanine is retained and re-glazed 

for active use within the commercial space 

While this part of the building retains a cellular 

layout consideration of original plans 

demonstrates that this is, for the majority, 

modern fabric. These partitions would be 

removed and an open plan form would be 

provided within this part of the building 

 

N/A 

First Floor The former cellular plan form of this part of the building has 

been lost through the introduction of the snooker hall in the 

late 20th century. Proposals remove existing modern 

partitions and features and provide a cellular arrangement 

of residential units set back from the road edge by a winter 

garden 

 

The former cellular plan form of this part of the 

building has been lost over time. Proposals 

remove existing modern partitions and provide 

a cellular arrangement of residential units set 

back from the road edge by a winter garden. 

At first floor level the car ramp provides access to a 

series of 21 car parking spaces and, fronting the Mill 

Pond, subdivision is provided to create a cellular 

arrangement of residential units set back from the road 

edge by a winter garden. 
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115. Overall, the internal arrangements for the building have been carefully considered to, 

where possible, incorporate original and historic fabric in to the proposed scheme and 

ensure that the character of the space is retained. The ground floor workshop, one of 

the key spaces in the building, is retained as an open area and all existing staircases, 

bar one within the workshop, are retained in active use.  

116. One of the key features of the building’s interior is the vehicle ramp which provides 

access for cars from the ground floor to first floor. The retention and incorporation of 

this feature into active use and the continuation of car parking at first floor (an original 

intention of the building) represent considerable benefits. Partitions are proposed to be 

provided within the ground floor area so that the car ramp is physically separate from 

the main commercial space (a necessity for building regulations etc.) but done in such 

a way that the use of the structure remains evident.  

117. At ground floor proposals include the addition of a boardwalk around the Palace 

Avenue edge of the building allowing people to better experience the Mill Pond and 

providing increased circulation into the building with two of the existing windows being 

dropped to create doors. 

118. As identified above, residential units facing the front elevations (Mill Street and Palace 

Avenue) are proposed to be set back from the building elevation by approximately 

c.1.8m with a winter garden. Opaque glazing provides privacy between the units 

without providing external distraction. The use of winter gardens has a number of 

benefits both for the occupants but also for the significance of the building as follows:  

• They provide a degree of semi-outside amenity space for residential units; 

• They ensure that subdividing partitions (necessary for the creation of 

residential space) do not need to be butted up against the external 

elevation windows, creating an uncomfortable relationship in external 

views;  

• They ensure that the sleek character of the building is not diminished by 

virtue of varying curtains, blinds etc.; and  

• They facilitate the use of single glazed windows external windows better 

retaining the character of the existing building (see below for an 

assessment of the impact of the replacement of windows). While the 

external windows can be retained as single glazing, the inner face (c.1.8m 

set back and plain unobtrusive glazing) will be double glazed providing the 

necessary thermal performance for the residential units.  

119. One of the key elements of the character of the existing building are the large Crittal 

windows. These metal framed single glazed windows comprise a large element of the 

building’s external envelope and are integral to the building’s architectural values. 

However, the existing windows are in a particularly deteriorated condition. Where 

possible existing windows will be retained and refurbished but, based on current 

appraisals, the majority, if not all, windows appear to require replacement. New 

windows will match the existing exactly with single glazing only thanks to the ground 

floor commercial uses and the introduction of winter gardens to the residential floors 

above. While the loss of the original windows will result in a low level of harm to the 

significance of the building these works are essential to the effective re-use of the 

building and the harm has been entirely minimised through the appropriate 

replacement windows proposed.  

 

External Alterations  

120. External alterations to the grade II listed building are entirely beneficial and can be 

summarised as:  

• The repair and redecoration of the external elevations including the removal 

of non-original features such as cabling and the eastern elevation porch. 

• General enhancements to the poor quality eastern and rear elevations 

through the introduction of new fenestration within blocked up windows. 

• The introduction of a new lighting scheme. Historic photographs 

demonstrate that a comprehensive lighting scheme, designed to flaunt the 

modernist character of the building, was part of the original design 

composition. Proposals include the reinstatement of an appropriately 

detailed lighting scheme, directly influenced by the original lighting design. 

These proposals will better reveal the history of the listed building and 

represent an enhancement to the asset’s significance alongside the 

significance of the conservation area.   

• Alongside the original lighting scheme, signage was a big part of the 

building’s external character but has been lost over time. Proposals seek to 

reintroduce appropriate external signage (reading Len House) to the main 

tower on Mill Street and to the raised parapet looking over the Mill Pond. As 

5.0  Impact Assessment & Policy Compliance  
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with the lighting scheme, the proposals will better reveal the history of the 

listed building and represent an enhancement to the asset’s significance 

alongside the significance of the conservation area.   

Two Storey Addition 

121. Throughout the pre-application stage it has been accepted that additional 

accommodation on the site is required to ensure the provision of high quality scheme 

that will provide for the future of the listed building. As part of these discussions, the 

loss of existing roof and addition of two storeys of residential accommodation on top of 

the existing building has been accepted in principle. The loss of the existing roof will 

result in some harm to the significance of the building but this is a demonstrably low 

level of harm and the roof itself, while original, is not integral to the significance of the 

structure.  

122. The new two storey glazed addition is proposed to be set back from the parapet edge 

to provide a degree of amenity space for the occupants (see below for a discussion of 

the roof terrace in more detail) and assist in limiting visibility of the new storeys in 

long views. In addition, the use of a predominantly gazed lightweight structure allows 

the additional storeys to respond to the character of the building below without 

detracting from its architectural detailing or dominance.  While predominantly glazed, 

the new storeys feature a clear rhythm provided by louvred elements covering the 

structure. This does not directly align with the structure of Len House below but 

provides a coherence to the structure and its new addition. 

123. In addition to the set back of build form, the new storeys are also set down into the 

existing roof to limit visibility (while not impacting upon floor to ceiling height below). 

This means that from the majority of vantage points only one additional storey can be 

appreciated. It also means that there is limited visibility of the roof terraces. in order 

to further ensure that the roof terraces (or those enjoying them) cannot be seen the 

balustrade for the terraces is set back from the parapet edge.  

124. Structural assessments of the existing building’s capacity for accommodating the 

additional storeys have been undertaken and a concept design has been produced 

which confirms that the existing building is broadly capable to accommodate the 

existing weight with little to no structural intervention. Where structural interventions 

are proposed these have taken the significance of the building into account.  

125. The introduction of a two storey addition to Len House must also be considered in 

terms of the significance of other nearby heritage assets. In order to help undertaken 

this assessment a variety of CGI views have been produced. The prepared views 

(which have been agreed upon in consultation with the Local Planning Authority) 

demonstrate that the additional storeys to Len House do not dominate or detract from 

the significance of nearby heritage assets. Consideration of each of these views is 

provided below:  

• Archbishop’s Palace Forecourt: Only one additional residential storeys is 

visible in this view and the structure remains demonstrably limited in scale 

in comparison to the highly significant structure in the foreground, the Gate 

House of the Archbishop’s Palace (grade I listed and a Scheduled 

Monument). The new storeys appear as a comfortable addition to the 

composition. 

• Garden east of Carriage Museum: As above, only a single new storey is 

visible in this view and the structure does not detract from or diminish the 

significance of the Tithe Barn (grade I listed and a Scheduled Monument). 

• Pavement outside Churchyard: Due to the distances involved there will 

be only a minor change in this longer range view which would not detract 

from or diminish the significance of the group of assets appreciable, namely 

the Gate House and Tithe Barn and the All Saints Conservation Area. 

• All Saints Churchyard: Only a wholly limited change is visible in this view 

and appreciation of this change will vary depending on seasonal tree cover. 

This visibility would not harm the significance of the appreciable assets, 

namely the grade I listed church, its surrounding wall and the Tithe Barn 

(just visible to the right hand side of the view) 

• Outside All Saints Church: Only one additional residential storeys is 

visible in this view and the structure remains demonstrably limited in scale 

in comparison to the highly significant structure in the foreground, the Gate 

House of the Archbishop’s Palace and the Tithe Barn. The new storeys 

appear as a comfortable addition to the composition. In this view, the 

additional storey would not detract from or diminish the significance of the 

group of assets appreciable, including the All Saints Conservation Area. 

• High Street/Mill Street: Very little change is evident in this view as a 

result of the narrow street and the set back of the new storeys. The original 

tower remains prominent. There would be no change to the significance of 

Len House, the Maidstone Town Centre Conservation Area or the nearby 
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New Residential Block to Palace Avenue  
listed buildings on Mill Street resulting from the minor change to these 

views.  

• Palace Gardens: The view from Palace Gardens is limited given 

intervening trees and built form. Nonetheless, the change to the views is 

limited and the structures of the Archbishop’s Palace in the foreground 

would not be affected.  

 

Landscaping Proposals 

126. New landscaping proposals for Len House itself are contained within the forecourt off 

Mill Street. These proposals include new planting, the reintroduction of a café in the 

form of the former petrol pump and enhanced public realm. The works are entirely 

beneficial in terms of the significance of Len House and the Maidstone Town Centre 

Conservation Area and are explored in more detail under the ‘Landscaping Proposals’ 

subheading.  

 

Summary 

127. Overall, the proposed alterations to Len House (including the building’s conversion and 

upwards extension) is a sensitive scheme that has been entirely influenced and led by 

the significance of the listed building. Nonetheless, by the very nature of the scheme 

there are elements that will be harmful to the significance of the building, for example 

including the loss of historic fabric (such as the roof and one staircase) and the 

introduction of two new storeys of accommodation. The harm incurred by the 

proposals has been mitigated and minimised where possible through good design 

resulting in only an overall low level of less than substantial harm. There are also 

considerable heritage based public benefits which must be weighed against this harm. 

An internal heritage balance is undertaken into the summary section below.  

128. The physical alterations to Len House to convert and extend the building are, for the 

reasons identified above, not capable of resulting in any harm to the significance of 

other nearby listed buildings. Indeed, the proposals will represent an overall 

enhancement to the significance of the Maidstone Town Centre Conservation Area and 

preserve all other identified heritage assets.  

 

 

 

129. To the east of Len House on the current car park area, a new residential block (ground 

plus four storeys) is proposed. The siting of this new block is, broadly speaking, on the 

plot of the garage’s former body workshop. The body workshop was a detached 

structure, constructed as part of the original phase of works on the site in the 1930s, 

but was demolished between 1990 and 2003 with the area passed over to car parking.  

130. The new residential block proposed roughly follows the footprint of the earlier built 

form. While it is likely taller than the original body workshop (of which no original 

elevations are known) it is relevant that the context of the site has changed 

considerably since the 1930s with tall built form now being prominent in the area. This 

is also in the context of the two storey addition proposed to Len House itself. 

131. The residential block follows the established architectural character of Len House but in 

a simplistic contemporary manner so to avoid detracting from the grade II listed 

building. The building features a solid three storey base with large panels of 

fenestration with two storeys of set-back predominantly glazed accommodation on top. 

Materials include a white brick finish (with hit and miss detailing) to the main floors 

and glazing above.  Atop this would be a sedum roof with PV panels matching the 

finish proposed to the roof of Len House.  

132. The reinstatement of built form to this part of the site in this manner will fill a currently 

unattractive gap in the street scene where views of the rear of buildings to the north 

can be seen and provide a clear aesthetic enhancement, vastly reducing the amount of 

hardstanding currently present. The proposed residential block will not detract from or 

dominate the adjacent listed building and will sit well within the street scene for the 

reasons discussed above. Overall, the introduction of the residential block to the east 

of Len House would preserve the significance of the listed building and represent a 

modest enhancement to the architectural and historic values of the Maidstone Town 

Centre Conservation Area. By virtue of its location, materials, form and detailing, the 

modestly scaled block will not have any detrimental effect on the setting or 

significance of other nearby listed buildings or the All Saints Conservation Area.  
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133. To the north of Len House within the site is currently a large expanse of hardstanding 

having previously been used for car parking associated with the garages. As identified 

in the previous sections of this report, this part of the site does not make any positive 

contribution to the significance of Len House, the Maidstone Town Centre Conservation 

Area or the nearby listed buildings on surrounding streets. While it was historically part 

of the narrow burgage plots associated with buildings to the north, over the course of 

the 20th century, the land became associated with Len House and lost its evocative 

narrow plot boundaries.  

134. While Len House and new build block on the site of the former workshop have an east 

to west axis built form to the north has a north to south arrangement with pitched 

roofs running along this direction. New built form on this part of the site reflects the 

built form to the north and is arranged in a U shape with central podium (under which 

car parking is provided) and features pitched roofs and a variety of heights directly 

responding to the more varied townscape to the north. In order to best reference the 

surrounding architecture, brick is the main material proposed. A buff coloured brick 

(with hit and miss detailing) is proposed to be complemented with a standing seam 

pitched metal roof.   

135. The introduction of built form to this part of the site in this manner will fill a currently 

unattractive large expanse of hardstanding which does not contribute to the 

significance of nearby heritage assets or the conservation area. Development on this 

site will provide a clear aesthetic enhancement, vastly reducing the amount of 

hardstanding currently present.  

136. The proposed residential block given its locally appropriate character, materials and 

scale, will not detract from or dominate the adjacent listed building and will sit well 

within the context of nearby listed buildings and the conservation area, representing a 

high quality addition to the area.  Overall, the introduction of new built form in this 

manner to the north of Len House would preserve the significance of the listed building 

and represent a modest enhancement to the architectural and historic values of the 

Maidstone Town Centre Conservation Area and those listed buildings located to the 

north. While built form on this site will mean that the origins of the site as burgage 

plots is lost this facet of the area’s history is not clearly understood at present given 

the loss of boundary treatments over time. By virtue of its location, materials, form 

and detailing, the new residential block on this part of the site not have any 

detrimental effect on the setting or significance of the identified heritage assets. 

137. A key element of the proposed development includes landscaping works. Some of 

these proposals have been discussed above but this section seeks to provide more 

detail about the works and the effect of these works on the identified heritage assets.  

138. One of the key landscaping areas with regards to Len House is the forecourt located off 

Mill Street. This space is currently hardstanding and used for parking associated with 

Len House. The forecourt also provides vehicular access into the building and up the 

car ramp. Proposals seek to provide a new public open space area with access to the 

Mill Pond with landscaping designed to provide a formal landscaped area, evocative of 

the former garage forecourt with structured planting and seating and the introduction 

of a small detached unit, likely to be a café or bar, evocative of the original pumping 

station which was once located here. The vehicular access into the building remains in 

its current location and there will be appropriate separation between this and the 

public area for safety reasons. Hardstanding proposed reflects the grid character of the 

building providing a clear aesthetic connection between the building and landscaping. 

Proposals also provide a better link to the Mill Pond with steps and informal seating 

leading down to the water’s edge and leading to the newly proposed boardwalk.  

139. As a whole these landscaping works will better reveal the significance of Len House, 

being evocative of the building’s original designed use and will represent a 

considerable enhancement to public realm in the conservation area and the setting of 

the listed buildings along Mill Street.  

140. Landscaping proposals also seek to undertake much needed maintenance and 

enhancement work to the Mill Pond itself with the introduction of new planting to the 

island and along Palace Avenue (including the reinstatement of willow trees). Clearing 

up the Mill Pond will also allow for improved views of Len House from the south, 

particularly those views which take in the reflection of the building within the Mill Pond. 

The introduction of the boardwalk will not affect these views of the building but will 

allow people to better appreciate and experience the Mill Pond. The works to the Mill 

Pond itself are highly beneficial in the context of the grade II listed Len House and 

Maidstone Town Centre Conservation Area.  

New Residential Block to the north of Len House 

Landscaping Proposals  
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141. Further east along Palace Avenue proposals involve the opening up of the River Len 

culvert which is currently situated under an expanse of hardstanding of car park. While 

historically the River Len’s Mill Pond was open in this location, it appears to have been 

built over during the early 20th century. Opening up of this part of the river as 

proposed represents a clear enhancement to the conservation area.  

142. Within the rear of the site landscaping proposals are limited to the podium garden and 

include high quality landscaping that seeks to ensure an attractive outlook and 

amenity space for residential units.  

143. Overall, landscaping proposals represent considerable public realm improvements, 

including enhancement works to the River Len and the Mill Pond, which will enhance 

the significance of various assets, most notably the grade II listed Len House and the 

Maidstone Town Centre Conservation Area.  

144. The comprehensive proposals involve a number of both beneficial and harmful 

elements with regards to the grade II Len House. The proposals, due to their careful 

design and consideration are not considered to result in any detrimental effect on the 

significance or appreciation of other heritage assets including the Maidstone Town 

Centre Conservation Area, All Saints group (conservation area and listed buildings) and 

listed buildings on surrounding streets.  

145. Harm to the significance of Len House would amount to a medium level of less than 

substantial harm. However, this harm has been minimised and reduced where possible 

through careful design.  

146. The proposed development also secures a number of heritage based improvements 

and benefits which can be broadly summarised as:  

• The provision of a viable long term use for the grade II listed building which 

will secure its future and halt any deterioration;  

• The restoration of lost elements and deteriorated historic fabric, for 

example works to the exterior of the building and the introduction of a new 

lighting scheme and replacement windows;  

• The removal of detracting modern features including signage and the recent 

porch on the western elevation;  

• The retention and reuse of key internal and features of heritage value, for 

example the important vehicle ramp; 

• The introduction of built from on the site of the former body workshop 

which reinstates lost built form and improves views from within the 

conservation area; and  

• Landscaping proposals which better reveal and enhance the significance of 

the grade II listed building and River Len.  

147. Taking a proportionate and holistic view, the effects of the appeal scheme, both 

detrimental and positive, on the significance of Len House should be considered hand 

in hand in the form of an internal heritage balance. Taking into account the limited 

harm incurred by the scheme, these heritage based public benefits are capable of 

demonstrably outweighing the harm incurred leading to an overall slight positive effect 

on the significance of Len House and the Maidstone Town Centre Conservation Area.  

148. As such, there would be no overall harm to the significance of Len House. The appeal 

scheme would therefore fall outside of the remit of paragraphs 193 to 196 of the NPPF 

insofar as no harm would be incurred. There would be preservation for the purposes of 

the decision maker’s duty under sections 16, 66 and 72 of the 1990 Act.  In this 

context, the proposed development is also in accordance with relevant local policies 

(Policy SP18 and DM4).  

149. If the Local Planning Authority consider there to be any resultant harm to the 

significance of the grade II Len House then, in accordance with paragraph 196 of the 

NPPF, this should be balanced against the public benefits secured by the scheme. A full 

assessment of these public benefits is contained within the submitted Planning 

Statement.  
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150. This Heritage Statement has been prepared in accordance with paragraph 189 of the 

NPPF and supports an application submission relating to redevelopment of Len House 

and its associated grounds.  

151. Len House is a grade II listed building and the site is located within the Maidstone 

Town Centre Conservation Area and within the setting of a number of other heritage 

assets which can be broadly summarised as listed buildings on nearby streets, the All 

Saints Conservation Area and listed buildings and scheduled monuments associated 

with the Archbishop’s Palace. The report provides a proportionate assessment of the 

significance of these heritage assets and is followed by an assessment of the effect of 

the proposals on that significance.  

152. The proposals can be summarised as:  

• The conversion, re-use, alteration and extension of Len House. Proposals 

include the internal alterations to all floors, the addition of a two storey roof 

extension and associated landscaping works within the former forecourt;  

• Introduction of a new residential block to the east of Len House fronting 

Palace Avenue; 

• The introduction of new residential built form, and associated landscaping, 

to the north of Len House; and  

• Various landscaping elements across the site including the opening up and 

restoration of the Mill Pond.   

153. Overall, the proposals amount to a high quality and carefully considered approach for 

the redevelopment and conversion of the listed building and wider site. The proposals 

are clearly informed by the significance of the listed building, conservation area and 

nearby assets.   

154. The proposals would secure the conservation of the listed building back, providing it 

with an active use that it is likely to be its optimum viable use.  Proposals to provide 

new built from and landscaping within the wider site are sensitively designed and bring 

a number of heritage benefits to both the listed Len House and Maidstone Town Centre 

Conservation Area.  

155. While some aspects of the proposals may result in harm to the significance of Len 

House (commensurate with a medium level of less than substantial harm in NPPF 

terms), there are considerable heritage public benefits (in accordance with paragraph 

020 of the PPG) which would entirely against this. Considered holistically, the 

proposals are found to preserve and enhance significance of the grade II listed building 

and conservation area and result in a neutral impact on other identified heritage 

assets. There are also considerable other public benefits not considered within this 

report which should weigh into any planning balance.  

156. In summary, the proposals presented to the Council are found to preserve and 

enhance the significance of the grade II listed Len House and the Maidstone Town 

Centre Conservation Area. In this respect the scheme would fall outside of the remit of 

paragraphs 194 to 196 of the NPPF and there would be preservation for the purposes 

of the duty maker’s decision under Sections 16, 66 and 72 of the Planning (Listed 

Building and Conservation Areas) Act 1990.  
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Appendix 1: Historic Map Regression 

Extract from the 1846 Midhurst Tithe Map © The Genealogist  

Extract from the 1935 OS map (surveyed 1933) © NLS 

Extract from the 1908 OS map (surveyed 1907) © NLS 

Extract from the 1958 OS Map (surveyed 1956-57) © NLS 
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Appendix 1: Historic Map Regression 

1921 Aerial photograph of the site © Historic England (Britain from Above) Ref: EPW005632 

1940 Aerial photograph © Kent County Council, image taken from Google Earth Pro 

1923 Aerial photograph of the site © Historic England (Britain from Above) Ref: EPW009208 

1960 Aerial photograph © Kent County Council, image taken from Google Earth Pro 



Appendix 2 

Historic England List Descriptions 



Len House Heritage Statement  |  44 

 

Len House 

https://historicengland.org.uk/listing/the-list/list-entry/1393579  

 

Listed Buildings on Surrounding Streets 

16-20 Mill Street: https://historicengland.org.uk/listing/the-list/list-entry/1224837 

22 Mill Street: https://historicengland.org.uk/listing/the-list/list-entry/1336231 

74 and 75 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1224407 

76 and 77 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1086355 

78 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1266847 

79-81 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1086356 

82 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1336179 

83 and 84 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1224441 

85 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1086357 

86 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1336180 

87 and 88 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1086317 

89 Bank Street: https://historicengland.org.uk/listing/the-list/list-entry/1271515 

Natwest Bank: https://historicengland.org.uk/listing/the-list/list-entry/1271516 

16 and 18 Gabriel’s Hill: https://historicengland.org.uk/listing/the-list/list-entry/1086344 

20 Gabriel’s Hill: https://historicengland.org.uk/listing/the-list/list-entry/1086345 

2 Lower Stone Street: https://historicengland.org.uk/listing/the-list/list-entry/1336205 

4-8 Lower Stone Street and 2-6 Palace Avenue: https://historicengland.org.uk/listing/the-

list/list-entry/1266694 

 

 

Listed Buildings in the Archbishop’s Palace Grou 

The Len Bridge: 

List Description: https://historicengland.org.uk/listing/the-list/list-entry/1266578 

Schedule Description: https://historicengland.org.uk/listing/the-list/list-entry/1005143 

The Gate House: 

List Description: https://historicengland.org.uk/listing/the-list/list-entry/1086310 

Schedule Description: https://historicengland.org.uk/listing/the-list/list-entry/1005499 

Tithe Barn: 

List Description: https://historicengland.org.uk/listing/the-list/list-entry/1336233 

Schedule Description: https://historicengland.org.uk/listing/the-list/list-entry/1005183 

The Archbishop’s Palace: https://historicengland.org.uk/listing/the-list/list-entry/1336232 

The Dungeons at the Archbishop’s Palace: https://historicengland.org.uk/listing/the-list/list-

entry/1086309 

Parish Church of All Saints: https://historicengland.org.uk/listing/the-list/list-entry/1225056  

Appendix 2: List and Schedule Descriptions   


